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Planning
Delegated Officer Report
Summary of application details
	Application reference:
	OTH-2026-001690

	Application type:
	Non-Material Amendment

	Proposal:
	Non-Material Amendment to planning application 145420/JO/2026 to amend the brick on Blocks 3-9 from an Ibstock Oakleigh Red Blend to a Forterra Desford Clumber Red Mix Reserve.

	Site address:
	Site Of Former Day Nursery Longhurst Road Manchester M9 8NS

	Ward(s):
	Higher Blackley

	Date application valid:
	28 September 2026

	Applicant name:
	Mr Charlie Callaghan 

	Agent (if any):
	Mr Adam Collinge 

	Case officer:
	Sue Wills

	Recommendation:
	Approve

	Date of recommendation:
	19 October 2026



Background
This site is a part of Part of Project 500. The previously approved scheme proposed the 
development of 22 homes (14 houses and 8 apartments) on the site of a former day nursey 
which was demolished some years ago. 

Description of site, building and/or area
The site is located in Higher Blackley Ward, is broadly rectangular in shape, and covers 
0.46 ha. The site was vacant and previously comprised an area of hardstanding with areas 
of grass, self-seeded vegetation and trees. It is bounded to the east by St. Andrews Community 
Hall (single storey building), with two storey housing to the north of Longhurst Road, 
St. Andrews Church and rectory to the south, and Blackley Cemetery to the west. The site is a 
former day nursery and associated play space and parking area fronting onto Longhurst Road. 
It is level at the front, but slopes upwards to south. The boundary treatment to the back of 
pavement currently comprises high green railings and gates. The planning approval is in the 
process of being implemented on site.
The site lies within the Crab Lane Conservation Area (1983).

Previously approved development

Consent was granted in July 2023 for the erection of 14 x 3 storey semi detached houses and 2 blocks of 2 storey apartments containing 8 flats in total (Class C3) with associated car parking, landscaping, regrading of ground levels with associated retaining walls, and boundary treatment.   The development mix consisted of 8 no. 1-bed flats and 14 no. 3-bed houses.
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The development comprised three storey townhouses and two, two storey blocks of flats which were to be for affordable rent, through a Registered Provider. The visuals shown below are related to the approved external design of one of the proposed apartment block and one of the house types.
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The layout plan for the site included vehicular access points from Longhurst Road to serve driveways associated with the pairs of semidetached town houses, with a separate vehicular access to serve the parking area for the proposed apartments. No kerbside restrictions were present in the vicinity of the site. The townhouses and apartments had100% off street parking provision, with one of the spaces to serve the proposed apartments being allocated for disabled users. Amenity space was provided for dwellinghouses through small front gardens and private rear garden areas, and with areas of shared amenity space within the curtilage of the proposed apartment blocks. Due to the change in levels across the site, stepped access alongside the gable of the proposed townhouses to rear gardens was provided together with level access from the rear lounge at first floor level

Subsequently permission has been granted (ref:145420/JO/2026) vary conditions 2, 7, 9, 12, 21, 22, 30 and 32 attached to Planning Permission 136721/FO/2023 to:
· revise the scheme to enable PV panels to be installed to Blocks 2-9;
· allow changes to the levels to the rear gardens of Blocks 3-9 to allow for the removal of the steps between the patio area and the rear lawned areas providing easier access 
· enable changes in boundary treatments to respond to existing levels and include facing materials to retaining walls on landscaping plans;
· lowering of Block 2 eaves to be in line with Block 1;
· removing external air source heat pumps between houses to provide easier access;
· changing dormer windows;
· changing materials to corner dormers to Blocks 3 & 9 to dark grey  fibre reinforced cement panels;
·  increasing cill height of first floor front elevation windows to Blocks 3-9 to accommodate timber frame to parapet roofs below;
·  increase in path width to Block 1;
·  reduce size of trees to the front of houses and apartments;
· reducing sizes of trees to the rear of the retaining wall to reduce impact of roots on retaining wall;
·  removal of boundary walls to the fronts of houses
· reduction in height of rear boundary treatment


