RAPLEYS

Planning Department
Manchester City Council
PO BOX 532

Town Hall

Manchester

M60 2LA

Our ref: AL/22-01715
Your ref: PP- 14106706
Date: 8" August 2025

Dear Sir/Madam,

RE: SUBMISSION OF A FULL PLANNING APPLICATION FOR A CHANGE OF USE FOR DRINKING
ESTABLISHMENT WITH EXPANDED FOOD PROVISION AND FLEXIBLE OPEN E CLASS USE AND
EXTERNAL AND INTERNAL REFURBISHMENT WORKS TO ARCH 5 AT CORPORATION STREET,
MANCHESTER, M4 4DG

We act on behalf of The Arch Company (the ‘Applicant’) and have been instructed to submit a full
planning application for a change of use for drinking establishments with expanded food provision
(sui generis) and an open Class E (Commercial, Business and Services) to include retail, office, light
industrial and restaurant/café uses, with associated access and parking along with external and
internal refurbishment works including treatments to the front and rear facades Arch 5 at
Corporation Street, Manchester, M4 4DG.

The description of development is as follows:

‘Change of use for drinking establishments with expanded food provision (sui generis) & an
open Class E (Commercial, Businesses and Services) to include retail, office, light industrial
and restaurant/café uses, provision of a new substation with assoclated access and parking,
along with external and internal refurbishment works including treatments to the front and
rear facades for Arch 5 at Corporation Street, Manchester, M4 4DG".

CONTENT OF THE SUBMISSION
This letter is accompanied by:

- Application Form and Certificates signed and dated.

- Design and Access Statement prepared by SGP Architects and Masterplanners.

- A suite of planning drawings prepared by SGP Architects and Masterplanners.

- Noise Impact Assessment prepared by Milelr and Goodall

- Transport Technical Statement prepared by TPA.

- Servicing and Management Plans prepared by TPA.

- Previous Wider Arch Development Granted Decision Notice Ref: 135342/F0/2022.
- Planning Letter, prepared by Rapleys LLP (this document).

A payment of £673.00 (including Planning Portal service charge) to cover the planning application
fee has been paid to Manchester City Council via the Planning Portal.

We would be grateful if you could consider the contents of this letter when determining the
application.

Rapleys — One Upper James Street, London, W1F 9DE
T: 0370777 6292 E: info@rapleys.com www.rapleys.com @rapleys linkedin/twitter

Rapleys LLP is registered as a limited liability partnership in England and Wales. Registration No: OC308311
Registered Office: Unit 3a The Incubator The Boulevard, Enterprise Campus, Alconbury Weald, Huntingdon. PE28 4XA  Regulated by RICS



SITE AND SURROUNDINGS

The existing site consists of 10 no. previously tenanted, currently vacant railway arches, numbered
1-4 & 6-11, forming a section of an arched viaduct located on Corporation Street, Manchester. The
site is bordered to the South East (main frontage elevation) by Corporation Street & Dantzic Street
footpath and road. The North West is bordered by the River Irk and a large car park beyond, within
another ownership. Arch 5 is subject to this application and with the other Arches 1-4 and 6-11 are
not part of this application as they already have planning permission granted under application ref:
135342/F0/2022. Beyond arch 11 are several further arches that are not part of this application but
are under the same demise.

The site has excellent access to public transport being in a city centre location. Manchester Victoria
Rail Station is located less than 500 metres to the west of the site. The nearest bus stop is located
on Rochdale Road (A664) and is within a 2-3-minute walk to the south east of the site and provides
services towards north and south of Manchester. The area surrounding the site is mixed in
character, with commercial, industrial, and residential uses situated in the local vicinity. The site has
a Greater Manchester Accessibility Level (GMAL) rating of 8 (very high) which highlights the sites
excellent access to public transport services.

The Manchester City Council Local Plan Policies Map identifies the arches as being within the
following relevant designations:

- Regional Centre
- North Manchester Policy Area

Further to the above the subject site is not within a Conservation Area, nor in proximity to any listed
buildings or their settings. The arches are located within Flood Zone 1 which translates to a low
probability of flooding.

PLANNING HISTORY

A search of Manchester City Councils planning register identifies that following relevant planning
applications;

- 135342/F0/2022: Change of use for drinking establishments with expanded food provision
& an open Class E (Commercial, Businesses and Services) to include retail, office, light
industrial and restaurant/cafe uses, provision of a new substation with associated access
and parking, along with external and internal refurbishment works including treatments to
the front and rear facades for Arches 1-4 & 6 -11 at Corporation Street — Granted subject to
planning conditions 14.12.2023.

