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1. Introduction and Summary 
1.1 The Consultation Report  

This Consultation Report has been prepared by Font Communications on behalf of The 
James (M1 Living) Limited, a UK-based accommodation provider managing over 300 
units across key cities such as Manchester, Liverpool, Sheffield, and Birmingham 
(hereafter referred to as ‘the Applicant’). 

This Report summarises the pre-application public consultation and stakeholder 
engagement activities undertaken by the Applicant in respect of a planning 
application for the ‘Proposed Scheme’ comprising the redevelopment of Boulton 
House, 17-21 Chorlton Street, Manchester as follows: 

In summary, the Proposed Scheme comprises the transformation of the existing 1973 
office building (known as Boulton House) including an element of new build on the 
existing car park, into 261 serviced apartments which will offer short-term 
accommodation as an alternative to hotels for visitors to the city. It will operate under 
a specially curated brand -Joyce by The James -with a focus on creating a home away 
from home. 

1.2  Site location 

The Application Site (the Site) comprises Boulton House at 17-21 Chorlton Street, a nine-
storey office building. It includes associated surface car parking to the east with several 
small-scale trees and shrubs. The Site is located in the administrative boundary of 
Manchester City Council to the north-east of Chorlton Street, between Major Street and 
Bloom Street, on the edge of Manchester’s Gay Village and the Portland Street 
Strategic Regeneration Area (SRF).  

The Site is within a highly accessible location in Manchester City Centre and is well-
served by public transport, located directly opposite Manchester Central Coach Station 
and within a short walk from Manchester Piccadilly and Oxford Road train stations. 

1.3 Summary of consultation and engagement  

The Applicant has delivered a period of pre-application consultation on the scheme, 
engaging residents and stakeholders from the local community. The Applicant took an 
open and inclusive approach to consultation providing the opportunity for a wide 
range of stakeholders including current tenants of Boulton House, ward councillors 
and MPs, the local community and local businesses across within the Gay Village and 
Portland Street area to view and comment on the plans.  

The approach to pre-application consultation was considered in line with 
recommendations set out in Manchester City Council’s Statement of Community 
Involvement (adopted 2018) and shared at a formative stage in the process with 
Piccadilly ward councillors and MCC planning officers. 
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Throughout, the Applicant has remained committed to engaging with residents and 
stakeholders using a variety of methods aimed at maximising awareness and 
participation in the consultation.  This has included: 

• Correspondence and briefings offered to locally elected members in the site’s 
Piccadilly ward. 

• Correspondence with the neighbouring councillors in Deansgate ward and Lucy 
Powell MP for Manchester Central.  

• Newsletters sent to 1,200 residents and businesses around the site including 
restaurants and bars on Canal Street including nearby Kampus, Stagecoach and 
anchor institutions nearby such as the University of Manchester. 

• A press release and social media posts issued at key project milestones. 
• Newsletters sent to a range of community and interest groups close to the site 

and surrounding area including the Friends of Manchester’s Gay Village, Village 
Action Forum, Village Licenced Business Association, Friends of Sackville 
Gardens and Manchester Pride, The Canals and Rivers Trust, Piccadilly East 
Residents Association. 

• Information issued to city-wide and regional business groups with a visitor 
interest including Visit Manchester, MIDAS, Manchester Chamber of Commerce, 
Forever Manchester, Community Arts North West.  

• Publicising and holding a drop-in event in the foyer of Boulton House for existing 
tenants, local residents, businesses and groups to which key community groups 
attended such as the LGBT Foundation.   

• Delivering an online Q&A for those unable to attend the in-person event. 
• Publicising a community contact points, including a freephone community 

information line, project email address and freepost address. 
• Providing information on a dedicated project website including the scheme 

masterplan, benefits, FAQs, project updates and online questionnaire.  

This Consultation Report presents a summary of the activity and feedback received 
during the consultation process. All the comments received during the consultation 
have been logged and analysed and, where appropriate, considered in the 
development of the Application. 

