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Planning
Delegated Officer Report
Summary of application details
	Application reference:
	PLA-2026-000615

	Application type:
	Removal/variation of conditions

	Proposal:
	Variation of Conditions 2 (Specified plans), 3 (Phasing plan), 5a (Local labour), 6 (Drainage), 7a (Ground Conditions), 8 (Construction Management Plan), 9 (Materials), 10 (Window Reveals), 11 (Boundary Treatment), 14 (Landscaping) and 17 (Waste) attached to planning permission 131045/FO/2021 which allowed for the erection of a three storey building to for 24 apartments (Use Class C3a) together with erection of 50, two storey dwellinghouses (Use Class C3a) with associated external works, car parking, landscaping and other associated works. The variation relates to an amendment to the approved layout and house types of the Housing Phase and the discharge pre-commencement conditions in relation to the Housing Phase.

	Site address:
	Former Whitehouse Club Middleton Road Manchester M8 4JZ

	Ward(s):
	Crumpsall

	Date application valid:
	08 June 2026

	Applicant name:
	Wain Homes (Northwest) Limited

	Agent (if any):
	Mr George Bissett

	Case officer:
	Steven Mccoombe

	Recommendation:
	Approve

	Date of recommendation:
	15 September 2026



Description of site, building and/or area

The application site is located to the west of Middleton Road close to the administrative boundary with Bury MBC. The site comprises the existing Whitehouse Club, a three-storey social club fronting Middleton Road with an associated external seating area and surface car park to the rear. To the west of the car park is a three-storey apartment building containing 24 affordable rented apartments forming part of the parent permission. Beyond this lies an area of vacant and undeveloped land forming the western part of the site.

Access to the site is provided from Middleton Road via a private access road known as Dapple Drive. The site is bounded to the north and west by established residential development, predominantly comprising two-storey semi-detached dwellings on Windsor Crescent, Whitehouse Avenue and Edenfield Road, whose rear garden boundaries adjoin the site. To the south are low-rise apartment buildings ranging between three and four storeys in height, with further residential properties situated on the eastern side of Middleton Road.

The surrounding area is predominantly residential in character, characterised mainly by two-storey housing interspersed with small-scale apartment developments. The site benefits from a mature landscape setting, with numerous established trees located around its perimeter and within the site itself, providing an important visual buffer between the site and neighbouring residential properties.

The site occupies a sustainable location on Middleton Road, a principal arterial route connecting north Manchester with the city centre and providing access to Junction 17 of the M60 motorway to the north. It is well served by public transport and local amenities, being within walking distance of Bowker Vale Metrolink stop and approximately 15 minutes' walk from Heaton Park.

Description of development

Variation of Conditions 2 (Specified plans), 3 (Phasing plan), 5a (Local labour), 6 (Drainage), 7a (Ground Conditions), 8 (Construction Management Plan), 9 (Materials), 10 (Window Reveals), 11 (Boundary Treatment), 14 (Landscaping) and 17 (Waste) attached to planning permission 131045/FO/2021 which allowed for erection of a three-storey building to for 24 apartments (Use Class C3a) together with erection of 50, two storey dwellinghouses (Use Class C3a) with associated external works, car parking, landscaping and other associated works. The apartments have previously been implemented.

The proposed amendments seek to alter the approved layout and house type design of the Housing Phase and also discharge pre-commencement conditions in relation to the Housing Phase.

In terms of layout, the approved layout provides vehicular access into the site from the east, passing the apartment building before connecting to a circular internal road serving the housing development. The proposed layout retains the overall development structure and general siting of dwellings, although a number of modifications are sought. These include the replacement of three approved cul-de-sacs, the reorientation of dwellings in the southern part of the site, and amendments to parking arrangements. During the course of the application, further amendments were sought to the number and configuration of parking spaces/driveways at the request of the City Council.

The distribution of dwellings across the site has also been adjusted, with the number of properties along the eastern boundary reduced. Each dwelling would continue to be provided with dedicated cycle and refuse storage. Designated refuse collection points are proposed at the junctions between the internal road and shared drives. A revised landscaping scheme has also been submitted to reflect the amended layout.

With regard to house design, the approved scheme comprises 50 two-storey dwellings, consisting of 32 three-bedroom and 18 four-bedroom semi-detached and terraced houses. The application seeks to substitute the approved house types with revised designs, with no changes proposed to the overall number of dwellings, housing mix or building heights.

Three house types are proposed - The Coppice and The Meadowvale, available in both semi-detached and mews forms, each providing three-bedroom accommodation over two storeys; and The Oakrise, a semi-detached four-bedroom dwelling comprising three bedrooms at first-floor level and a fourth bedroom with en-suite accommodation within the roof space. 

Relevant planning history

141489/NMC/2024

Non-material amendment to planning permission referenced 131045/FO/2021 to replace ground floor French doors to the apartments with windows. Approved 13 November 2024.

