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Important – Planning permission & notices of consent

Compliance with conditions

 Your planning approval or consent is attached. It will contain conditions that you 
must comply with.

 Please read the conditions and understand their requirements and restrictions, 
for example submission and approval of details or measures to protect trees.

 Some conditions will require action before you start development and it is 
imperative that you seek to have these discharged before any work commences.

 Whilst every effort has been made to group conditions logically, it is your 
responsibility to ensure that you are aware of the requirements and/or restrictions 
of all conditions.

 If you fail to comply with the conditions this may result in a breach of planning 
control and this may lead to enforcement action.

 Failure to comply with conditions may also result in the development not being 
lawful.

 It is in your interests to demonstrate that conditions have been complied with. 
Failure to do so may cause difficulties if the property is sold or transferred.

 A fee is payable for each request to discharge conditions.

 For advice on any of these matters, please contact Planning, Manchester City 
Council, PO Box 532, Town Hall, Manchester M60 2LA or email 
planning@manchester.gov.uk

mailto:planning@manchester.gov.uk
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Town & Country Planning Act 1990 (as amended)

Planning Permission

Applicant Agent (if used)

Union Living Limited
C/o Agent

Mr Niall Alcock
Deloitte Real Estate
2 Hardman Street
Manchester
M3 3HF

Part 1 – Particulars of the application/development
Proposal: Full Planning Permission for the erection of 36 storey plus basement level 
mixed use building comprising co-living units, amenity space and flexible commercial 
space (Sui Generis), co-work (Use Class B1), landscaping, access and other 
associated works.

Location: Water Street, Manchester, M3 4JQ

Date of application: 3 April 2020

Application number: 126648/FO/2020

Part 2 – Particulars of decision
Manchester City Council gives notice that the development referred to in Part 1 has 
been Approved in accordance with the application and plans submitted subject to the 
condition(s) listed below (if any).

Article 35 Declaration

ll

Condition(s) attached to this decision

 1) The development must be begun not later than the expiration of three years 
beginning with the date of this permission. 

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: 

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

6548-P-B500-XP-00-001 - REV A - EXISTING LOCATION PLAN, showing site edged 
red
6548-P-B500-XP-00-002¬ - REV A - EXISTING SITE PLAN
6548-P-B500-XP-00-003 - NO REV - EXISTING SITE PLAN: T1 & T2 SITE 
BOUNDARIES
6548-P-B500-A-001 - REV A - TYPICAL FAÇADE DETAILS LEVEL 00
6548-P-B500-A-011 - REV A - TYPICAL FAÇADE DETAILS LEVEL 01
6548-P-B500-A-021 - REV A - TYPICAL FAÇADE DETAILS TYPICAL APARTMENT 
LEVEL
6548-P-B500-A-051 - REV C - TYPICAL FAÇADE DETAILS ROOF LEVEL
6548-P-B500-E-E - REV C - EAST ELEVATION
6548-P-B500-E-E-001 - REV C - PROPOSED CONTEXTUAL EAST ELEVATION
6548-P-B500-E-N - REV C - NORTH ELEVATION
6548-P-B500-E-N-001 - REV C - PROPOSED CONTEXTUAL NORTH ELEVATION
6548-P-B500-E-S - REV C - SOUTH ELEVATION
6548-P-B500-E-S-001 - REV C - PROPOSED CONTEXTUAL SOUTH ELEVATION
6548-P-B500-E-W - REV C - WEST ELEVATION
6548-P-B500-E-W-001 - REV D - PROPOSED CONTEXTUAL WEST ELEVATION
6548-P-B500-P-00 - REV A - LEVEL 00 GA PLAN
6548-P-B500-P-00-001 - REV A - LEVEL 00 PROPOSED SITE PLAN
6548-P-B500-P-01 - REV A - LEVEL 01 GA PLAN
6548-P-B500-P-05 - NO REV - LEVEL 05 GA PLAN
6548-P-B500-P-B1 - REV A - LEVEL B1 GA PLAN
6548-P-B500-P-B2 - REV A - LEVEL B2 GA PLAN
6548-P-B500-P-LRF - REV C - LOWER ROOF LEVEL  GA PLAN
6548-P-B500-P-URF - REV C - UPPER ROOF LEVEL  GA PLAN
6548-P-B500-P-M - REV A - MEZZANINE LEVEL  GA PLAN
6548-P-B500-P-TYP-001 - REV B - LEVEL 02-04 GA PLAN
6548-P-B500-P-TYP-002 - REV B - LEVELS 10-12, 17-19, 24-26 & 31 GA PLAN
6548-P-B500-P-TYP-003 - NO REV - LEVELS 06-09, 13-16, 20-23 & 27-30 GA PLAN
6548-P-B500-S-AA - REV C - SECTION AA
6548-P-B500-S-BB - REV C - SECTION BB
6548-P-B500-XS-E-001 - REV A - EXISTING SITE SECTION EAST
6548-P-B500-XS-N-001 - REV A - EXISTING SITE SECTION NORTH
6548-P-B500-XS-S-001 - REV A - EXISTING SITE SECTION SOUTH
6548-P-B500-XS-W-001 - REV A - EXISTING SITE SECTION WEST
6548-A-Z100-A-001 - REV M - AREA SCHEDULE
SJQ-701-EXA-XX-L00-DR-L-000100 Rev P03 - T1 PUBLIC REALM GENERAL 
ARRANGEMENT