PLANNING POLICY CONTEXT

Planning decisions should be made in accordance with adopted national and local planning policies.
As set out in Section 38(6) of the Planning and Compulsory Purchase Act 2004, the starting position
for any decision is the Development Plan, unless material considerations indicate otherwise. In the
context of this application, the Development Plan comprises:

- Manchester Core Strategy 2012-2027 (2012)

- Extant (remaining Unitary Development Plan Policies)
- Greater Manchester Joint Waste DPD (2012)

- Greater Manchester Joint Minerals DPD (2013)

- Proposal Map



In terms of material considerations relevant to this application, the National Planning Policy
Framework (NPPF 2024) is also reviewed. Appendix 1 of this letter provides a full summary of the
national, regional, and local planning policies that are relevant when assessing this proposal.

DEVELOPMENT PROPOSAL

This proposal seeks a change of use for drinking establishments with expanded food provision and
a flexible open E use class to include retail and leisure uses, and external and internal refurbishment
works for Arch 5. The size and uses proposed to the arch are as follows:

- Arch 5 (216m? GIA) - Flexible Class E (Commercial, Business and Services) & drinking
establishment with expanded food provision.

PLANNING CONSIDERATIONS
PRINCIPLE OF DEVELOPMENT

The arches are located within the Regional Centre (Policy EC 3) and the North Manchester (Policy
EC 4) which encourages employment generating uses including offices and other commercial
development. It is the largest concentration of economic activity in the Manchester City Region,
with the City Centre and adjacent areas providing approximately 14ha of employment land.

The proposal seeks to change the use of arch 5 for a flexible open E use class and drinking
establishment with expanded food provision (sui generis) which will include retail, office, light
industrial and restaurant and café uses that are all compatible with the other commercial and
residential uses within the surrounding area. The arch is located within a Greater Manchester
Accessibility Level (GMAL) rating of 8 (very high) which highlights the sites excellent access to
public transport services and the proposal will promote the use of sustainable transport methods,
such as walking, cycling and the use of the variety of public transport options within the immediate
surrounding area.

The proposal seeks to bring back into use the previously occupied arch that will make effective use
of existing brownfield land, which is supported by Section 11: Making effective use of land in the
NPPF 2024. Such proposed uses within arches are very common across the City of Manchester
with many examples of the reuse of arches for flexible E class uses, allowing the smaller boutique
food and beverage, retail, and leisure businesses to thrive in sustainable locations with minimal
impact on the surrounding area.

Considering the above the proposal is in accordance with NPPF Policies and Manchester City Core
Strategy and the Council are encouraged to support this proposal.

EXTERNAL AND INTERNAL REFURBISHMENT

The main construction of the arch is load bearing brickwork with the main elevations facing
Corporation Street being of relatively low architectural merit and quality. The infills consist of a
combination of masonry, steel and timber windows and curtain walling shopfronts, steel, or timber
vehicular and personnel doors with metal roller shutters and metal overhead shutter boxings, which
are of poor quality and need to be removed and upgraded. The Corporation Street elevation appears
dirty, due to graffiti, the effects of pollution or water ingress/egress which has caused efflorescence
and moss / lichen and vegetation growth with some of the panels broken or fallen away.

This proposal for the typical Corporation Street elevational treatment shows a considered approach
to the infill design which can be carried across all the arches with a similar design aesthetic. This
design for the main Corporation Street elevation comprises new cavity wall / masonry infill, glazed
curtain walling / shopfront, a centrally located glazed double door within the curtain wall with an
external security roller shutter boxing integrated as required. The elevation is broken up with
structural fagade members. The elevation is flanked by an integrated fire escape door and matching
panel opposite to create symmetry to the longer units (7,8,9,10,11). A signage zone is allowed for as
a spandrel panel or as glazing signage. The elevation is to have combined up and down LED lighting



to emphasize the aesthetic. The proposal will also provide signage zones located in between the
arches for future uses to provide their own individual business signage.

The proposed external and internal refurbishment works have been carefully considered in a site-
specific response through drawing on successful refurbishments of nearby arches along with
responding to the surrounding area. The proposed design incorporates high quality materials and
will restore a high-quality appearance to the elevation at this location on Corporation Street. The
design and style of the infills will very much create an on-brand aesthetic which will create an
attractive ‘Street’ of arches suitable for a mixture drinking establishments uses and class E uses
which will be attractive to a wide variety of tenants.

The above external and internal works will rejuvenate underutilized arch spaces for flexible business
space. The new frontages to the arches will link into the existing public realm and provide an active
frontage onto Corporation Street which will also promote links to Manchester Victoria and the wider
city centre to the west and to North Manchester to the east.

In relation to fire safety and means of escape, Arch 5 presents challenges for escape as the front
elevation only allows for a centrally mounted double door due to height restrictions, The arch is over
18m deep so under part B of the building regulations would need a secondary means of escape and
the is no access to the rear. The decision has been taken to line out the full arch so a future tenant
can develop a fire engineered solution to use the full depth of the arch or only fit out to 18m.