131045/FO/2021

Erection of a three-storey building to for 24 apartments (Use Class C3a) together with erection of 50, two storey dwellinghouses (Use Class C3a) with associated external works, car parking, landscaping and other associated works. Approved 7 March 2024.

115468/OO/2017

Outline application for development comprising: Erection of a maximum of 50 residential dwellinghouses (Use Class C3a) and a maximum of 24 residential apartments (Use Class C3a) (with all matters reserved except for access)

Outline application for development with all matters considered: Erection of part two storey, part three storey social club (Use Class D1) with ancillary residential apartment with associated car parking, landscaping, public realm and other associated works following demolition of the existing social club and bowling green. Approved 23 February 2021.

Consultation, notification and publicity responses

Local Residents/Occupiers – 2 representations have been received, including 1 objection to the proposal.

It is considered important for the development to connect to the surrounding roads, with at a minimum a pedestrian route to avoid creating a car society.

It is considered that the proposal would lead to increased traffic generation, resulting in greater congestion on Middleton Road and making it more difficult for residents of Whitehouse Avenue to access the highway network. Associated concerns are also raised regarding increased air pollution, construction impacts, including significant vibration from piling works, damage to property and heavy machinery movements.

Concerns are also raised regarding anti-social behaviour associated with occupants of the Phase 2 development, including noise, overlooking, loss of privacy, alleged trespassing, and inappropriate behaviour towards residents. It is believed that the proposal would exacerbate these issues.

There is also a lack of confidence in the developer's delivery of landscaping as it stated that Phases 1 and 2 has not been adequately implemented.

Greater Manchester Archaeological Advisory Service (GMAAS) - The proposed variations do not have any implications for the archaeological advice provided in response to the original application and GMAAS is satisfied that the delivery of the amended scheme will not damage or remove any remains of archaeological interest. As such, no further consideration of archaeological matters is warranted in this instance.

Environment Agency – No objection.

Greater Manchester Police (Design for Security) – Design measures are recommended to enhance security and natural surveillance throughout the development. Notably, boundary treatment specifications are provided.  

Environmental Health – Comments are raised in relation to the proposed ground condition remediation and the Construction Management Plan.

Transport for Greater Manchester (TFGM) – No comments to make.

Highway Services – No objection.

Arboriculture – No objection subject to the works being carried out in accordance with BS3998: Tree work and BS5837: Trees in relation to design, demolition and construction.

Greater Manchester Ecology Unit (GMEU) - As the changes do not appear to affect any of the ecological conditions attached to the permission, there is no objection.

Works and Skills – The revised information is satisfactory.

Flood Risk Management – No objection.
Relevant policies

The following policy and guidance is considered relevant to the consideration of this application:

-Saved policies DC7 and DC26 of the UDP;
-Policies DM1, SP1, T1, T2, H1, H2, H3, H8, EN4, EN6, EN9, EN10, EN12, EN14, EN15, EN16-19 and PA1 of the Core Strategy;
-Policies JP-S1, JP-S2, JP-S$, JP-P1, JP-P2, JP-H1, JP-H2, JP-H3, JP-H4, JP-G2, JP-G8,  JP-C1 and JP-C9 of Places for Everyone Joint Development Plan;
-Guide to Development in Manchester (SPD);
-National Planning Policy Framework (NPPF) (2026)
-National Planning Guide (PPG)
-Manchester Playing Pitch Strategy (June 2017)
-Green and Blue Infrastructure Strategy

Assessment
Principle

The principle of the site for residential redevelopment has been established by the parent permission. The only issues for consideration in this instance relates to the site layout, house type design and the adequacy of the submitted information relation to the conditions to be discharged. No concerns are raised by consultees with respect the operation of the highway and neither would the proposed amendments result in any material harm to design quality or to residential amenity in terms of any overdominance, overlooking or overshadowing.

In this case, the proposal is considered to accord with Development Plan and all relevant material considerations. The proposed revisions retain the fundamental design principles and spatial framework established under the extant permission, ensuring that the development continues to respond positively to its context and reflects the prevailing suburban character of the surrounding area. It is considered that the amended layout represents an improvement to the original layout and would result in any loss of overall quality.

The amended scheme would facilitate the comprehensive redevelopment of a vacant and underutilised site in a highly sustainable location and would deliver much needed new housing, making a meaningful contribution towards meeting the City's identified housing needs and supporting the Council's housing delivery objectives. Any perceived limited adverse impacts arising from the revised site layout are considered to be significantly and demonstrably outweighed by the substantial benefits associated with the provision of additional residential accommodation and the efficient use of previously developed land.

Given the nature of the changes, the proposed amendments would have a negligible impact and  would therefore comply with all relevant, overarching policy and guidance and the conclusions of originally submitted technical assessments approved as part of the host permission would be the same. The proposed amendments are therefore satisfactory.

