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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)

Bruntwood Ltd
C/o Agent

Mr Niall Alcock
Deloitte LLP
2 Hardman Street
Manchester
M60 2AT

Part 1 – Particulars of the application/development
Proposal: Temporary approval for erection of two storey building to be used for flexible 
commercial uses (Use Classes A1 (shop), A3 (restaurant/cafe), A4 (drinking 
establishment) or A5 (hot food takeaway)) together with vehicular/servicing access from 
Brancaster Road, landscaping and associated works

Location: Land Bound By Oxford Road, Oxford House And Mancunian Way , 
Manchester, M1 7ED

Date of application: 4 August 2017

Application number: 117089/FO/2017

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

Article 35 Declaration

Officers have worked in a positive and proactive manner based on seeking solutions to 
problems arising in relation to dealing with the planning application. Appropriate 
conditions have been attached to the approval.

Condition(s) attached to this decision

 1) The permission hereby granted is for a limited period only, expiring on 20 October 
2022, and the use comprising the development for which permission is hereby granted 
is required to be discontinued on that date.

Reason - The development hereby approved is of a temporary nature only and in order 
to allow the City Council the opportunity to reconsider the appropriateness of this 
development, the consequences of which have not been considered beyond 20 October 
2022, pursuant to Core Strategy policies SP1, CC1, CC7 and DM1.
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 2) The development hereby approved shall be carried out in accordance with the 
following drawings and documents: 

The site location plan, stamped as received by the Local Planning Authority on 26 July 
2017

The drawings within the 'Oxford House, Phase 1A Design Elements' document, dated 
30.06.17, stamped as received by the Local Planning Authority on 31 July 2017

The recommendations within the submitted Crime Impact Statement, ref. 
2017/0400/CIS/01 Version A 02.08.17, stamped as received by the Local Planning 
Authority on 3 August 2017

The submitted waste management report and strategy, stamped as received by the 
Local Planning Authority on 26 July 2017

The submitted Retail & Events Strategy, received via email on 18 October 2017

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

 3) a) Before the development hereby approved commences, a report (the Preliminary 
Risk Assessment) to identify and evaluate all potential sources and impacts of any 
ground contamination, groundwater contamination and/or ground gas relevant to the 
site shall be submitted to and approved in writing by the City Council as local planning 
authority. The Preliminary Risk Assessment shall conform to City Council's current 
guidance document (Planning Guidance in Relation to Ground Contamination).

In the event of the Preliminary Risk Assessment identifying risks which in the written 
opinion of the Local Planning Authority require further investigation, the development 
shall not commence until a scheme for the investigation of the site and the identification 
of remediation measures (the Site Investigation Proposal) has been submitted to and 
approved in writing by the City Council as local planning authority. 

The measures for investigating the site identified in the Site Investigation Proposal shall 
be carried out, before the development commences and a report prepared outlining 
what measures, if any, are required to remediate the land (the Site Investigation Report 
and/or Remediation Strategy) which shall be submitted to and approved in writing by the 
City Council as local planning authority.

b) When 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.

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 shall cease and/or 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.
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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 Core Strategy.

 4) Deliveries, servicing and collections, including waste collections, shall not take place 
outside the following hours: 

07:30 to 20:00, Monday to Saturday
10.00 to 18.00 on Sundays and Bank Holidays

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

 5) Prior to the occupation of each individual unit requiring fume, vapour and odour 
extraction, a scheme for the extraction of any fumes, vapours and odours from each unit 
hereby approved shall be submitted to and approved in writing by the City Council as 
local planning authority.  An odour impact assessment is required for each unit together 
with suitable mitigation measures, information regarding the proposed 
cleaning/maintenance regime for the fume extraction equipment, and details in relation 
to replacement air.  Any scheme should make reference to the Defra document entitled 
'Guidance on the Control of Odour and Noise from Commercial Kitchen Exhaust 
Systems', particularly Annex B. The scheme shall be implemented in accordance with 
the approved details prior to the first occupancy and shall remain operational thereafter

Reason - In the interests of the amenities of the occupiers nearby properties in order to 
comply with saved policy DC10 of the Unitary Development Plan for the City of 
Manchester and policies SP1 and DM1 of the Core Strategy.