The Applicant recognises the long-term nature of the Proposed Scheme and its 
delivery and is committed to ongoing engagement and relationships with 
stakeholders and the community. Beyond the pre-application consultation period The 
James will continue its future engagement with local groups and businesses to ensure 
integration with the local community. 
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2.  Relevant policy and guidance   
2.1 National policy  

Community involvement is an essential part of the planning process and helps to 
ensure that development is shaped by local views.  The Applicant recognises that 
community involvement is an integral and important component of planning and its 
approach to consultation with the local community reflects this.  

It is widely recognised that pre-application consultation leads to better development. 
Consultation provides the opportunity to glean information and ideas from a local 
community which can enrich a scheme. It also provides the opportunity to understand 
local concerns and aspirations. 

The National Planning Policy Framework (NPPF), updated in December 2024 
encourages applicants to undertake pre-application consultation. Paragraph 40 states: 
“Early engagement has significant potential to improve the efficiency and effectiveness 
of the planning application system for all parties. Good quality preapplication 
discussion enables better coordination between public and private resources and 
improved outcomes for the community.” 

The NPPF also states that local planning authorities should encourage those 
applicants, who are not already required to do so by law, to engage with the local 
community before submitting their applications: “Local planning authorities have a key 
role to play in encouraging other parties to take maximum advantage of the pre-
application stage. They cannot require that a developer engages with them before 
submitting a planning application, but they should encourage take-up of any pre-
application services they offer (Paragraph 41). 

2.2  Manchester City Council Statement of Community Involvement 
(Adopted 2018) 

Every Council has to publish a document called a Statement of Community 
Involvement (SCI) which lets residents, businesses, the voluntary sector and other 
stakeholders in the area know how they can get involved in planning activity.  

For Manchester, the SCI sets out an approach which is not prescriptive, but which 
recommends that developers consult with the community whilst designing their 
scheme through a variety of methods, such as through social media, a website, letters, 
questionnaires, meetings, exhibitions, and leaflets.  

2.3 Consultation and engagement approach  
The approach to pre-application consultation and stakeholder engagement takes into 
account both national and local policy and guidance. The approach was discussed and 
shared with Manchester City Council officers during pre-application discussions and 
with Piccadilly ward councillors. 

The consultation objectives include: 

• To undertake a comprehensive and meaningful pre-application consultation 
that gives local people the opportunity to have their say: Engaging elected 
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members, neighbouring properties, local businesses and residents as well as 
community groups in and around the nearby Portland Street area and 
Manchester Gay Village. 

• Considering the objectives of the Gay Village Action Plan and local benefits: 
The consultation material set out the Proposed Scheme’s response to the 
objectives set out on the Gay Village Action Plan and the opportunity for 
community integration of the scheme in ensuring the area remains a safe and 
vibrant space for the LGBT+ community, supporting its identity, creating 
community spaces, promoting active street frontages and natural surveillance, 
and implementing effective building management that enhances the local 
environment. 

• Ensuring accessibility and inclusion: Ensuring the activity planned and 
delivering through the pre-application consultation is accessible, clear, and 
inclusive through bringing forward both in-person and online events with a 
variety of methods for feedback.  

• Considering feedback: All feedback was considered and listened to during the 
consultation period 

In preparation for the pre-application consultation, various local stakeholders across 
Manchester City Centre with a likely interest in the proposed site were identified via a 
mapping exercise.  

The stakeholder list included:  

• Local ward members relating to the Application Site (Piccadilly and Deansgate). 
• Member of Parliament for Manchester Central. 
• A range of community and interest groups close to the Application Site and 

surrounding area. 
• Local and regional business groups. 
• Local residents and businesses around the Application Site. 

The approach taken was to validate the stakeholders identified with the Piccadilly ward 
councillors to ensure that the groups identified were those who comprised the 
community locally to the site.  