Legal Agreement  

The host permission is subject to ensure there is a mechanism to secure the affordable housing. This has previously been reviewed and discharged.
Other Legislative Requirements
Equality Act 2010
Section 149 (Public Sector Equality Duty) of the Equality Act 2010 requires due regard to the need to: Eliminate unlawful discrimination, harassment and victimisation and other conduct prohibited by the Act and; Advance equality of opportunity between persons who share a protected characteristic and persons who do not share it. The Equality Duty does not impose a legal requirement to conduct an Equality Impact Assessment. Compliance with the Equality Duty involves consciously thinking about the aims of the Equality Duty as part of the process of decision-making.

Human Rights Act 1998 considerations
This application needs to be considered against the provisions of the Human Rights Act 1998. Under Article 6, the applicants (and those third parties, including local residents, who have made representations) have a right to a fair hearing and to this end the local planning authority must give full consideration to their comments.

Protocol 1 Article 1, and Article 8 where appropriate, confer(s) a right of respect for a person’s home, other land and business assets. In taking account of all material considerations, including Council policy as set out in the Core Strategy and saved polices of the Unitary Development Plan, the Director of Planning, Building Control & Licensing has concluded that some rights conferred by these articles on the applicant(s)/objector(s)/resident(s) and other occupiers and owners of nearby land that might be affected may be interfered with but that that interference is in accordance with the law and justified by being in the public interest and on the basis of the planning merits of the development proposal. She believes that any restriction on these rights posed by the recommendation given is proportionate to the wider benefits of and that such a decision falls within the margin of discretion afforded to the Council under the Town and Country Planning Acts.

	Article 35 Declaration
Officers have worked with the applicant / agent in a positive and proactive manner to guide the application through all stages of the planning process and resolve any issues that arose in dealing with the planning application.



Recommendation: Approve

	Conditions attached to this decision
	1
	The development must be begun not later than 7 March 2027
         
Reason - Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990.


	2
	The development hereby approved shall be carried out in accordance with the following drawings and documents:

Drawings referenced 160 and 165 received by the City Council, as Local Planning Authority, on the 12 July 2021.

Drawings referenced WH-001-NW-A-400-P1 (Location Plan), WH-001-NW-A-100-P1 (House Type Pack), WH-001-NW-MR-200 (Coppice Plans), WH-001-NW-MR-201 (Elevations), WH-001-NW-MR-202 (Elevations), WH-001-NW-MR-203 (Meadowvale Plans and Elevations – semis/mews), WH-001-NW-MR-204 (Meadowvale Plans and Elevations - detached), WH-001-NW-MR-205 (Elevations), WH-001-NW-MR-206 (Elevations), WH-001-NW-MR-207 (Elevations), WH-001-NW-MR-208 (Oakrise Plans), WH-001-NW-MR-209 (Elevations) and SD/WALL/09 (Brick Jam Detail) received by the City Council as Local Planning Authority on 7 July 2026.

Drawings referenced WH-001-NW-A-420/P4 (Phasing Plan), WH-001-NW-A-401/P9 (Site Layout Plan), WH-001-NW-A-402/P4 (Boundary Treatment Plan), WH-001-NW-A-404/P4 (Materials and Hard Surface Plan), WH-001-NW-A-409/P4 (Refuse Layout Plan), 7900.01/B (Landscape Proposals), BT 1000 (1.8m Screen Fence), BT1001 (Timber Gate), BT1005 (450mm Knee Rail), BT1009 (1.8m Screen Fencing with 300mm Timber Trellis), BT1205 (1.2m High Flat Top Railing), BT1026 (1.2m Low Boundary Wall and Flat Top Railings), 8755-PL04 (Proposed Highway and Drainage Long Sections) and 8755-PL07 (Vehicle Tracking), received by the City Council as Local Planning Authority on 7 September 2026.

Drawings referenced 8755/PL03/B (Highway Setting Out Phase 1 and 2), 8755/06/B (Proposed Construction Details), 8755/PL01/C (Engineering Layout), 8755/PL05/A (External Works Phase 1 and 2), 8755/PL02/B (Highways Layout Phases 1 and 2) and 8755/PL06/B (S38 Agreement Plan Phases 1 and 2), received by the City Council as Local Planning Authority on 15 September 2026.



Reason - To ensure that the development is carried out in accordance with the approved plans, pursuant to policies SP1 and DM1 of the Manchester Core Strategy.


	3
	The development hereby approved shall be carried out in accordance with the phasing plan referenced WH-001-NW-A-420-P4, received by the City Council as Local Planning Authority on 7 September 2026. 

Reason - This is a phased development pursuant to policy DM1 of the Manchester Core Strategy.


	4
	No vegetation clearance shall take place during the optimum period for bird nesting (March - September inclusive) unless nesting birds have been shown to be absent, or, a method statement for the clearance including for the protection of any nesting birds is agreed in writing by the City Council, Local Planning Authority. Any method statement shall then be implemented for the duration of the clearance works. 