Documents

       Design and Access Statement, prepared by Denton Corker Marshall dated March 
2020 (Reference 6555-D-2-001 - REV C);
       Planning and Tall Building Statement, prepared by Deloitte Real Estate dated April 
2020;
       Statement of Community Consultation, prepared by Deloitte Real Estate dated 
March 2020;
       Environmental Standards Statement, prepared by Futureserv dated March 2020 
(Reference P6816-17.0-FS-MEP-003);
       Energy Statement, prepared by Futureserv dated March 2020 (Reference P6816-
17.0-FS-MEP-001)
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       Phase 1 Preliminary Site Assessment, prepared by Curtins dated 12 July 2016 
(Reference B061559.010/JJ/6925);
       Transport Statement, prepared by Vectos dated March 2020;
       Travel Plan Framework, prepared by Vectos dated March 2020;
       BREEAM Pre-Assessment Report Rev A dated March 2020
       Archaeology Desk Based Report V1.1 dated November 2016, Written Scheme of 
Investigation, prepared by Salford Archaeology dated 15 March 2018 and supporting 
letter dated 10 March 2020;
       Ecological Survey and Assessment prepared by ERAP (dated November 2016 
Reference 2016-350) and cover letter dated 28 February 2020;
       Crime Impact Statement, prepared by Greater Manchester Police;
       Flood Risk and Drainage Summary, prepared by Curtins dated 18 March 2020 
(Reference 071297-CUR-00-XX-RP-C-92001-V03) and St Johns Masterplan Drainage 
Strategy V2 prepared by Curtins dated 1 May 2019 (Reference SJQ099-CUR-00-XX-
RP-C-92001)
       Waste Management and Servicing Strategy, prepared by Vectos dated March 
2020;
       Television and Radio Impact Survey, prepared by G-Tech Surveys dated 24 March;
       Ventilation Strategy, prepared by Futureserv dated March 2020 (Reference P6816-
17.0-FS-MEP-002);
       Facilities Management Strategy, prepared by VITA dated March 2020;
       Broadband Connectivity Assessment, prepared by G-Tech Surveys dated 24 March 
2020; and
       Local Labour Agreement, prepared by BAM

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

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

 3) 
a) Prior to the commencement of the development, other than enabling works 
comprising, piling and construction of the sub structure, a programme for the issue of 
samples and specifications  of all material to be used on all external elevations of the 
building shall be submitted to and approved in writing by the City Council, as local 
planning authority. 

b) Samples and specifications of all materials to be used on all external elevations to 
include jointing and fixing details and a strategy for quality control management, shall 
then be submitted to and approved in writing by the City Council as local planning 
authority in accordance with the programme as agreed above. The development shall 
be carried out in accordance with the approved details.

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 Core 
Strategy.
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 4) a) No development shall commence, other than enabling works comprising piling 
and construction of the sub structure, unless and until a programme for the issue of 
samples and specifications of all hard landscape materials, including seating and other 
items of street furniture together with a layout plan identifying the location of the 
materials have been submitted to and approved in writing by the City Council as local 
planning authority. 

b) Samples and specifications of all hard landscape materials shall then be submitted to 
and approved in writing by the City Council as local planning authority in accordance 
with the programme as agreed above. 

c) The development shall be constructed only using the approved materials unless 
otherwise agreed in writing by the City Council as local planning authority. 

d) The approved scheme shall be implemented not later than 12 months from the date 
the building is first occupied.