Further details are provided within the submitted Design and Access Statement prepared by SGP
Architects and Masterplanners.

SUBSTATION

A new substation was proposed to the eastern corner of the site along Dantzic Street under granted
permission ref: 135342/F0/2022. The substation will have enough capacity to accommodate the
energy needs of arches 1-4 and 6-11 as well as arch 5.

ACCESS, PARKING, SERVICING, AND REFUSE

The site has a Greater Manchester Accessibility Level (GMAL) rating of 8 (very high) which highlights
the sites excellent access to public transport services. On this basis the proposed development will
be car free and seek to retain the existing access arrangements. Disabled users will be able to use
the existing disabled bay located on the opposite side of Corporation Street or the adjacent parking
bays, free of charge and without any time limits

The provision of cycle parking for the arch will be provided in accordance with Local Plan Annex C
Parking Standards subject to the end use. The parking provision will be the responsibility of the end
user and provided within each of the respective arches.

Regarding refuse, servicing, this will be undertaken on-street from the single yellow line kerb

adjacent to each respective arch, as per the existing arrangements. Further details are provided
within the submitted Transport Statement prepared by Transport Planning Associates.

ENVIRONMENTAL CONSIDERATIONS

FLOOD RISK

The sites fall entirely within Flood Zone 1 which translates to a low probability of flooding. The
proposal is for a change of use with minimal external and internal alterations to the arches which

will not impact on the flooding risk to the area.

ACOUSTIC IMPACT



An Acoustic Assessment has been prepared by Miller and Goodall and is submitted in support of
this application. The Assessment concludes that subject to the installation of facade elements
delivering the sound-insulation performance, the redevelopment of Unit 5 is not predicted to result
in a significant noise impact for typical busy pub/bar uses. The conclusions and recommendations
of the approved report (ref. 102959_V3) therefore remain valid, and noise should not form a material
constraint to the approval of the application to redevelop Unit 5.

ECOLOGY ENHANCEMENTS

As per the extant planning permission ref: 135342/F0/2022 (condition 19), this development
proposal for Arch 5 will incorporate bird and bat boxes in accordance with Policies SP1 and EN15 of
the Manchester Core Strategy (2012).

CONCLUSIONS

| trust that you find this letter self-explanatory, and that the council will agree the change of use for
drinking establishments with expanded food provision and a flexible open Class E (Commercial,
Business and Services), the provision of a new substation, along with external and internal
refurbishment of the vacant arches which will revitalise this area and contribute to flexible and
adaptable employment floorspace for a variety of end users within this sustainable town centre and
opportunity area location is acceptable.

If you require any further information regarding the proposals, please do not hesitate to contact me.

Yours sincerely,

Abraham Laker

Abraham Laker (Aug 8, 2025 14:40:46 GMT+1)
Abraham Laker

BA (Hons) MA FRTPI FRSA
Associate Partner

APPENDIX 1: PLANNING POLICY

The following national, and local policies summarised below are considered relevant when assessing
this proposal:

National Planning Policy Framework (2024)

The NPPF sets out the Government’s planning policies for England and how these should be applied.
In this context, the NPPF is a material consideration in planning decisions. The sections of the NPPF
particularly relevant to this application are reviewed below.

Section 4: Decision Making, highlights within paragraph 39 requires local planning authorities should
approach decisions on proposed development in a positive and creative way. They should use the
full range of planning tools available, including brownfield registers and permission in principle, and



work proactively with applicants to secure developments that will improve the economic, social, and
environmental conditions of the area. Decision-makers at every level should seek to approve
applications for sustainable development where possible.

Section 6: Building a strong, competitive economy, identifies that planning policies and decisions
should help create the conditions in which businesses can invest, expand, and adapt. Significant
weight should be placed on the need to support economic growth and productivity, taking into
account both local business needs and wider opportunities for development.

Paragraph 87 requires planning policies and decisions should recognise and address the specific
locational requirements of different sectors.

Section 7: Ensuring the vitality of town centre, identifies that Planning policies and decisions should
support the role that town centres play at the heart of local communities, by taking a positive
approach to their growth, management, and adaptation.

Paragraph 90 criteria c identifies that planning policies should retain and enhance existing markets
and, where appropriate, re-introduce or create new ones.

Section 8: Promoting healthy and safe communities, requires planning policies and decision should
aim to achieve healthy, inclusive, and safe places.

Paragraph 97 criteria a, states that to provide social, recreational, and cultural facilities and services
the community needs, planning policies and decisions should plan positively for the provision and
use of shared spaces, community facilities (such as local shops, meeting places, sports venues,
open space, cultural buildings, public houses, and places of worship) and other local services to
enhance the sustainability of communities and residential environments.