Reason - In order to protect wildlife from works that may impact on their habitats pursuant to policy EN15 of the Manchester Core Strategy.


	5
	a) For the Apartment Phase, the development hereby approved shall only be implemented in accordance with the details contained within the submitted Local Labour Statement, received by the City Council as Local Planning Authority on 8 March 2024, as agreed as part of condition discharge application referenced CDN/24/0175.

For the Housing Phase, the development hereby approved shall only be implemented in accordance with he submitted Local Labour Statement prepared by Wain Homes, received by the City Council as Local Planning Authority on 31 July 2026.

(b) Within one month prior to construction work a phase of being completed, a detailed report which takes into account the information and outcomes about local labour recruitment pursuant to items (i) and (ii) above shall be submitted for approval in writing by the City Council as Local Planning Authority. 
 
Reason - The applicant has demonstrated a commitment to recruiting local labour pursuant to policies SP1, EC1 and DM1 of the Manchester Core Strategy.


	6
	The development hereby approved shall only be implemented in accordance with the surface water drainage scheme shown on drawing reference 7424/SK08/B, received by the City Council as Local Planning Authority on 8 March 2024, and the e-mail from the United Utilities Sewer Adoption Team to Branley Homes dated 7 December 2023, as approved under condition discharge application referenced CDN/24/0175.

Drawings referenced 8755/PL01/B (Engineering Layout), 8755/PL04 (Proposed Highway and Drainage Longsections), received by the City Council as Local Planning Authority on 7 September 2026.

Reason - To promote sustainable development, secure proper drainage and to manage the risk of flooding and pollution pursuant to policies SP1, EN14 and DM1 of the Manchester Core Strategy.


	7
	a) The development hereby approved shall only be implemented in accordance with the details contained within the following, as agreed as part of condition discharge application referenced CDN/24/0175.

-Landscaping Validation Report produced by LK Consult (March 2024) received by the City Council as Local Planning Authority on 25 March 2024;

-Visqueen Gas Barrier received by the City Council as Local Planning Authority on 10 April 2024;

-Drawing referenced 4050/450/E received by the City Council as Local Planning Authority on 8 March 2024;

-Phase II Remediation Report (Ref: CCG-C-20-11980) produced by CCG, received by the City Council as Local Planning Authority on 8 March 2024;

Drawing referenced 8235-LRH-CS2-PC-AF-G-01/A (CS2 Mitigation), received by the City Council as Local Planning Authority on 17 July 2026.

b) When a phase of the development commences, the development shall be carried out in accordance with the previously agreed Remediation Strategy, and a Completion/Verification Report shall be submitted to and approved in writing by the City Council as Local Planning Authority prior to the first occupation of a building of the development. 

In the event that ground contamination, groundwater contamination and/or ground gas, not previously identified, are found to be present on the site at any time before the development is occupied, then development in that part of the site shall cease and/or the building in that part of the development shall not be occupied until, a report outlining what measures, if any, are required to remediate the land (the Revised Remediation Strategy) is submitted to and approved in writing by the City Council as Local Planning Authority and the development shall be carried out in accordance with the Revised Remediation Strategy, which shall take precedence over any Remediation Strategy or earlier Revised Remediation Strategy.

Reason - To ensure that the presence of or the potential for any contaminated land and/or groundwater is detected and appropriate remedial action is taken in the interests of public safety, pursuant to policies DM1 and EN18 of the Manchester Core Strategy.


	8
	For the Apartment Phase, the development hereby approved shall only be implemented in accordance with the submitted Construction Management Plan and Construction Method Statement, received by the City Council as Local Planning Authority on 8 March 2024, as agreed as part of condition discharge application referenced CDN/24/0175.

For the Housing Phase, the development hereby approved shall only be implemented in accordance with Construction and Environmental Management Plan (version 2), received by the City Council as Local Planning Authority on 20 August 2026.

Reason - To safeguard the amenities of nearby residents and highway safety, pursuant to policies SP1, EN9, EN19 and DM1 of the Manchester Core Strategy.


	9
	For the Apartment Phase, the development hereby approved shall only be implemented in accordance with the external materials detailed in the submitted material schedule, received by the City Council as Local Planning Authority on 19 April 2024, as agreed as part of condition discharge application referenced CDN/24/0175.

For the Housing Phase, the development hereby approved shall only be implemented in accordance with the external materials detailed on drawing referenced WH-001-NW-A-404-P (Materials and Hard Surfaces Plan), received by the City Council as Local Planning Authority on 7 September 2026.

Reason - To ensure that the appearance of the development is acceptable to the City Council as local planning authority in the interests of the visual amenity of the area within which the site is located, as specified in policies SP1 and DM1 of the Manchester Core Strategy.