A variety of engagement methods were planned to engage the relevant audiences and 
provide forums for feedback and meaningful, two-way dialogue through a hybrid in-
person and digital approach.  
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3. Consultation Activity  
3.1 Overview of consultation 

The public consultation period for the Proposed Scheme launched on Monday 28 April 
and closed on Friday 16 May 2025. During this period, the following activity has taken 
place:  

3.2 Stakeholder engagement meetings 
Prior to the launch of the public consultation, the Applicant contacted and offered 
briefings to all identified stakeholders. This included local councillors, MPs, local 
businesses and local community groups.  

The early correspondence with Piccadilly ward councillors provided the opportunity to 
hear feedback as previously stated in paragraph 2.3 regarding local groups and the 
proposed consultation approach as well as a briefing on the plans.  

3.3 Newsletter  
A newsletter was delivered to around 1200 addresses locally. The distribution area for 
the newsletter can be found at Appendix 1.   

A copy of the newsletter was also issued to occupiers, stakeholders and local 
businesses. Copies of the newsletter were also available at the drop-in event. 

The newsletter advertised the drop-in event, alongside details of the website and social 
media channels. A questionnaire was included with the newsletter which could be sent 
back via Freepost. A copy of the newsletter can be found at Appendix 2. 

a presentation of the scheme and the opportunity for attendees to ask questions.  

3.4 Project website 
The project website was available from the launch of public consultation to provide 
information about the scheme and opportunity to provide feedback online.  

The project website included details on the scheme, introduced the brand and the 
Applicant, provided information about the proposals, local community benefits and 
provided answers to frequently asked questions.  

The website also invited feedback through an online version of the questionnaire and 
listed the community contact channels and social media channels. As the consultation 
progressed additional materials were added including the drop-in exhibition banners.  

The website was promoted through the stakeholder letters, newsletters, press release 
and through The James social media channels. A copy of the website is provided at 
Appendix 3. 

3.5 Questionnaire 
During the consultation, feedback was invited via a questionnaire. A hard copy was 
included with the project newsletter, which could be returned via Freepost. The 
questionnaires could also be completed online and were made available at the drop-
in events. A copy of the questionnaire can be found at Appendix 4. 
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3.6 Drop-in event 
The Applicant held a public drop-in session on Thursday 8 May between 3pm-7pm in 
the lobby of Boulton House 17-21 Chorlton St., Manchester M1 3HY. 

25 people attended the event. This included attendance from tenants, local residents 
and community groups. 

At the events, information about the Proposed Scheme was displayed on a series of 
banners, and members of the project team were on hand to answer questions. The 
exhibition banners from the drop-in events can be found at Appendix 5, with 
photographs from the events found at Appendix 6. 

3.7 Online Q+A 
To provide a further opportunity for interested stakeholders to understand more about 
the Proposed Scheme, an online Q&A was held on Tuesday 13 May from 6pm-7pm. The 
online Q&A provided participants with a presentation about the development and 
offered the opportunity to ask questions on the proposals.  

3.8 Press release 
The Applicant took a proactive approach with local, regional and national media 
outlets, to inform a wider audience of the Proposed Scheme.  A press release was issued 
at the start of the consultation on 28 April 2025 and coverage was secured across 6 titles 
including around 12,000 estimated views based on audience size and social 
engagement:  

• Place North West  
• Business Desk 
• Insider Media  
• The Manc  
• The Manc  
• About Manchester 
• Canal Street Manchester. 

A copy of the press release can be found at Appendix 7. 

3.9 Social Media 
The Applicant’s established Instagram and Facebook channels were used to promote 
the consultation and advertise the drop-in events. Social media posts were also shared 
as a reminder to submit feedback and on consultation close.  

A copy of the social posts can be found at Appendix 8 

3.10 Community contact points 
The Applicant established a set of community contact points for the Proposed Scheme 
which were advertised during the consultation: 

• Freephone Information Line: 0800 689 1095 
• Email: JoycebyTheJames.manchester@fontcomms.com 
• Freepost address:  Freepost HAVE YOUR SAY (no stamp required) 
• A contact form on the project website to provide comments.  
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Whilst the questionnaire was closed for comments on Friday 16 May, the contact 
channels remain open for any further enquiries. 