Reason: To ensure that a satisfactory landscaping scheme is carried out pursuant to 
policy DM1 of the Core Strategy and the Guide to Development.

5) 

 5) a) No part of the development, other than enabling works comprising piling and 
construction of the sub structure  shall commence until  soft landscaping treatment 
scheme has been submitted to and approved in writing by the City Council as local 
planning authority. The scheme shall include details of all planters together with full 
details of all planting arrangements, including trees.

b) The approved scheme shall be implemented not later than 12 months from the date 
the developmentis first occupied.  

c) 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 and DM1 of the Core Strategy.

 6) Full details of all external seating areas within the development shall be submitted to, 
and approved in writing by the City Council, as local planning authority, prior to the first 
occupation of ground floor flexible commercial space to which the external seating 
areas relate. The details shall include areas to be used for the consumption of food and 
drink, means of demarcation, furniture, lighting, signage and a schedule of days and 
hours of operation.

Reason - In the interests of visual amenity, and to safeguard the amenities of the 
occupiers of nearby properties, pursuant to policies SP1 and DM1 of the Core Strategy.

 7) Before the development hereby approved is completed, a paving and surfacing 
strategy for the public footpaths, vehicular crossings, and vehicular carriageways within 
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and around the site, including Water Street, shall be submitted to and approved in 
writing by the City Council as local planning authority. 

All works approved in discharge of this condition shall be fully completed before the 
development hereby approved is first occupied. 

Reason: In the interests of amenity and to ensure that paving materials are consistent 
with the use of these areas as pedestrian routes, pursuant to the Guide to Development 
and policy DM1 of the Core Strategy.

 8) The development shall be carried out in accordance with the Crime Impact 
Statement Reference xxx Version xxx dated xxx. 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 -

 9) The flexible commercial space shall not be occupied unless and until the opening 
hours of such uses have been agreed in writing by the City Council as local planning 
authority.  Those uses shall thereafter not open outside the approved hours.  

Reason - In order that the local planning authority can achieve the objectives both of 
protecting the amenity of local residents and ensuring a variety of uses at street level in 
the redeveloped area in accordance with saved UDP policy DC 26.1 and policies SP1 
and DM1 of the Core Strategy.

10) No amplified sound or any music shall be produced or played in any external areas 
of the site, other than in accordance with a scheme detailing the levels at which any 
music shall be played and the hours during which it shall be played which has been 
submitted to and approved in writing by the City Council as local planning authority.  

Reason - In interests of residential amenity in order to reduce noise and general 
disturbance in accordance with saved policy DC26.1 of the Unitary Development Plan 
for the City of Manchester and policies SP1 and DM1 of the Core Strategy.

11) Before first occupation of the building full details of a Management and Maintenance 
Strategy for the external areas of the development, including planting arrangements, 
boundary treatments, furniture and lighting, shall be submitted to, and approved in 
writing by, the City Council as local planning authority.

Reason: In the interests of visual amenity, and to ensure the details of the development 
are acceptable, pursuant to Core Strategy Policy DM1.

12) The development hereby approved shall include a lighting scheme for the 
development, including the illumination of any part of the building and all areas of public 
realm during the period between dusk and dawn. 

Full details of such a scheme, including lighting columns and fittings, level and type of 
illumination, and how the impact on occupiers of nearby properties will be mitigated, 
shall be submitted to, and approved in writing by the City Council as local planning 
authority before the lighting scheme is implemented. External lighting shall be designed 
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and installed so as to control glare and overspill onto nearby residential properties. The 
approved scheme shall be implemented in full before any part of the development is first 
occupied.

Reason: In the interests of amenity, crime reduction and the personal safety of those 
using the proposed development, pursuant to policy E3.3 of the Unitary Development 
Plan for the City of Manchester DM1 of the Core Strategy.

13) Fumes, vapours and odours shall be extracted and discharged from the premises in 
accordance with a scheme to be submitted to and approved in writing by the City 
Council as local planning authority before the use commences; any works approved 
shall be implemented before the use commences. 