	10
	For the Apartment Phase, the development hereby approved shall only be implemented in accordance with the boundary treatment shown on drawings referenced 274-03L and 274-04B, received by the City Council as Local Planning Authority on 8 March 2024, as agreed as part of condition discharge application referenced CDN/24/0175.

For the Housing Phase, the development hereby approved shall only be implemented in accordance with the boundary treatment shown on drawings referenced WH-001-NW-A-402/P4 (Boundary Treatment Plan), BT 1000 (1.8m Screen Fence), BT1001 (Timber Gate), BT1005 (450mm Knee Rail), BT1009 (1.8m Screen Fencing with 300mm Timber Trellis), BT1205 (1.2m High Flat Top Railing) and BT1026 (1.2m Low Boundary Wall and Flat Top Railings), received by the City Council as Local Planning Authority on 7 September 2026.

The boundary treatment shall be retained and maintained in situ thereafter and notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2015 (or any order revoking or re-enacting that Order with or without modification) no boundary treatment shall be erected on site, other than that shown on the approved plans.

Reason - In the interest of visual amenity and security of the site pursuant to policies SP1 and DM1 of the Manchester Core Strategy.



	11
	The development hereby approved shall be carried out in accordance with the Environmental Standards Statement received by the City Council, as Local Planning Authority, on the 12 July 2021. 

A post construction review certificate/statement shall be submitted for approval in writing by the City Council, as Local Planning Authority, within 3 months of first occupation of a building with a phase of the development hereby approved.

Reason - In order to minimise the environmental impact of the development pursuant to policies SP1, T1-T3, EN4-EN7 and DM1 of the Core Strategy and the principles contained within The Guide to Development in Manchester SPD (2007) and the National Planning Policy Framework


	12
	Prior to the first occupation of each building within a phase of the development, details of the implementation, maintenance and management of the sustainable drainage scheme shall be submitted for approval in writing by the City Council, as Local Planning Authority. 

This shall include:
-        Verification report providing photographic evidence of construction as per design drawings;
-        As built construction drawings if different from design construction drawings;
-        Management and maintenance plan for the lifetime of the development which shall include the arrangements for adoption by any public body or statutory undertaker, or any other arrangements to secure the operation of the sustainable drainage scheme throughout its lifetime.

The implementation of the management and maintenance plan shall be implemented in accordance with the timescales agreed and retained for as long as the development remains in use. 

Reason - To manage flooding and pollution and to ensure that a managing body is in place for the sustainable drainage system and there is funding and maintenance mechanism for the lifetime of the development pursuant to policies SP1, EN14 and DM1 of the Manchester Core Strategy (2012).



	13
	a) For the Apartment Phase, the development hereby approved shall only be implemented in accordance with landscaping scheme shown on drawings referenced 274-03L and 274-04B, received by the City Council as Local Planning Authority on 8 March 2024, as agreed as part of condition discharge application referenced CDN/24/0175.

For the Housing Phase, the development hereby approved shall only be implemented in accordance with landscaping scheme shown on drawings referenced WH-001-NW-A-404-P14 (materials and hard surfaces plan) and 7900.01/B (landscape proposals), received by the City Council as Local Planning Authority on 7 September 2026.

(b) The approved schemes shall be implemented prior to the first occupation of each building with a phase of the development. If within a period of 5 years from the date of the planting of any tree or shrub, that tree or shrub or any tree or shrub planted in replacement for it, is removed, uprooted or destroyed or dies, or becomes, in the opinion of the local planning authority, seriously damaged or defective, another tree or shrub of the same species and size as that originally planted shall be planted at the same place.

Reason - To ensure that a satisfactory landscaping scheme for the development is carried out that respects the character and visual amenities of the area, in accordance with policies SP1, EN9 and DM1 of the Manchester Core Strategy.  



	14
	) (a) Notwithstanding the Acoustic Planning Report received by the City Council, as Local Planning Authority on 12 July 2021, prior to the first occupation of the Housing Phase hereby approved, a scheme for acoustically insulating the proposed residential accommodation against noise from the local traffic network shall be submitted for approval in writing by the City Council, as Local Planning Authority. The approved noise insulation scheme shall be completed before the first occupation each building of the development.

For the Apartment Phase, the development hereby approved shall only be implemented in accordance with the acoustic detail contained within the submitted Summary Acoustic and Planning Report prepared by Azymuth Acoustics UK (Ref: Z54352.3), received by the City Council a Local Planning Authority on 18 October 2024, as agreed as part of condition discharge application referenced CDN/24/0985

(b) Prior to the first occupation of each building within a phase of the development, a verification report will be required to validate that the work undertaken conforms to the recommendations and requirements approved as part of part (a) of this planning condition. The verification report shall include post completion testing to confirm the noise criteria have been met. In instances of non-conformity, these shall be detailed along with mitigation measures required to ensure compliance with the noise criteria. A verification report and measures shall not be agreed until such a time as the development complies with part (a) of this planning condition. 