Description of development
Consent is sought to amend the approved brick on Blocks 3-9 from an Ibstock Oakleigh Red Blend to a Forterra Desford Clumber Red Mix Reserve. The supporting information accompanying this application indicate that the approved brick has a 7% absorption rate and due to the wet weather the brick is taking weeks to dry out, and with the seasons getting colder and wetter the situation is going to get worse and further prolong the programme.
Blocks 1 and 2 have been built using Ibstock Oakleigh Red Blend.
Relevant planning history
	Planning history

OTH-2026-001029 - Discharge of Condition 3b (materials) attached to Planning Permission 
145420/JO/2026.
Approved 15.07.2026


145420/JO/2026- Variation of Conditions 2, 7, 9, 12, 21, 22, 30 and 32 attached to Planning 
Permission 136721/FO/2023 to revise the drawing numbers to allow PV panels to be installed to Blocks 2-9, changes to the levels to the rear gardens of Blocks 3-9 to allow for the removal of the steps, changes in boundary treatments to respond to existing levels and include facing materials to retaining walls on landscaping plans, lowering of Block 2 eaves to be in line with Block 1, removing external air source heat pumps between houses to provide easier access, changing dormer windows, changing materials to corner dormers to Blocks 3 & 9, increasing cill height of first floor front elevation windows to Blocks 3-9 to accommodate timber frame to parapet roofs below, increase in path width to Block 1, reduce size of trees to the front of houses and apartments, reducing sizes of trees to the rear of the retaining wall to reduce impact of roots on retaining wall and removal of boundary walls to the fronts of houses.
Site Of Former Day Nursery, Longhurst Road, Manchester, M9 8NS
Approved subject to conditions  1st July 2026

CDN/26/0352- Discharge of Conditions 12b (External Plant) and 15 (Drainage Maintenance) 
attached to planning permission 145420/JO/2026
Approved 17.04.2026

CDN/25/1117 - Discharge of Conditions 7 (cycle store), 8a (travel plan), 9a (EVC) and 16 
(drainage maintenance) attached to Planning Permission referenced 136721/FO/2023.
Split Decision 13.01.2026

CDN/25/0029- Discharge of conditions 5 (highway works) and 15 (drainage) attached to 
planning permission ref: 136721/FO/2024.
Approve 25.03.2025

CDN/24/0148- Discharge of Conditions 5 (Highways Works), 15 (Drainage), 21 (Bird/bat boxes) 
and 33 (First Floor , floor design) attached to 136721/FO/2023.
Split Decision 22.04.2024

CDN/23/0739 - Discharge of conditions 3 (CMP), 4 (materials), 10a, (ground conditions), 17 
(invasive species), 18 (bird nesting season) and 19 (small mammals) attached to planning 
permission referenced 136721/FO/2023.
Approved 05.02.2024

136721/FO/2023 Erection of 14 x 3 storey semi-detached houses and 2 blocks of 2 storey 
apartments containing 8 flats in total (Class C3) with associated car parking, landscaping, 
regrading of ground levels and boundary treatment. 
Site Of Former Day Nursery, Longhurst Road, Manchester, M9 8NS
Approved subject to conditions 27th July 2023

115904/VO/2017 - CITY COUNCIL DEVELOPMENT Erection of 10 no. two 
storey residential dwellings with associated car parking, landscaping, regrading of ground 
levels and boundary treatments. Approved subject to conditions 19.07.2017



	


Consultation, notification and publicity responses
Consultations
Not applicable



Notifications and publicity
Not applicable


Relevant policies
Policy Context 
These include Places for Everyone polices JP-S1, JP-S2, JP-S4,JP-S5, JP-S6, JP-H1, JP-H2, JP-H3, JP-H4, JP-P1 and JP-C8 ; Manchester Core Strategy policies Policy SP1 (Spatial Principles); DM1 (Development Management); EC2 (Existing Employment Space);T1 (Sustainable Transport); Policy H1 (Overall Housing Provision); Policy H3 (North Manchester); H8 (Affordable Housing);EN1 (Design principles and strategic character areas); EN3 (Heritage); EN4 (Reducing CO2 emissions by enabling low and zero carbon development); EN6 (Target framework for CO 2 reductions from low or zero carbon energy supplies); EN 8 (Adaptation to Climate Change); EN9 (Green Infrastructure); EN14 (Flood Risk); EN15 (Biodiversity and Geological Conservation); EN16 (Air Quality); EN18 (Contaminated Land); and EN19 (Waste); Saved UDP policy DC7 ( Accessibility to new homes); DC18 (Conservation Areas); DC20 (Archaeology);  DC26 (noise), the National Planning Policy Framework ,PPG, the Guide to Development in Manchester Supplementary Planning Document, Manchester Residential Quality Guidance (2016), Providing for Housing Choice – Supplementary Planning Document and Planning Guidance (2008), Residential Growth Strategy (2015-2025),  and Manchester Climate Change Framework: 2020-2025 and Manchester Zero Carbon Framework (2020).