Mixed use schemes shall ensure appropriate ventilation in the form of internal ducting in 
risers that terminate at roof level. Schemes that are outside the scope of such 
developments shall ensure that flues terminate at least 1m above the eave level and/or 
any openable windows/ventilation intakes of nearby properties. Alternative ventilation 
including carbon or water filters will be required if extraction is to be provided at the 
ground floor level.

Reason - In the interests of the amenities of occupiers of nearby properties, pursuant to 
Core Strategy Policy DM1

14) A Construction Management Plan shall be submitted to, and approved in writing by, 
the Council Council, as local plann ing authority, prior to the commendcment of 
development. This will contain a Noise & Vibration section (in addition to a dust 
emission section) that shall base the assessment on British Standard 5228, with 
reference to other relevant standards. It shall also contain a community consultation 
strategy which includes how and when local businesses and residents will be consulted 
on matters such out of hours works. 

Reason: In the interests of amenity and public health, pursuant to policy DM1 of the 
Core Strategy for the City of Manchester.

15) Construction/demolition works shall be confined to the following hours unless 
otherwise agreed in writing by the City Council as local planning authority:

o Monday - Friday: 7.30am - 6pm 

o Saturday: 8.30am - 2pm 

o Sunday / Bank holidays: No work 

Reason - To safeguard the amenities of the occupiers of nearby residential and 
commercial properties during the construction/demolition phase, pursuant to policy DM1 
of the Core Strategy for the City of Manchester.

16) Before the flexible commercial space hereby approved commences, the premises 
shall be acoustically insulated and treated to limit the break out of noise in accordance 
with a noise study of the development and a scheme of acoustic treatment that has 
been submitted to and approved in writing by the City Council as local planning 
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authority. The scheme shall be implemented in full before the use commences or as 
otherwise agreed in writing by the City Council as local planning authority. 

Where entertainment noise is proposed the LAeq (entertainment noise) should be 
controlled to 10dB below the LA90 (without entertainment noise) at the facade of the 
nearest noise sensitive location, and internal noise levels at structurally adjoined 
residential properties in the 63HZ and 125Hz octave frequency bands should be 
controlled so as not to exceed (in habitable rooms) 47dB and 41dB, respectively.

Reason - To safeguard the amenities of the occupiers of the building and occupiers of 
nearby properties, pursuant to policy DM1 of the Core Strategy for the City of 
Manchester.

17) Before the development commences, other than enabling works comprising piling 
and construction of the sub structure commences, a scheme for acoustically insulating 
the proposed co-living accommodation against noise from the nearby road network shall 
be submitted to and approved in writing by the City Council as local planning authority. 
There may be other actual or potential sources of noise which require consideration on 
or near the site, including any local commercial/industrial premises. The approved noise 
insulation scheme shall be completed before any of the co-living dwelling units are 
occupied. 

Noise survey data must include measurements taken during a rush-hour period and 
night time to determine the appropriate sound insulation measures necessary.

The internal noise criteria are as follows:

Bedrooms (night time - 23.00 - 07.00) 30 dB LAeq (individual noise events shall not 
normally exceed 45 dB LAmax,F by more than 15 times) Living Rooms (daytime - 07.00 
- 23.00) 35 dB LAeq Gardens and terraces (daytime) 55 dB LAeq 

Due to the proximity of the development to the Ordsall Chord it will be necessary for 
vibration criteria to apply which can be found in BS 6472: 2008 "Guide to evaluation of 
human exposure to vibration in buildings". Groundborne noise/re-radiated noise should 
also be factored into the assessment and design. 

Additionally, where entertainment noise is a factor in the noise climate the sound 
insulation scheme shall be designed to achieve internal noise levels in the 63Hz and 
125Hz octave centre frequency bands so as not to exceed (in habitable rooms) 47dB 
and 41dB, respectively.

Reason: To secure a reduction in noise from traffic or other sources in order to protect 
future residents from noise disturbance, pursuant to policy DM1 of the Core Strategy for 
the City of Manchester.

18) Externally mounted ancillary plant, equipment and servicing shall be selected and/or 
acoustically treated in accordance with a scheme designed so as to achieve a rating 
level of 5dB (LAeq) below the typical background (LA90) level at the nearest noise 
sensitive location.

The scheme shall be submitted to and approved in writing by the City Council as local 
planning authority, prior to installation, in order to secure a reduction in the level of noise 
emanating from the site. 



126648/FO/2020 Page 9 of 17

Reason - To minimise the impact of the development and to prevent a general increase 
in pre-existing background noise levels around the site, pursuant to policy DM1 of the 
Core Strategy for the City of Manchester.