Any mitigation measures shall be implemented in accordance with a timescale to be agreed in writing with the City Council, as Local Planning Authority, and thereafter be retained and maintained in situ.

Reason - To secure a reduction in noise from traffic or other sources in order to protect future residents from noise disturbance pursuant to policies SP1, H1 andDM1 of the Manchester Core Strategy and saved policy DC26 of the Unitary Development Plan for the City of Manchester.



	15
	As confirmed within submitted application form received by the City Council as Local Planning Authority on 8 March 2024, agreed as part of condition discharge application referenced CDN/24/0175 and notwithstanding the air source heat pumps (ASHPs) shown on drawing referenced WH-001-NW-A-401/P9 (Site Layout Plan), received by the City Council as Local Planning Authority on 7 September 2026, no other external plant equipment shall be installed to the dwellinghouses hereby approved.

Reason - To minimise the impact of plant on the occupants of the development, pursuant to saved policy DC26 of the Unitary Development Plan for the City of Manchester and policies SP1 and DM1 of the Manchester Core Strategy.


	16
	For the Apartment Phase, the development hereby approved shall only be implemented in accordance with the waste management arrangements shown on drawings referenced 274-03L and 274-04B, received by the City Council as Local Planning Authority on 8 March 2024, as agreed as part of condition discharge application referenced CDN/24/0175. The approved details shall be implemented as part of the phase of the development and thereafter retained and maintained in situ.

For the Housing Phase, the development shall only be implemented in accordance with the waste management strategy shown on drawing referenced WH-001-NW-A-409/P4, received by the City Council as Local Planning Authority on 7 September 2026.

Reason - In the interest of ensuring appropriate waste management arrangements at the site pursuant to policies EN19 and DM1 of the Manchester Core Strategy.


	17
	The development hereby approved shall only be implemented in accordance with the details contained within the submitted External LED Lighting Assessment Report (Ref: Z54352), prepared by Energy Counsel, received by the City Council as Local Planning Authority on 18 October 2024, as agreed as part of condition discharge application referenced CDN/24/0985.

Reason - In the interests of amenity, crime reduction and the personal safety of those using the proposed development in order to comply with the requirements of policies SP1 and DM1 of the Manchester Core Strategy.


	18
	If any lighting at the development hereby approved, when illuminated, causes glare or light spillage which in the opinion of the Council as local planning authority causes detriment to adjoining and nearby residential properties, within 14 days of a written request, a scheme for the elimination of such glare or light spillage shall be submitted to the Council as local planning authority and once approved shall thereafter be retained in accordance with details which have received prior written approval of the City Council as Local Planning Authority.

Reason - In order to minimise the impact of the illumination of the lights on the occupiers of nearby residential accommodation, pursuant to policies SP1 and DM1 of the Core Strategy.  


	19
	The development hereby approved shall be carried out in accordance with the Crime Impact Statement prepared by Design for Security at Greater Manchester Police received by the City Council, as Local Planning Authority, on the 12 July 2021. A phase of the development shall only be carried out in accordance with these approved details. The development hereby approved shall not be occupied or used until the Council as Local Planning Authority has acknowledged in writing that it has received written confirmation of a Secured by Design accreditation.

Reason - To reduce the risk of crime pursuant to policies SP1 and DM1 of the Core Strategy and to reflect the guidance contained in the National Planning Policy Framework.


	20
	For the Apartment Phase, development hereby approved shall only be implemented in accordance with the cycle storage shown on drawings referenced 274-03L and 274-04B, received by the City Council as Local Planning Authority on 8 March 2024, as agreed as part of condition discharge application referenced CDN/24/0175.

For the Housing Phase, prior to first occupation, the siting, scale and appearance of the external cycle and refuse stores for each dwellinghouse shall be submitted for approval in writing by the City Council, as Local Planning Authority.

The approved details shall be implemented prior to the first occupation of each building in a phase of the development and thereafter retained and maintained in situ. 

Reason - To ensure there is sufficient cycle parking provision at the development in order to support modal shift measures pursuant to policies SP1, T1, T2 and DM1 of the Manchester Core Strategy.


	21
	Prior  to  the  first  occupation of a phase of the development hereby approved, a scheme of highway works and details of footpaths reinstatement/public realm shall be submitted for approval in writing by the City Council, as Local Planning Authority.

This shall include the following:

-        Final details of the road layout including carriageway and kerb widths (5.5m for carriageway and 2 m for kerbs);
-        Provision of tactile paving to pedestrian crossing points;
-        Traffic Regulation Orders (TROs) in the provision of double yellow lines at the junction of the new site entrance/access road with Middleton Road;
-        Provision of a 20-mph speed limit for the internal access road together with traffic calming measures; and
-        Details of the retaining wall to the access road. 