Paragraph 105 states that planning policies and decisions should protect and enhance public rights
of way and access, including taking opportunities to provide better facilities for users, for example
by adding links to existing rights of way networks including National Trails.

Section 9: Promoting sustainable transport, seeks opportunities to maximise sustainable transport
solutions such as walking, cycling and use of public transport.

Section 11: Making effective use of land, states that planning policies and decisions should promote
an effective use of land in meeting the need for homes and other uses, while safeguarding and
improving the environment and ensuring safe and healthy living conditions.

Section 12: Achieving well-design places, encourages the creation of high quality, beautiful and
sustainable buildings and places is fundamental to what the planning and development process
should achieve. Good design is a key aspect of sustainable development, creates better places in
which to live and work and helps make development acceptable to communities.

Paragraph 135 states that planning policies and decisions should ensure that developments:

a) will function well and add to the overall quality of the area, not just for the short term but
over the lifetime of the development.

b) are visually attractive as a result of good architecture, layout, and appropriate and effective
landscaping.

c) are sympathetic to local character and history, including the surrounding built environment
and landscape setting, while not preventing or discouraging appropriate innovation or
change (such as increased densities).

d) establish or maintain a strong sense of place, using the arrangement of streets, spaces,
building types and materials to create attractive, welcoming, and distinctive places to live,
work and visit.



e) optimise the potential of the site to accommodate and sustain an appropriate amount and
mix of development (including green and other public space) and support local facilities and
transport networks; and

f) create places that are safe, inclusive, and accessible and which promote health and well-
being, with a high standard of amenity for existing and future users; and where crime and
disorder, and the fear of crime, do not undermine the quality of life or community cohesion
and resilience.

Section 14: Meeting the challenge of climate change, flood and coastal change, states that The
planning system should support the transition to net zero by 2050 and take full account of all climate
impacts including overheating, water scarcity, storm and flood risks and coastal change. It should
help to: shape places in ways that contribute to radical reductions in greenhouse gas emissions,
minimise vulnerability and improve resilience; encourage the reuse of existing resources, including
the conversion of existing buildings; and support renewable and low carbon energy and associated
infrastructure.

Section 16: Conserving and enhancing the historic environment, states that heritage assets range
from sites and buildings of local historic value to those of the highest significance, such as World
Heritage Sites which are internationally recognised to be of Outstanding Universal Value73. These
assets are an irreplaceable resource and should be conserved in @ manner appropriate to their
significance, so that they can be enjoyed for their contribution to the quality of life of existing and
future generations.

Paragraph 207, states that in determining applications, local planning authorities should require an
applicant to describe the significance of any heritage assets affected, including any contribution
made by their setting. The level of detail should be proportionate to the assets’ importance and no
more than is sufficient to understand the potential impact of the proposal on their significance. As
a minimum the relevant historic environment record should have been consulted and the heritage
assets assessed using appropriate expertise where necessary. Where a site on which development
is proposed includes, or has the potential to include, heritage assets with archaeological interest,
local planning authorities should require developers to submit an appropriate desk-based
assessment and, where necessary, a field evaluation.

Manchester Core Strategy 2012 — 2027 (Adopted 2012)

The Manchester Core Strategy 2012-2027 (Adopted 2012) policies relevant to the proposed
development are as follows.

« Policy SP 1 (Spatial Principles) states that The Regional Centre will be the focus for economic
and commercial development, retail, leisure and cultural activity, alongside high-quality city
living.

e Policy EC 1 (Employment and Economic Growth in Manchester) identifies the Regional Centre
as a key location for major employment growth.

e Policy EC 2 (Existing Employment Space) highlights that the Council will seek to retain and
enhance employment space and sires.

e Policy EC 3 (The Regional Centre) states that within the Regional Centre development for
employment generating uses including offices and other commercial development will be




encouraged. Furthermore, the Regional Centre is an appropriate location for large scale
leisure uses, for which City Centre sites are unsuitable.

e Policy CC 5 (Transport) identifies that developers should work with public transport providers
to ensure that all users are able to access development by sustainable means, especially
taking account of times when developments are likely to be busiest. 58 8 Objective 2
Economy and City Centre Manchester City Council | Manchester Core Strategy 2012 to 2027
Proposals will be supported that improve pedestrian safety, improve air quality and increase
the scope for accessible public realm improvements. Furthermore, the Council will seek to
ensure that development includes adequate parking provision for cars and bicycles.

e Policy EC 4 (North Manchester) identifies that North Manchester is expected to provide
approximately 14ha of employment land.

e Policy C 10 (Leisure and the Evening Economy) identifies that new development and
redevelopment that supports the evening economy, contributes to the vitality of district
centres and supports a balanced and socially inclusive evening/night-time economy will be
permitted, subject to the following considerations:

1. Cumulative impact — in areas where there is already a concentration of bars (A4), hot
food takeaways (A5) and other night-time uses which are detrimental to the character
or vitality and viability of the centre, there will be a presumption against further facilities.