19) No construction, other than enabling works comprising piling and construction of the 
sub structure commences, shall commence unless and until full details of all wind 
mitigation measures, if required, have been submitted to and approved in writing by the 
City Council, as local planning authority.  All such measures shall be fully wind tested, 
and accompanied by a detailed report confirming that wind conditions related to the 
development are satisfactory and acceptable. 

Reason - To ensure that the details of the development are satisfactory, pursuant to 
policy DM 1 of the Core Strategy.

20) Piling or any other foundation designs using penetrative methods shall not be 
permitted other than with the express written consent of the Local Planning Authority, 
which may be given for those parts of the site where it has been demonstrated that 
there is no resultant unacceptable risk to groundwater. The development shall be 
carried out in accordance with the approved details. 

Reason: To ensure a safe form of development that poses no unacceptable risk of 
contamination to controlled waters pursuant to section 10 of the National Planning 
Policy Framework and Core Strategy policies EN14, EN17 and DM1. 

21) Prior to occupation of the co-living use, a Residents Management Strategy shall be 
submitted to, and approved in writing by, the City Council, as local planning authority.  
The Residents Management Strategy shall include details of maintenance, security, 
energy management, janitorial services, common parts cleaning, exterior services, and 
building policies in relation to waste disposal, storage and deliveries.

Reason:  To ensure the development is managed in interests of the general amenities 
of the area, pursuant to  policies SP1 and DM1 of the Core Strategy.

22) Foul and surface water shall be drained on separate systems. 

Reason: To secure proper drainage and to manage the risk of flooding and pollution, 
pursuant to policy DM1 of the Core Strategy for the City of Manchester.

23) The development hereby approved shall not be occupied unless and until surface 
water management has been implemented in accordance with the Flood Risk and 
Drainage Summary, Curtins, 18 March 2020 (071297-CUR-00-XX-RP-C-92001-V03) 
and an assessment of overland flow routes to include inlets, finished floor levels, ground 
levels and entrances of the buildings is submitted and approved in writing by the Local 
Planning Authority

Reason:  To promote sustainable development, secure proper drainage and to manage 
the risk of flooding and pollution, pursuant to policy DM1 of the Core Strategy for the 
City of Manchester.
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24) Deliveries, servicing and collections, including waste collections shall not take place 
outside the following hours: 07:30 to 20:00, Monday to Saturday, no deliveries/waste 
collections on Sundays/Bank Holidays.

Reason - To safeguard the amenities of the occupiers of nearby residential 
accommodation, pursuant to policy DM1 of the Core Strategy for the City of 
Manchester.

25) No development, other than enabling works comprising piling and construction of 
the sub structure shall commence until a scheme for the storage (including segregated 
waste recycling) and disposal of refuse, in association with all co-working and flexible 
commercial space, have been submitted to and approved in writing by the City Council 
as local planning authority. The details of the approved scheme shall be implemented 
as part of the development and shall remain in situ whilst the use or development is in 
operation.

Reason: In the interests of amenity and public health, pursuant to policy DM1 of the 
Core Strategy for the City of Manchester.

26) No development, other than enabling works comprising demolition, piling and 
construction of the sub structure, shall commence until a scheme for the storage 
(including segregated waste recycling) and disposal of refuse, in association with the 
co-living units, have been submitted to and approved in writing by the City Council as 
local planning authority.  The details of the approved scheme shall be implemented as 
part of the development and shall remain in situ whilst the use or development is in 
operation.

Reason: In the interests of amenity and public health, pursuant to policy DM1 of the 
Core Strategy for the City of Manchester.

27) No part of the development shall be occupied until cycle parking spaces for 412 
bicycles has been provided within the basement of the building, in accordance with the 
approved plans. These facilities shall then be retained and permanently reserved for 
bicycle parking.

Reason: To ensure that adequate provision is made for bicycle parking so that persons 
occupying or visiting the development have a range of options in relation to transport 
mode, pursuant to policy T1  and policy DM1 of the City of Manchester Core Strategy.