4. Consultation Feedback 
4.1 Overview of feedback 

This section of the Consultation Report provides an overview of the comments and 
discussion that took place with the Applicant during the public consultation period. 
This encompasses feedback through the consultation activity outlined previously in 
the Consultation Report, including views expressed via responses to the consultation 
questionnaire. 

During the consultation period, the project team received feedback in the following 
ways: 

• 5 questionnaires completed online 
• 2 questionnaires completed at the drop-in event  
• 25 visitors attended the drop in event Boulton House including discussions with 

representatives from the LGBT Foundation a community group based in the Gay 
Village, tenants of Boulton House and neighbouring business representatives 

4.2 Questionnaire feedback 
Overall, 7 questionnaires provided detailed feedback on the proposals.  

The questionnaire sought to understand the demographic of those who participated, 
with 5 out of the 7 responses being from people in the 31 to 40 age bracket and the two 
remaining respondents being from respondents aged 51-60.  

The report presents a representation of the comments made by respondents for each 
respective question. All questions provided open dialogue boxes for comments.  

Question 1: Do you support the plans to give Chorlton Street a long-term future by 
creatively adapting the existing building into short-term serviced apartments? 

• Overall, most respondents expressed a supportive or neutral response to the 
question. 

• One respondent stated that the Proposed Scheme would be great for the area, 
especially the food and beverage spaces.  

• One respondent expressed clear support for the regeneration and bringing the 
building into good use.  

• One stated that it was great to see more coming to the area.  
• Some asked for more information on how the building would contribute 

positively to the identity of the Manchester Gay Village.  
• One respondent stated ‘no’ and felt that the development would attract the 

wrong type of visitors to the neighbourhood. 

Question 2: What other improvements do you think we could make to our plans 
which would contribute to the area and the neighbourhood? 

• Some respondents were sceptical of the development “potentially offering 
amenities to the community” and suggested that space for LGBTQ+ 
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organisations and charities should be prioritised to contribute to the 
sustainability of the Gay Village.  

• One respondent stated shared outdoor green space. 
• One respondent highlighted the importance of affordable accommodation 

options at peak times such as during Manchester Pride.  

Question 3: Do you support our plans to bring an active commercial use to the 
ground floor? 

• Broad support was expressed with the majority of responses stating ‘yes’, one 
stating ‘unsure’ with only one respondent stating ‘no’ with the reason that there 
are enough empty units in the neighbourhood.  

• One respondent suggested that independent, LGBTQ businesses should be 
given preferential rates. 

• A suggestion was made regarding space for a cocktail bar on the ground floor 
before entering the village would improve the area. 

• One respondent reaffirmed the importance of preserving the identity of the 
area. 

Question 4: Is there anything else you’d like to add? 

• One respondent suggested a more strategic approach to development in the 
area to support the local LGBTQ+ community to enhance the valuable 
reputation of the area as a safe and important space for the community and its 
unique identity.  

4.3 General themes, comments, and suggestions 
Further to the questionnaire feedback, there were a number of discussions that 
took place during stakeholder briefings and through discussions at the drop-in 
event. The following summary table provides a summary from the feedback.  

Theme Comments 

Supporting the 
objectives of the 
Manchester Gay 
Village  

• There were a range of comments regarding the 
development’s contribution to the existing culture 
and community of the Manchester Gay Village.  

• Suggestion of partnership working with the LGBT 
Foundation to promote initiatives such as 
potentially signposting to the Village Angels and 
sexual health services in the lobby of the new 
development.  

• Suggestion of supporting annual events with 
introductory rates/loyalty scheme during events 
attracting large numbers of visitors including 
Manchester Pride.  

• Providing rentable/hire out space for LGBTQ+ 
community organisations and charities, local arts 
and theatre production to ensure future 
collaboration and integration into the community.  