Assessment
Non material change 
The proposed revision is related to the substitution of the previously approved brick on Blocks 3-9 from an Ibstock Oakleigh Red Blend to a Forterra Desford Clumber Red Mix Reserve.  
The proposed amendment has been assessed, and it is considered that the change is of a non-material nature and can be considered as a non-material amendment.


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.
Conclusion
Section 96A of the 1990 Act (as inserted on 1st October 2009 by sec.190 of the Planning Act 2008) allows a local planning authority in England to make a change to any planning permission relating to land in its area if it is satisfied that the change is not material this includes alterations to conditions of an approval. In deciding whether a change is material, the authority must have regard to the effect of the change, together with any previous non-material changes, on the planning permission as originally granted. Following an assessment of the amendments proposed it is considered that proposed revision is not material in nature.


Recommendation: Approve
Paragraph One 

The revision to the approved scheme is related to the substitution of the previously approved brick on Blocks 3-9 from an Ibstock Oakleigh Red Blend to a Forterra Desford Clumber Red Mix Reserve.  
It is considered that the proposed revision would not have a detrimental impact in terms of the visual appearance of the residential development, or the visual and residential amenity of the residential properties in proximity to the site. 

	Paragraph Two

Following an assessment of the details submitted, it is considered that the proposed amendment is considered to be of a non-material nature and acceptable to the City Council as the Local Planning Authority. The City Council is satisfied that the proposed change will not result in any significant material alterations to the planning approval. 




Condition no.2- Specified plans

2. The development hereby approved shall be carried out in accordance with the following drawings and documents: 
Location Plan ref: 20 -043 -BSA- 1000 rev. C 
Topographical Survey plan ref: 20 -043 -BSA- 1001 rev. A 
Proposed Site Plan - Ground Floor plan ref: 20 -043 -BSA- 1002 rev. L 
Proposed Site Plan – First Floor plan ref: 20 -043 -BSA- 1003 rev. K 
Proposed boundary treatment ref: 20 -043 -BSA- 1004 rev. E 
Proposed site plan -Waste Management Strategy plan ref: 20 -043 -BSA- 1005 rev. E 

Proposed roof plan ref: 20 -043 -BSA- 1006 rev. B 
North Elevations plan ref: 20 -043 -BSA- 1010 rev. E 
Proposed sections Blocks 1,2, 7 plan ref: 20 -043 -BSA- 1014 rev. C 
Proposed sections Block 4 plan ref: 20 -043 -BSA- 1015 rev. H 
3D Massing Model Images plan ref: 20 -043 -BSA- 1016 rev. G 
Apartment plans – 1b2p-Type A plan ref: 20 -043 -BSA- 1020 rev. G 
Apartment plans – 1b2p-Type B plan ref: 20 -043 -BSA- 1021 rev. F
Town Houses – 3p5p- Type -C plan ref: 20 -043 -BSA- 1022 rev. H 
Town Houses – 3p5p- Type -D plan ref: 20 -043 -BSA- 1023 rev. H 
Design and Access Statement rev.B 24.04.2023 
Affordable Housing Statement 
Air Quality Assessment dated 3rd February 2023 report ref: 102931 
Crime Impact Statement Version A 16.03.2023 ref: 2016/0910/CIS/03 
Energy & Environmental Standards Statement 
Planning Statement rev. A 24.04.2023 
Transportation Planning - Technical Note by SCP ( notwithstanding plan Appendix B layout plan which has been superseded) 
Utility Study Level 2 rev.1 Noise Assessment by Acoustic & Engineering Consultants dated 13th March 2012 document ref: P4687/R01/RDC 
Arboricultural Implications Assessment dated 14th February 2023 document ref: TRE/LR Arboricultural Method Statement dated 14th February 2023 document ref: TRE/LR 
Preliminary Ecological Appraisal dated December 2022 rev.02 
Flood Risk Assessment / Engineering Appraisal dated January 2023 rev.A 
Outline Drainage Plan ref: 106240-PEL-HDG-01-DR-D-0002 rev.P01 
Waste management proforma
Landscape General Arrangements plan ref: 380 01 rev.A 
Phase 1 Preliminary Risk Assessment Curtins Ref: 077873-CUR-00-XX-RP-GE-005 Revision: V01 Issue Date: 27 April 2021 
received 28th April 2023 