28) Before first occupation of any part of the development, a Framework Travel Plan 
including details of how the plan will be funded, implemented and monitored for 
effectiveness, shall be submitted to and approved in writing by the City Council as local 
planning authority. The strategy shall outline procedures and policies that the developer 
and occupants of the site will adopt to secure the objectives of the overall site's Travel 
Plan Strategy. Additionally, the strategy shall outline the monitoring procedures and 
review mechanisms that are to be put in place to ensure that the strategy and its 
implementation remain effective. The results of the monitoring and review processes 
shall be submitted in writing to the local planning authority and any measures that are 
identified that can improve the effectiveness of the Travel Plan Strategy shall be 
adopted and implemented
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Reason: In accordance with the provisions contained within planning policy guidance 
and in order to promote a choice of means of transport, pursuant to policies T2, EN16 
and DM1 of the Core Strategy.

29) Prior to the first occupation of the development, a detailed strategy for visitor pick-up 
and drop-off locations, ad-hoc  drop-off co-living deliveries and the design and locations 
of all taxi areas,  shall be submitted to, and approved by, the City Council, as local 
planning authority. 

Reason: To ensure that a satisfactory landscaping scheme is carried out pursuant to 
policy DM1 of the Core Strategy and the Guide to Development.

30) No development hereby approved shall take place until a remediation strategy that 
includes the following components to deal with the risks associated with contamination 
of the site shall each be submitted to and approved, in writing, by the local planning 
authority:

1. A preliminary risk assessment which has identified:
* all previous uses
*  potential contaminants associated with those uses
*  a conceptual model of the site indicating sources, pathways and receptors
 potentially unacceptable risks arising from contamination at the site.

2. A site investigation scheme, based on (1) to provide information for a detailed 
assessment of the risk to all receptors that may be affected, including those off site.

3. The results of the site investigation and the detailed risk assessment referred to in (2) 
and, based on these, an options appraisal and remediation strategy giving full details of 
the remediation measures required and how they are to be undertaken.

4. A verification plan providing details of the data that will be collected in order to 
demonstrate that the works set out in the remediation strategy in (3) are complete and 
identifying any requirements for longer-term monitoring of pollutant linkages, 
maintenance and arrangements for contingency action.

Any changes to these components require the express written consent of the local 
planning authority. The scheme shall be implemented as approved.

Reason To ensure a safe form of development which poses no unacceptable risk of 
pollution, pursuant to policies DM1 and EN18 of the Core Strategy.

31) No occupation of any part of the development shall take place until a verification 
report demonstrating completion of works set out in the approved remediation strategy 
and the effectiveness of the remediation shall be submitted to and approved, in writing, 
by the local planning authority. The report shall include results of sampling and 
monitoring carried out in accordance with the approved verification plan to demonstrate 
that the site remediation criteria have been met. It shall also include any plan (a "long-
term monitoring and maintenance plan") for longer-term monitoring of pollutant linkages, 
maintenance and arrangements for contingency action, as identified in the verification 
plan. The long-term monitoring and maintenance plan shall be implemented as 
approved.
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Reason To ensure a safe form of development which poses no unacceptable risk of 
pollution, pursuant to policies DM1 and EN18 of the Core Strategy.

32) If, during the carrying out of development, contamination not previously identified is 
found to be present at the site then no further development (unless otherwise agreed in 
writing with the local planning authority) shall be carried out in relation to that phase until 
the developer has submitted a remediation strategy to the local planning authority 
detailing how this unsuspected contamination shall be dealt with and obtained written 
approval from the local planning authority. The remediation strategy shall be 
implemented as approved.

Reason: To ensure a safe form of development which poses no unacceptable risk of 
pollution, pursuant to policies DM1 and EN18 of the Core Strategy.

33) Prior to the commencement of development a programme of archaeological works 
shall be undertaken in line with the Written Scheme of Investigation for Archaeological 
'strip and record' Excavation for land west of Water Street, St Johns, Manchester 
Version 2.0 dated 15 March 2018. 

Reason: In accordance with NPPF Section 12, Paragraph 141 - To record and advance 
understanding of heritage assets impacted on by the development and to make 
information about the archaeological heritage interest publicly accessible, pursuant to 
policy DM1 of the Core Strategy for the City of Manchester.