 6) The premises shall not be open outside the following hours:-

07.00 to 00.00 (midnight) Monday to Sunday

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

 7) External lighting shall be designed and installed so as to control glare and overspill 
onto nearby residential properties. If any lighting at the development hereby approved, 
when illuminated, causes glare or light spillage which in the opinion of the City 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 City 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.

 8) The consent hereby granted shall not allow for the playing of any live music or 
amplified sound or music within the units or outside in the courtyard area at any time.

Reason - In the interests of the amenities of occupiers of nearby properties pursuant to 
policies SP1 and DM1 of the Core Strategy.
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 9) Prior to the commencement of the development (excluding enabling works), a 
detailed construction management plan outlining working practices during development 
shall be submitted to and approved in writing by the City Council as Local Planning 
Authority. For the avoidance of doubt this should include; 

-  Display of an emergency contact number;
-  Details of Wheel Washing;
-  Dust suppression measures; 
-  Compound locations where relevant; 
-  Location, removal and recycling of waste;
-  Routing strategy and swept path analysis for construction vehicles;
-  Parking of construction vehicles and staff;  
-  Sheeting over of construction vehicles;
-  Traffic estimates;
-  Controls to ensure deliveries and loading do not block the highway.

The development shall be carried out in accordance with the approved construction 
management plan. 

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

10) a)  Before first occupation of any part of the development, a 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. 

b)  Within six months of the first use of the development, a revised Travel Plan which 
takes into account the information about travel patterns gathered under part a) shall be 
submitted to and approved in writing the by the City Council as local planning authority. 
The Travel Plan shall be kept in operation at all times thereafter.

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 and 
EN16 of the Core Strategy.

11) Before any external seating areas within the courtyard are first brought into use, full 
details of the hours of use proposed for these areas shall be submitted to and approved 
in writing by the City Council as Local Planning Authority. The development shall be 
implemented in accordance with the approved hours.

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

12) Any 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.
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Before development commences, the scheme shall be submitted to and approved in 
writing by the City Council as local planning authority in order to secure a reduction in 
the level of noise emanating from the site. 

Reason - To safeguard the amenities of the occupiers of nearby residential 
accommodation, pursuant to policies SP1 and DM1 of the Core Strategy.

13) Any events proposed within the development that would operate outside the 
parameters of the approved Retail & Events Strategy, received via email on 18 October 
2017, shall only take place in accordance with a bespoke event management plan for 
each event  that shall be submitted to and approved in writing by the City Council as 
Local Planning Authority before each event takes place. Each event shall be 
implemented in accordance with the approved details at all times.

Reason - To safeguard the amenities of the occupiers of nearby properties, pursuant to 
policy DM1 of the Core Strategy.

14) In this condition "retained tree" means an existing tree, shrub or hedge which is to 
be as shown as retained on the approved plans and particulars; and paragraphs (a) and 
(b) below shall have effect until the expiration of 5 years from the date of the occupation 
of the building for its 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 Core Strategy.
 

Informatives
This permission does not grant approval under Building Regulations.

Mining Information
The proposed development lies within an area which could be subject to current coal 
mining or hazards resulting from past coal mining. Please read the Standing Advice 
from the Coal Authority in Appendix A.

The applicant is reminded that, under the Wildlife and Countryside Act 1981 as 
amended  it is an offence to remove, damage, or destroy the nest of a wild bird, while 
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the nest is in use or being built. Planning consent does not provide a defence against 
prosecution under this act. If a birds nest is suspected work should cease immediately 
and a suitably experienced ecologist employed to assess how best to safeguard the 
nest(s).

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

Monday - Friday: 7.30am - 6pm 
Saturday: 8.30am - 2pm 
Sunday / Bank holidays: No work 

Reason - To safeguard the amenities of the occupiers of nearby residential and 
commercial properties during the construction/demolition phase. 

Date: 20 October 2017

Signed:

Julie Roscoe
Head of Planning, Building Control & Licensing

Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA
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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/appeal-planning-inspectorate. The Inspectorate will publish details of your 
appeal on the internet.

Alternatively, appeals can be made on a form which is obtainable from Planning 
Inspectorate, Customer Support Unit, Room 3/15, Eagle Wing, Temple Quay House, 2 
The Square, Temple Quay, Bristol BS1 or by telephone 0117 372 6372.

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.

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 or 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 their 
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.   

 

https://www.gov.uk/appeal-planning-inspectorate