The approved scheme shall be implemented and be in place prior to the first occupation of the relevant phase of the development hereby approved and thereafter retained and maintained in situ for as long as the development remains in use. 

Subject to finalisation of a S.278 agreement, the highway works shown on drawings referenced: 7424-P1-02_G, 7424-P1-03_D, 7424-P1-04_C, 7424-P1-16_F, received by the City Council as Local Planning Authority on 18 October 2024,

Reason - To ensure safe access to the development site in the interest of pedestrian and highway safety pursuant to policies SP1, EN1 and DM1 of the Manchester Core Strategy.



	22
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (England) Order 2015 (as amended) (or any order revoking and re-enacting that Order with or without modification) no part of the development shall be used for any purpose other than the purpose(s) of Class C3(a) of the Schedule to the Town and Country Planning (Use Classes) Order 1987 (as amended) (or in any provision equivalent to that Class in any statutory instrument revoking and re-enacting that Order with or without modification). For the avoidance of doubt, this does not preclude two unrelated people sharing a property. 

Reason - In the interests of residential amenity, to safeguard the character of the area and to maintain the sustainability of the local community through provision of accommodation that is suitable for people living as families pursuant to policies DM1 and H11 of the Manchester Core Strategy and the guidance contained within the National Planning Policy Framework.


	23
	The residential use hereby approved shall be used only as private dwellings (which description shall not include serviced properties or similar uses where sleeping accommodation (with or without other services) is provided by way of trade for money or money's worth and occupied by the same person for less than ninety consecutive nights) and for no other purpose (including any other purpose in Class C3 of the Schedule to the Town and Country Planning (Use Classes) Order 1987 (as amended), or any provision equivalent to that Class in any statutory instrument revoking and re-enacting that Order with or without modification).

Reason - To safeguard the amenities of the neighbourhood by ensuring that other uses which could cause a loss of amenity such as serviced apartments/apart hotels do not commence without prior approval; to safeguard the character of the area, and to maintain the sustainability of the local community through provision of accommodation that is suitable for people living as families pursuant to policies DM1 and H11 of the Manchester Core Strategy and the guidance contained within the National Planning Policy Framework.


	24
	For the apartment phase, the development hereby approved shall be implemented in accordance with the details of the bat and bird boxes as detailed on drawings referenced 274-03L and 274-04B, received by the City Council as Local Planning Authority on 8 March 2024, agreed as part of condition discharge application referenced CDN/24/0175.

Prior to the first occupation of the Housing Phase hereby approved, details of the number, siting and appearance of bird and bat boxes shall be submitted for approval in writing by the City Council, as Local Planning Authority.

Reason - In the interest of providing habitats for birds and bats and to improve the ecological value of the application site pursuant to policies SP1 and EN15 of the Manchester Core Strategy.


	25
	For the Housing Phase, the development hereby approved shall only be implemented in accordance with the electric vehicle charging provision shown on drawings referenced 274-03L, 274-04B and 4050-101/AB, received by the City Council as Local Planning Authority on 8 March 2024, as agreed as part of condition discharge application referenced CDN/24/0175.The approved details shall then be implemented and be in place prior to the first occupation of each dwellinghouse of the development and thereafter retained and maintained in situ. 

Reason - In the interest of air quality pursuant to policies SP1 and EN16 of the Manchester Core Strategy.
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	For the Apartment Phase, the development hereby approved shall only be implemented in accordance with the electric vehicle charging provision shown on drawings referenced 274-03L, 274-04B and 4050-101/AB, received by the City Council as Local Planning Authority on 8 March 2024, as agreed as part of condition discharge application referenced CDN/24/0175. The approved details shall then be implemented and be in place prior to the first occupation of apartment building of the development and thereafter retained and maintained in situ. 

Reason - In the interest of air quality pursuant to policies SP1 and EN16 of the Manchester Core Strategy.


	27
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2015 (or any order revoking and re-enacting that Order with or without modification) no garages, extensions, porches, roof alterations, outbuildings or upwards extensions at the townhouses shall be erected other than those expressly authorised by this permission.
         
Reason - In the interests of residential amenity pursuant to policy SP1 and DM1 of the Manchester Core Strategy.


	28
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2015 (or any order revoking and re-enacting that Order with or without modification) no windows shall be inserted into the elevations of the townhouses hereby approved other than those shown on the approved drawings outlined in condition 2. 

Reason - In the interests of residential amenity pursuant to policy SP1 and DM1 of the Manchester Core Strategy.


	29
	Notwithstanding the Town and Country Planning (General Permitted Development) Order 2015 (or any order revoking and re-enacting that Order with or without modification), no further development in the form of upward extensions to the apartment buildings shall be undertaken other than that expressly authorised by the granting of planning permission.