34) Following commencement of construction of the hereby approved development, any 
interference complaint received by the Local Planning Authority shall be investigated to 
identify whether the reported television interference is caused by the Development 
hereby permitted. The Local Planning Authority will inform the developer of the 
television interference complaint received. Once notified, the developer shall instruct a 
suitably qualified person to investigate the interference complaint within 6 weeks and 
notify the Local Planning Authority of the results and the proposed mitigation solution. If 
the interference is deemed to have been caused by the Development, hereby permitted 
mitigation will be installed as soon as reasonably practicable but no later than 3 months 
from submission of the initial investigation to the Local Planning Authority. Television 
interference complaints are limited to 12 months from the completion of the 
Development hereby permitted.

Reason: To provide an indication of the area of television signal reception likely to be 
affected by the development to provide a basis on which to assess the extent to which 
the development during construction and once built will effect TV reception and to 
ensure that the development at least maintains the existing level and quality of TV 
signal reception, pursuant to policy DM1 of the Core Strategy for the City of 
Manchester.

35) The ground floor level flexible commercial space shall not include the provision of 
external roller shutters.

Reason  For the avoidance of doubt, and to ensure that the appearance of the 
development is acceptable to the City Council as local planning authority in the interests 
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of the visual amenity of the area, as specified in policies SP1 and DM1 of the Core 
Strategy.

36) No externally mounted telecommunications equipment shall be mounted on any part 
of the buildings hereby approved, including the roofs.

Reason: In the interest of visual amenity, pursuant to policy DC18.1 of the Unitary 
Development Plan for the City of Manchester and policy DM1 of the Core Strategy for 
the City of Manchester.

37) Outside of the hours of opening of the flexible commercial space, all tables, chairs 
and barriers associated with the flexible commercial space shall be moved to the inside 
of the premises.

Reason - In the interests of amenity in order to reduce noise and general disturbance in 
accordance with saved policy DC26.1 of the Unitary Development Plan of the City of 
Manchester and policies SP1 and DM1 of the Core Strategy.

38) The details of an emergency telephone contact number for shall be displayed in a 
publicly accessible location on the site from the commencement of development until 
construction works are complete.

Reason : To prevent detrimental impact on the amenity of nearby residents and in the 
interests of local amenity in order to comply with policies SP1 and DM1 of the Core 
Strategy.

39) The wheels of contractors' vehicles leaving the site shall be cleaned and the access 
roads leading to the site swept daily in accordance with a management scheme 
submitted to and approved in writing by the City Council as local planning authority prior 
to any works commencing on site.

Reason : In the interest of pedestrian and highway safety, as specified in policies SP1 
and DM1 of Core Strategy.

40) The co-work element of the development hereby approved shall achieve a post-
construction Building Research Establishment Environmental Assessment Method 
(BREEAM) rating of `very good'. A post construction review certificate shall be 
submitted to and approved in writing by the City Council as local planning authority prior 
to occupancy of each part of the development, or within a timescale to be agreed in 
writing by the City Council as local planning authority. 

Reason: In order to minimise the environmental impact of the development pursuant to 
policies SP1, DM1 and EN8 of the Core Strategy for the City of Manchester.

41) No development shall commence on site until a Radar Mitigation Scheme (RMS), 
(including a timetable for its implementation during construction), has been agreed with 
the Operator and approved in writing by Manchester City Council. 

The Radar Mitigation Scheme (RMS) shall thereafter be implemented and operated in 
accordance with the approved details. 
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Reason: In the interests of aviation safety, pursuant to policy DM1 of the Core Strategy 
for the City of Manchester.

42) Prior to development commencing, other than enabling works comprising piling and 
construction of the sub structure, a local labour agreement, relating to the construction 
phase of development, shall be submitted to and agreed in writing with the City Council 
as local planning authority. The approved scheme shall be in place prior to the 
commencement of the development, and shall be kept in place thereafter.

Reason: To safeguard local employment opportunities, pursuant to pursuant to policies 
EC1 of the Core Strategy for Manchester.
.

43) 43) Prior to occupation of the development a Water Safety Management Plan shall 
be submitted to and approved in writing by the Local Planning Authority it shall include 
training for staff members, any signage that will be in place, any CCTV, lighting and 
rescue equipment (also public rescue equipment).

Reason: To ensure that a satisfactory landscaping scheme is carried out pursuant to 
policy DM1 of the Core Strategy and the Guide to Development.

44) Notwithstanding the General Permitted Development Order 2015 as amended by 
the Town and Country Planning (Permitted Development and Miscellaneous 
Amendments) (England) (Coronavirus) Regulations 2020 or any legislation amending or 
replacing the same, no further development in the form of upward extensions to the 
building 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.
 