2. Residential amenity — the proposed use should not create an unacceptable impact on
neighbouring uses in terms of noise, traffic, and disturbance.

3. Balance - new uses in Manchester centres should support both the daytime and
evening/night-time economies whilst not undermining the role of the primary shopping
area.

When considering the impact of a proposed bar or hot food take away regard will be had to
the above policy and also:

o The existing number of similar establishments in the immediate area and their
proximity to each other;

o The type and characteristics of other uses, such as housing, shops and public
houses;

o The existence of vacant shop units and the condition of the unit;

o The importance of the location for local shopping, and the number, function and
location of shops that would remain to serve the local community;

o The character of the centre and its frontage, and the nature of the use proposed;

The potential impacts of the proposal on the wider community; and

o Any known unresolved amenity, traffic or safety issues arising from existing uses in
the area.

e}

 Policy T 1 (Sustainable Transport) identifies that the Council will support proposals that:

o Improve choice by developing alternatives to the car;

o Promote regeneration and economic vitality by relieving traffic congestion and
improving access to jobs and services, particularly for those most in need and for
those without a car;

o Improve access to transport services and facilities in order to enable disabled

people and people with mobility impairments to participate fully in public life;

Improve pedestrian routes and the pedestrian environment;

O



o Improve and develop further Manchester’s cycle network (for example the
Manchester Cycleway and the Trans Pennine Trail).

+ Policy EN 8 (Adaptation to Climate Change) requires all development will be expected to be
adaptable to climate change in terms of design, layout, siting and function.

o Policy DM 1 (Development Management) requires all development should have regard to the
following specific issues for which more detailed guidance may be given within a
supplementary planning document:

o Appropriate siting, layout, scale, form, massing, materials and detail;

o Impact on the surrounding areas in terms of the design, scale and appearance of the
proposed development. Development should have regard to the character of the
surrounding area;

o Effects on amenity, including privacy, light, noise, vibration, air quality, odours, litter,
vermin, birds, road safety and traffic generation. This could also include proposals
which would be sensitive to existing environmental conditions, such as noise;

o Accessibility: buildings and neighbourhoods fully accessible to disabled people,

access to new development by sustainable transport modes;

Community safety and crime prevention;

Design for health. Adequacy of internal accommodation and external amenity space;

Refuse storage and collection;

Vehicular access and car parking;

Flood risk and drainage.

O O O O O

APPENDIX 2: DECISION NOTICE FOR GRANTED PLANNING PERMISSION REF: 135342/FO/2022



9. MANCHESTER

CITY COUNCIL

Town & Country Planning Act 1990 (as amended)
Planning Permission
Applicant Agent (if used)

Mr Abraham Laker
The Arch Company Rapleys LLP
140 London Wall 66 5t James Sireet
London London
EC2Y 5DN SW1A 1NE

Part 1 — Particulars of the application/development

Proposal: Change of use for drinking establishments with expanded food provision &
an open Class E (Commercial, Businesses and Senvices) to include retail, office, light
industrial and restaurantfcafe uses, provision of a new substation with associated
access and parking, along with external and internal refurbishment works including
treatments to the front and rear facades for Arches 1-4 & 6 -11 at Corporation Street

Location: Arch 1-11 Corporation Street And Land Adjacent To Danizic Street,
Manchester, M4 4DG

Date of application: 27 March 2023
Application number: 13534 2/FQ2022

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

Officers have worked with the applicant in a positive and proactive manner based on
seeking solutions to problems arising in relation to dealing with the planning application.
Detailed discussions have taken place during the course of the application particularly in
respect of the design of the arches shop front. An acceptable solution has now been
agreed and the application is determined in a timely manner.

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 - Reguired to be imposed pursuant to Section 91 of the Town and Country
Planning Act 1990.

135342/Fov2022 Fage 2 of 13
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2) The development hereby approved shall be carmied out in accordance with the
following drawings and documents:

Drawings

Drawings 19-259-0145GP ZZ 00 DR A 201000 rev P05, 19-2559-014-5GP-ZZ-00-DR-
A-340001-P02, 19-258-014-3GP-Z7-Z7-DR-A-201300 P12, 19-255-014-5GP-£7-Z7 -
DR-A-201301 P12 and ventilation louvre strategy Rev 9 received by the City Council,
as Local Planning Authority, on the 8 December 2023.