  

  
 

11 
 

Local amenities • It was stated that a local food store was needed 
and could be considered as part of the ground 
floor. 

• Suggestions for a cocktail bar or food and beverage 
offer on the ground floor were well supported with 
access to non-residents.  

• Support for a gym open to non-residents or 
dance/rehearsal/studio space at ground floor.  

• Support for SME space at the bottom of the 
development as positive for the local community. 
In similar developments previously, there has 
been backlash from local businesses in the area 
opposing large chains. 

• It would be positive to encourage local businesses 
which fit into the cultural context, into this space.  

Affordable 
accommodation  

• It was highlighted that there is a lack of lower-cost 
visitor accommodation in the area during major 
events.  

• There were also concerns over pricing out local 
people due to the development being high end.  

Cycle parking  • Demand was expressed for safe, secure bike 
parking for those working in the area.  

Creative ideas • A suggestion for beehives on the roof of the 
Proposed Scheme 

• Consideration of using local artists in the 
accommodation room design. 

 
The following section of the report sets out the Applicants response to the feedback 
received.   
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5.   Applicant Response 
All the comments received during the consultation have been carefully considered and 
where appropriate, taken into account in the development of the planning application.  

This section of the report sets out how the applicant has responded to the issues raised 
during the consultation.  

Theme Response 

Supporting the gay village 
and surrounding 
community 

The Applicant has listened carefully to the feedback 
and is committed to engaging and supporting the 
local community where possible.  

The Applicant will consider the suggestions made 
through discussions with local groups such as the 
LGBT Foundation and will continue to develop a 
positive relationship and partnerships into the future 
stages of the development.  

The ideas submitted and discussed are predominantly 
relevant to the operational stages of the Proposed 
Scheme and should the application be successful, the 
Applicant is open to further discussions and 
engagement.  

Local amenities  The Applicant recognizes that the commercial use 
space in the development is valuable with potential to 
attract a local, independent business.   

The Applicant will consider the suggestions submitted 
and discussed through the consultation which refer to 
the ground floor uses within the building.  

Affordable 
accommodation  

The Applicant is committed to ensuring that it is an 
inclusive space which doesn’t budge on its luxury 
standards. The Applicant will continue to strive to find 
a solution for the Proposed Scheme that balances 
market demands with affordability goals and will 
consider some of the ideas around memberships or 
rates that have been raised through the consultation.  

Cycle parking  The scheme will provide a number of spaces for guests 
of the building. Whilst at this stage it is not possible to 
commit to any wider provision, there will be safe cycle 
storage within the building.  

Creative ideas The Applicant thanks those who submitted the ideas 
around artwork and beehives to the consultation 
which will be further considered.  
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6.   Conclusions & next steps 
This Consultation Report demonstrates a wide-reaching, inclusive and accessible public 
consultation on the Proposed Scheme. The methods and activities delivered support 
both national and local guidance for pre-application consultation and local engagement 
including wide distribution of a project newsletter, website and supporting media and 
social media coverage.  

The Applicant remains committed to ongoing engagement on the scheme into the 
next stages of the project including:  

• Ongoing discussions with local groups and stakeholders, particularly with the 
LGBT Foundation. 

• Ongoing, long-term engagement into potential operation stages and 
partnership working where possible to ensure integration with the 
neighbourhood and local community.   

The communication channels used during the consultation period will continue to 
operate following submission of the Application, to ensure interested parties can keep 
up to date as the Proposed Scheme progresses.  This will include information online 
and well-publicised communication channels; and proactive measures to update and 
inform stakeholders following submission and consideration of the Application.  
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 Appendices 
Appendix 1 – Newsletter distribution area 

Mailed and hand delivered addresses total: over 1,200 addresses  
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Appendix 2 - Consultation newsletter 
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Appendix 3 – Website  
https://joycebythejames.com/ 
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Appendix 4 - Questionnaire 
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Appendix 5 – Exhibition banners 
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Appendix 6 – Drop-in Exhibition  
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Appendix 7 – Press release and coverage 
 
Press release  
For Immediate Release – Monday 28th April 2025 

 

A new chapter for Boulton House, 17-21 Chorlton Street 
 

Local residents, businesses and community groups are being invited to share their views 
on plans to transform an underused, 1970s office block at the edge of Manchester’s Gay 
Village into Joyce by the James, a scheme of 261 short-stay, serviced apartments. 