Informatives
Building Regulations 2010
This permission does not grant approval under Building Regulations.

Street Naming & Numbering Requirements
Manchester City Council is responsible for allocating street naming and numbering 
within Manchester for new developments or property conversions. Individuals or 
businesses are not permitted to allocate their own property numbers, building or street 
names.

If your development includes the creation of new dwellings (either new build or 
conversion of existing buildings), creation of new commercial properties or the 
subdivision of existing properties you must ensure that you request new or changes to 
addresses through us so they can be officially allocated and registered in accordance 
with the Public Health Act 1925 Sections 17-19 & Greater Manchester Act 1981 Section 
22.
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Failure to do this may result in difficulties for the developer/occupier when requiring 
services such as connections to utilities, phone lines and postal services and may delay 
your development.

You can apply online at the following address: 
http://www.manchester.gov.uk/info/100011/roads_parking_and_transport/1988/naming_
and_numbering_of_houses_buildings_streets_and_roads/2 

Date: 16 November 2021

Signed:

Julie Roscoe
Director of Planning, Building Control & Licensing

Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA

http://www.manchester.gov.uk/info/100011/roads_parking_and_transport/1988/naming_and_numbering_of_houses_buildings_streets_and_roads/2
http://www.manchester.gov.uk/info/100011/roads_parking_and_transport/1988/naming_and_numbering_of_houses_buildings_streets_and_roads/2
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Notes
1. This permission refers only to that required under the Town and Country Planning Act 
1990 does not include any consent or approval under any other enactment, byelaw, 
order or regulation.

2 If the applicant is aggrieved by the decision of the local planning authority to refuse 
permission or approval for the proposed development, or to grant permission or 
approval subject to conditions, they may appeal to the Secretary of State in accordance 
with Section 78(1) of the Town and Country Planning Act 1990 within six months of the 
date of the notice of the decision.

The Planning Inspectorate have introduced an online appeals service that can be used 
to make appeals online. This service is available through the gov.uk website –
www.gov.uk/planning-inspectorate. The Inspectorate will publish details of your appeal 
on the internet. Alternatively If you are unable to access the online appeal form, please 
contact the Planning Inspectorate to obtain a paper copy of the appeal form on tel: 0303 
444 5000.

The Secretary of State has power to allow a longer period for the giving of a notice of 
appeal but they will not normally be prepared to exercise this power unless there are 
special circumstances that excuse the delay in giving notice of appeal.

If you intend to submit an appeal that you would like examined by inquiry then you must 
notify the City Council (planning@manchester.gov.uk) and the Planning Inspectorate 
(inquiryappeals@planninginspectorate.gov.uk) at least 10 days before submitting the 
appeal. Further details are on GOV.UK.

3. The statutory requirements are those set out in Section 79(6) of the Town and 
Country Planning Act 1990, namely Sections 70(1) and 72(1) of the Act.

4. If either the local planning authority of the Secretary of State refuses permission to 
develop land or grants it subject to conditions, the owner may claim that they can 
neither put the land to a reasonably beneficial use in its existing state nor render the 
land capable of a reasonably beneficial use by the carrying out of any development 
which has been or would be permitted.

In these circumstances, the owner may serve a purchase notice on the Council in 
whose area the land is situated. This notice will require the Council to purchase his 
interest in the land in accordance with the provisions of Part VI of the Town and Country 
Planning Act 1990

5. In certain circumstances, a claim may be made against the local planning authority 
for compensation, where permission is refused or granted subject to conditions by the 
Secretary of State on appeal or on a reference of the application to them.  The 
circumstances in which such compensation is payable are set out in Section 114 of the 
Town and Country Planning Act 1990. 

Right of challenge on planning application decision
A third party does not have a right of appeal against a decision on a planning 
application. Instead there is a right of challenge (a Judicial Review) which is limited to 
lawfulness of the procedure that we have taken in coming to that decision.

www.gov.uk/planning-inspectorate.%2520
mailto:planning@manchester.gov.uk
mailto:inquiryappeals@planninginspectorate.gov.uk
http://gov.uk/
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Any challenge must be based on the following and not the merit of the decision:

 Procedural irregularity
 Irrationality
 Illegality   

Any application for permission to bring such a challenge (which is through the High 
Court) must be made within 6 weeks of the date of the decision being issued.
 

 