ELEDO3 and GAPOD1 received by the City Council, as Local Planning Authority, on the
2 November 2022

18-259-0145GP 27 00 DR A 201000 Rev 05, 19-258-014-53GP-Z2Z2-ZZ-DR-A201001
Rev 03 and Flood mitigation report V3 received by the City Council, as Local Planning
Authority, on the 4 July 2023

Servicing management plan (ref. DSP01A) received by the City Council, as Local
Planning Authority, on the & June 2023

Moise assessment Y3 received by the City Council, as Local Planning Authority, on the
18 May 2023

Waste proforma and swept path analysis for lange vehicle received by the City Council,
as Local Planning Authority, on the 27 March 2023

Crime Impact Statement received by the City Council, as Local Planning Authority, on
the 16 March 2023

Ecology report, Transport Statement, Design and Access statement received by the City
Council, as Local Planning Authonty, on the 13 march 2023

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

3) Prior to the commencement of the development, a detailed construction
management plan outlining working practices for the development shall be submitted to
and approved in writing by the Local Planning Authority.

The construction management plans shall include:

Display of an emergency contact number;
Communication strategy with residents;
Details of Wheel Washing;

Dust suppression measures;

Compound locations where relevant;
Location, removal and recycling of waste;
Routing strategy and swept path analysis;
Parking of construction vehicles and staff, and
Sheeting over of construction vehicles.

[ == R = T = R s T o s

Manchester City Council encourages all contractors to be 'considerate contractors'
when working in the city by being aware of the needs of neighbours and the

13534 2/FOr2022 FPage 3 of 13

1




environment. Membership of the Considerate Constructors Scheme is highly
recommended.

The development shall be carried out in accordance with the approved construction
management plans for the duration of the development.

Reason - To safeqguard the amenities of nearby residents and highway safety, pursuant
fo policies SP1, ENS, EN158 and DM1 of the Manchester Core Strategy (July 2012).

4) (a) Prior to the commencement of the development, a full condition survey of the
carriagewaysfootways on construction vehicle routes surrounding the site shall be
underiaken and submitted for approval in writing by the City Council, Local Planning
Authority.

(k) When all constructionffit-out works are complete, the same carriageways/footways
shall be re-surveyed and the results submitted for approval in writing by the City Council
as Local Planning Authority for assessment.

Should any damage have cccurred to the carriageways/footways, they shall be repaired
and reinstated in accordance with a scheme that shall first be submitted to and
approved in writing by the City Council as Local Planning Authority including timescales
for undertaking the works.

Reason - To ensure an accepiable development, pursuant to policy DM1 of the Core
Strategy.

&) Prior to the commencement of the development ‘excluding demalition warks to the
arch facades and removal of intemal slabs and excavation woks', all materal to be used
on all external elevations of the arches and sub station shall be submitted for approval
in writing by the City Council, as Local Planning Authority. This shall include the
submission of samples and specifications of all materials to be used on all external
elevations of the development along with jointing and fixing details, ventilationfair brick
and a sirategy for quality control management. The materials shall also be supported by
a series sections where necessary.

The approved materials shall then be implemented as part of the development.

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
Sirategy.

&) Prior to the commencement of the development "excluding demalition warks to the
arch facades and removal of intemal slabs and excavation woks' a flood resistance and
resilience strategy in accordance with the approved Flood Mitigation report V3 received
by the City Council, as Local Planning Authority, on the 4 July 2023, shall be submitted
for approval in writing by the City Council, as Local Planning Authority. This shall
include features such as physical harriers, raised elecirical fittings and special
construction materials. The approved strategy shall be implemented and the measures
in situ prior to the first use of the development hereby approved.

Reason - In the interest of minimising the arches to the risk of flooding pursuant to
policy EN14 of the Manchester Core Strategy (2012).

135342/FQv2022 FPage 4 of 13
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T} (a) Notwithstanding the MNoise assessment VW3 received hy the City Council, as Local
Planning Authority, on the 18 May 2023, prior to the first use of an arch hereby
approved, details of any externally mounted ancillary plant, equipment and senvicing
shall be submitted for approval in writing by the City Council, as Local Planning
Authority. Extemnally mounted plant, equipment and servicing shall be selected andfor
acoustically treated in accordance with a scheme designed so as to achieve a rating
level of 5 dB (LAeq) helow the typical background (LAS0) level at the nearest noise
sensitive location.

(b} Prior to the first use of an arch hereby approved, a verification report for that building
will be required to validate that the work undertaken conforms to the recommendations
and requirements approved as par of part (a) of this planning condition. The verification
report shall include post completion testing to confirm the noise criteria has been met. In
instances of non-conformity, these shall be detailed along with mitigation measures
required to ensure compliance with the noise criteria. A verification report and
measures shall be agreed until such a time as the development complies with part (a) of
this planning condition.