The James, a family-run, UK based developer and operator, who acquired Boulton House in July 
2024, is now progressing plans to refurbish and repurpose the site.  

Operating under their specially curated short-stay brand – Joyce by The James, the scheme will 
be Manchester’s newest serviced-apartment offering for short-stay visitors to the city. The Joyce 
will contribute to the Council’s ambition of being the most visited city region outside of London 
and a top 20 European destination by 2030.  The proposed scheme is in a prime location, at a 
key gateway to Manchester's Gay Village, opposite Manchester’s Chorlton Street Coach Station 
and within walking distance of Piccadilly Station and the Metrolink.  

The distinctive new offering will combine the comfort of home with the convenience of high-end 
hospitality. The plans offer outstanding amenity spaces for guests, including a social lounge, 
outdoor terrace, business lounge, gym and games room for a premium guest experience.  

The plans include: 

• Luxury short-term Serviced Apartments with nightly, weekly or extended stays (up to 
12 weeks) with flexible booking options 

• A professionally managed building with a 24-hour, on-site management team  
• Ground floor commercial space to activate the street and support local businesses 
• Step-free access to ensure inclusivity for all users 
• Zero-parking strategy to promote sustainable travel. 

 
A Manchester-based team including SimpsonHaugh, Deloitte and Font Comms are advising 
Joyce by The James and working on a locally responsive scheme which looks to activate and 
increase the vibrancy of Chorlton Street, Major Street and Bloom Street intersection. Joyce will 
aim to create a differentiated high-quality visitor experience, fostering a sense of community 
through the new commercial space at ground floor. 

Aron Azouz, Co-Founder at The James, said: 

“Joyce by The James will give Boulton House a meaningful role in the life of the future  
neighbourhood. Our ambition is that through the creative and dynamic refurbishment of the 
building as it enters the end of its current life cycle, the Joyce remains as a long-lasting part of 
the fabric of Chorlton Street and the Gay Village neighbourhood and makes an improved 
contribution to the area’s energy, character and identity.” 
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Grant Sulkin, Co-Founder at The James added:  

"We understand the value of listening to the local community as part of the planning process. We 
want to hear from people who know and love this part of Manchester, their insight will be vital in 
helping us get this right and we are excited to introduce Joyce by The James to the public!” 

 
The public consultation is now open for feedback and runs until Friday 16 May 2025. Joyce’s 
team will be hosting a drop-in event on Thursday 8 May, 3-7pm at the Boulton House Foyer, 17-
21 Chorlton Street, Manchester. There will also be an online Q&A on Tuesday 13 May from 6-
7pm. Please visit the website at joycebythejames.com to sign up for the online Q&A event and 
find out more.   

The public consultation plans to reach a broad cross-section of the local community, with a focus 
on residents, businesses and LGBTQ+ groups in and around the Gay Village. All feedback will be 
considered ahead of a planning application to Manchester City Council later this year. 

Following vacant possession of the building at the end of November 2025, and subject to 
obtaining planning permission, construction would set to begin in 2026 and Joyce completed and 
launched into 2027. 

ENDS 

NOTES TO EDITORS 

Image of proposed Joyce by The James, 17-21 Chorlton Street  

 

About The James: 

http://joycebythejames.com/Manchester
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The James are a family-run development and operation company focussed on being high-quality 
accommodation providers. They have successfully developed and operate several sites across 
Manchester, Liverpool, Sheffield and Birmingham. Their site in Manchester is on Dantzic Street 
and operates under The James brand which is their longer-let offering.  

 
 

Press release coverage  

 

  



  

  
 

31 
 

Appendix 8 – Social media posts 
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