Ecological Appraisal dated June 2023 received 21.06.2023 
Flood Risk Assessment / Engineering Appraisal rev.B 05.07.2023 received 12th July 2023 

Email from planning agent dated 11th July 2023, in respect of confirmation of obscure glazing to all windows to the East elevation of Block 1; the installation of pedestrian gates and the depth of window reveals. 

AS AMENDED BY : 

Proposed Site Plan – First Floor plan ref: 20 -043 -BSA- 1061 rev. A 
External Works General Arrangement Plan ref: 10620-PEL-HEW-01-DR-D-0001 rev.C10 
Proposed roof site plan ref : 20 -043 -BSA- 1064 rev. A 
North Elevations plan ref: 20 -043 -BSA- 1070 

Proposed sections Blocks 1,2, 9 plan ref: 20 -043 -BSA- 1071  
Proposed sections Block 4 plan ref: 20 -043 -BSA- 1072
List of External materials rev.A
Proposed site plan -Waste Management Strategy plan ref: 20 -043 -BSA- 1063 rev. A

Received 13th March 2026

Apartment 1b2p – Block 1 plan ref: 20 -043 -BSA- 1040 rev.A
Apartment 1b2p – Block 2 plan ref: 20 -043 -BSA- 1045  rev.A
Town Houses – 3p5p- Block 3 plan ref: 20 -043 -BSA- 1050 rev.B ( notwithstanding materials to dormer windows)   
Town Houses – 3p5p- Blocks 4-8  plan ref: 20 -043 -BSA- 1051 rev.B ( notwithstanding materials to dormer windows)   
Town Houses – 3p5p- Block 9 plan ref: 20 -043 -BSA- 1052 rev. rev.B ( notwithstanding materials to dormer windows)   
 Agent email dated 23.03.2026 related to the colouration of rainwater goods
 Received 26th March 2026

Proposed Site Plan – Ground Floor plan ref: 20-043-BSA-1060 rev.B 
Received on 9th April 2026 

Landscape General Arrangements plan ref: 380-01 rev.M
Detailed Planting Proposals plan ref: 380-02 rev.K
Received 22nd May 2026

Agent email re: clarification in regard to the rear patio arrangement to the rear of Block 2 and the extent of removal of steps within the curtilages of Block nos. 3 to 9 dated 1st July 2026.

AS AMENDED BY:
Proposed Site Plan – Brick Types plan ref: 20-043-BSA-1065 
Town Houses – 3p5p- Block 3 plan ref: 20 -043 -BSA- 1050 rev. D 
Town Houses – 3p5p- Blocks 4-8 plan ref: 20 -043 -BSA- 1051 rev. C 
Town Houses – 3p5p- Block 9 plan ref: 20 -043 -BSA- 1052 rev. D
Received 18th 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 (2012).


Condition no. 3-  Materials

3. a) The development shall be implemented in accordance with Oakleigh Red Blend brick (Blocks 1 and 2) and Forterra Desford Clumber Red Mix Reserve (Blocks 3-9), with detailing in Ibstock Staffordshire Slate Blue Smooth Brick, together with Grey Edgemere Interlocking concrete tiles, and window frames, doors, railings and dormer GRP coloured dark grey RAL 7016 for all blocks.
The rainwater goods shall be black in colouration in accordance with email from the planning agent dated 26th March 2026 (ref: CDN/23/0739)

b) The corner dormer windows to Blocks 3 and 9 shall be implemented using Patina Original P070 (dark grey) NXT Rainscreen Cladding (ref:OTH-2026-001029).

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, pursuant to policies SP1 and DM1 of the Manchester Core Strategy (2012).
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