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

Reason - To minimise the impact of plant on the occupants of the development
pursuant to policies SP1 and DM1 of the Manchester Core Strategy (2012) and saved
paolicy DC26 of the Unitary Development Plan for the City of Manchester (1995).

8) (a) Notwithstanding the Noise assessment V3 received by the City Council, as Local
Planning Authority, on the 18 May 2023, prior to the first use of an arch hereby
approved, a scheme of acoustic insulation shall be submitted for approval in writing by
the City Council, as Local Planning Authority.

Where entertainment noise is proposed the LAeq (entertainment noise) shall be
controlled to 5dB below the LASD (without entertainment noise) in each octave band 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 shall be controlled so as not to exceed (in habitable rooms) 47dB and 41dB
(Leq,5min), respectively

(b} Prior to the first use of an arch hereby approved, a verification report will be required
to validate that the work underaken conforms to the recommendations and
requirements approved as part of part (a) of this planning condition. The verification
report shall include post completion testing to confirm the noise criteria has been met. In
instances of non-conformity, these shall be detailed along with mitigation measures
required to ensure compliance with the noise criteria. A verification report and
measures shall be agreed until such a time as the development complies with part (a) of
this planning condition.

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

Reason - In order to limit the outbreak of noise from the commercial premises pursuant
to policies SP1 and DM of the Core Strategy (2007) and saved policy DC26 of the
Unitary Development Plan for the City of Manchester (1955).
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9) Notwithstanding the Waste proforma and swept path analysis for large vehicle
received by the City Council, as Local Planning Authority, on the 27 March 2023, prior
to the use of an arch hereby approved, details of a waste management strategy for the
storage and disposal of refuse for that arch shall be submitted for approval in writing by
the City Council, as Local Planning Authority. The approved scheme shall be
implemented prior to the first use of the arch and shall remain in situ whilst the use or
development is in operation.

Reason - To ensure adequate refuse arrangement are put in place for the commercial
uses pursuant to policies EN19 and DM1 of the Manchester Core Sirategy.

10) Prior to the use of an arch hereby approved, details of a scheme to extract fumes,
vapours and odours from that arch shall be submitted for approval in writing by the City
Council, as Local Planning Authority (unless no kitchen extraction or cooking facilities
are requirad). This shall include a robust cleaning and maintenance strategy for each
element of the kitchen extract including the filters, fans, fume and odour abatement
equipment, ductwork and louvres.

The approved scheme for that arch shall then be implemented prior to the first use of
each of these spaces in that building and thereafter retained and maintained in situ.

Reason - To ensure appropriate fume exiraction is provided for the commercial spaces
pursuant to policies 5P1 and DM1 of the Manchester Core Strategy and saved policy
DCA10 of the Unitary Development Plan for the City of Manchester (1985).

11) Prior to the use of an arch hereby approved, full details of a building lighting scheme
and a scheme for the illumination of extemnal areas during the period between dusk and
dawn for that building shall be submitted for approval in writing by the City Council, as
Local Planning Authonty. The approved scheme shall be implemented in full prior to the
first use of that building and shall remain in operation for so long as the development is
occupied.

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

12) If any lighting at the development hereby approved, when illuminated, causes glare
or light spillage which in the opinion of the Council as local planning authority causes
detriment to adjeining and nearby residential properties, within 21 days of a written
request, a scheme for the elimination of such glare or light spillage shall be submitted fo
the Council as local planning authority and cnce 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 Strateqy.

13) Deliveries, servicing and collections including waste collections shall not take place
outside the following hours for Construction Phase buildings:

Monday to Saturday 07:30 to 20:00
Sundays (and Bank Holidays): 10:00 to 18:00
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Reason - In the interest of residential amenity pursuant to policies SP1 and DM1 of the
Manchester Core Strategy (2012).

14) Prior to the first use of any arch herehby approved, a schedule of opening hours for
that arch shall be submitted for approval in writing by the City Council, as Local
Planning Authority. The approved hours shall then be implemented and thereafier the
uses shall operate in accordance with them.

There shall he no amplified sound or any amplified music at any time within these
spaces unless can be demonstrated by condition 8.

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 Caore Strategy.

15) The arches hereby approved shall be occupied as Class E (excluding convenience
retail) or drinking establishment (Sui Generis) and for no other purpose of The Town
and Country Planning (Use Classes) Order 1987 {or any order revoking and re-enacting
that Order with or without modification) and for no other purpose of The Town and
Country Planning (Use Classes) Order 1987 (or any order revoking and re-enacting that
Order with or without modification).

Reason - For the avoidance of doubt and in order to secure a satisfactory form of
development due to the particular circumstance of the application site, ensuring the
vitality of the units and in the interest of residential amenity, pursuant policy DM1 of the
Core Strategy for Manchester (2012).