Reason - In the interests of protecting residential amenity and visual amenity of the area in which the development in located pursuant to policies DM1 and SP1 of the Manchester Core Strategy.
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	All tree work should be carried out by a competent contractor in accordance with British Standard BS 3998 "Recommendations for Tree Work".

Reason - In order avoid damage to trees/shrubs adjacent to and within the site which are of important amenity value to the area and in order to protect the character of the area, in accordance with policies EN9 and EN15 of the Manchester Core Strategy.
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	In this condition "retained tree" means an existing tree, shrub or hedge which is shown as retained within the Arboricutural Impact Assessment received by the City Council, as Local Planning Authority on the 12 July 2021; and paragraphs (a) and (b) below shall have effect until the expiration of 5 years from the date of the first occupation of the buildings for their permitted use.

(a) No retained tree shall be cut down, uprooted or destroyed, nor shall any retained tree be topped or lopped other than in accordance with the approved plans and particulars, without the written approval of the local planning authority. Any topping or lopping approved shall be carried out in accordance with British Standard 5387 (Trees in relation to construction)
(b) If any retained tree is removed, uprooted or destroyed or dies, another tree shall be planted at the same place and that tree shall be of such size and species, and shall be planted at such time, as may be specified in writing by the local planning authority. 
(c) The erection of fencing for the protection of any retained tree shall be undertaken in accordance with the approved plans and particulars before any equipment, machinery or materials are brought on to the site for the purposes of the development, and shall be maintained until all equipment, machinery and surplus materials have been removed from the site. Nothing shall be stored or placed in any area fenced in accordance with this condition and the ground levels within those areas shall not be altered, nor shall any excavation be made, without the written consent of the local planning authority.

Reason - In order avoid damage to trees/shrubs adjacent to and within the site which are of important amenity value to the area and in order to protect the character of the area, in accordance with policies EN9 and EN15 of the Manchester Core Strategy.
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	The development shall only be implemented in accordance with the details contained within the Travel Plan (Ref: WB/LB/200812/TP/01) produced by SCP, received by the City Council as Local Planning Authority on 8 March 2024, as agreed as part of condition discharge application referenced CDN/24/0175.

Within six months of the first occupation of a phase of the development, a Travel Plan which takes into account the information about travel patterns gathered pursuant to item (ii) above shall be submitted for approval in writing by the City Council as Local Planning Authority. Any Travel Plan which has been approved by the City Council as Local Planning Authority shall be implemented in full at all times when the development hereby approved is in use.

Reason - To assist promoting the use of sustainable forms of travel for residents, pursuant to policies T1, T2 and DM1 of the Manchester Core Strategy.


	33
	The development hereby approved shall incorporate full disabled access to the residents courtyard and communal walkways, and via the main entrances to the apartment building, as confirmed within the submitted application form, received by the City Council as Local Planning Authority on 8 March 2024 and as agreed as part of condition discharge application referenced CDN/24/0175.

Reason - To ensure that satisfactory disabled access is provided by reference to the provisions policy DM1 of the Manchester Core Strategy.
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	No doors (other than those designated as fire exits) shall open outwards onto adjacent pedestrian routes.

Reason - In the interest of pedestrian safety pursuant to policy DM1 of the Manchester Core Strategy.


	35
	The development hereby approved shall be implemented in accordance with the signage strategy for the apartments, received by the City Council as Local Planning Authority on 18 October 2024, as agreed as part of condition discharge application referenced CDN/24/0985. 

Reason - In the interest of visual amenity pursuant to policies SP1 and DM1 of the Manchester Core Strategy.


	36
	Prior to first occupation of the Housing Phase, a detailed landscaped management plan for the development shall be submitted for approval in writing by the City Council, as Local Planning Authority. This shall include details of how the hard and soft landscaping areas will be maintained including maintenance schedules and repairs. The management plan shall then be implemented as part of the development and remain in place for as long as the development remains in use. 

For the Apartment Phase, the development hereby approved shall only be implemented in accordance with the details contained within the submitted Landscape Ecological Management Plan, received by the City Council as Local Planning Authority on 18 October 2024, as agreed as part of condition discharge application referenced CDN/24/0985.

Reason - To ensure that the satisfactory landscaping scheme for the development is maintained in the interest of the character and visual amenity of the area, in accordance with policies SP1, EN9 and DM1 of the Manchester Core Strategy.


	37
	The development hereby approved shall only be implemented in accordance with accessible spaces for Phase 1 shown on drawings referenced 274-03L and 274-04B, received by the City Council as Local Planning Authority on 8 March 2024, as agreed as part of condition discharge application referenced CDN/24/0175. The approved details shall be implemented as part of the development of phase 1 and be in place as relevant prior to the first occupation of each of the two apartment buildings within the development. The spaces shall thereafter be retained and maintained in situ. 

Reason - To ensure sufficient accessible parking is provided as part of the development pursuant to policies SP1, T2 and DM1 of the Manchester Core Strategy.
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