16) In the event that any of the arches of the development are occupied as a
caféfrestaurant or drinking establishment, prior to their first use the following details
must he submitted and agreed in writing by the City Council, as Local Planning
Authority. These details are as follows:

- Management of patrons and control of external areas - heing the front enfrance
to the arches. Forthe avoidance of doubt this shall include:

0 Dispersal policy;

0 Mechanism for ensuring windows and doors remain closed save for access or
egress after Spm

The approved scheme shall be implemented upon first use of the premises and
thereafter retained and maintained.

Reason - To safeguard the amenities of nearby residential occupiers as the site is
located in a residential area, pursuant to policies SP1, DM1 and C10 of the Manchester
Core Strategy (2012) and to saved policy DC26 of the Unitary Development Plan for
Manchester.

17) Prior to the first use of each arch hereby approved, details of the cycle
storage/provision for that arch shall be submitted for approval in writing by the City
Council, as Local Planning Authority.

The approved details shall be implemented and made available upon first use of the
arch and thereafter retained and maintained in situ.
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Reason - To ensure there is sufficient cycles stand provision at the development and
the residents in order to support modal shift measures pursuant to policies 5P1,T1, T2
and DM1 of the Manchester Core Strategy (2012).

18) Prior to the first use of an arch herehy approved, a strategy and relevant timescales
for the implementation of highways works relevant to that particular Construction Phase
shall be submitted for approval in writing by the City Council, as Local Planning
Authority.

This shall include the following:

- Reinstatement of dropped kerbs to footways to each archway (including ensuring
that the footways are of camageway strength) (as indicated on drawing 19-259-014-
SGP-ZZ-00-DR-A-340001-P02 received by the City Council, as Local Planning
Authority, on the 8 December 2023)

- provision of traffic regulations order in relation to servicing reguirements as
required.

The approved scheme and relevant timescales for implementation of each element of
works shall be implemented and be in within the agreed timescale.

Reason - To ensure safe access to the development site in the interest of pedestrian
and highway safety pursuant to policies SP1, EM1 and DM1 of the Manchester Core
Strategy (2012).

19) Prior to the first use of an arch of the development, details of bird and bat boxes to
be provided (including location and specification) shall be submitted for approval in
writing by the City Council, as Local Planning Authority. The approved details shall then
be implemented prior to the first use of the arch and thereafter retained and maintained
in situ.

Reason - To provide new habitats for birds and bats pursuant to policies SP1 and EN15
of the Manchester Core Strategy (2012).

20) The development hereby approved shall be camied out in accordance with the
signage strategy as indicated on drawings 19-259%-014-5GP-77-77-DR-A-201300 P12
and 19-258-014-5GP-22-27-DR-A-201301 P12 received by the City Council, as Local
Planning Authority, on the 8 December 2023.

In accordance with the principles outlined in these drawings, all commercial signage
shall be individual letters on a rack above the arch of the premises or situated behind
the glass, have no more than one projecting sign per arch unit which shall be no mare
than 30mm in thickness. The approved strategy shall then be implemented for that
building and used to inform any future advertisement applications for the building.

Reason - In the interest of visual amenity pursuant to policies SP1 and DM1 of the
Manchester Core Strategy (2012).

21) The development hersby approved shall include for accessible entrances from the
public realm into the arch.

Reason - To ensure that satisfactory disabled access is provided by reference to the
provisions Core Strategy policy DMA.
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22) Prior to the first use of an arch of the development hereby approved, details of any
roller shutters to the premises shall be submitted for approval in writing by the City
Council, as Local Planning Authonty. The shutters shall be fitted internally to the
premises. The approved details shall be implemented prior to the first use of each of
the arches and thereafier retained and maintained in situ.

Reason - To ensure that the roller shutters are appropriate in visual amenity terms
pursuant fo policies SP1, EN1 and DM1 of the Manchester Core Strategy (2012).

23) Notwithstanding the Senvicing management plan (ref. DSPO1A) received by the City
Council, as Local Planning Authority, on the 5 June 2023, prior to the first use of an arch
of the development hereby approved, a detailed management and servicing strategy
shall be submitted for approval in writing by the City Council, as Local Planning
Authority.

This shall include details of servicing arrangements including management
arrangements, operating hours and a steering group to minimise impact on the
surrounding area.

The approved details shall be implemented as part of the development and be in place
prior to the first use of an arch of the development and thereafter retained and
maintained for the as long as the development remains in that use.

Rason - To ensure appropriate management amangements are put in place for this use

in the interest of residential amenity pursuant to policy DM1 of the Manchester Core
Strategy (2012).

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 he officially allocated and reqgistered in accordance
with the Public Health Act 1925 Sections 17-19 & Greater Manchester Act 1981 Section
22.

Failure to do this may result in difficulties for the developerfoccupier when requiring
services such as connecfions to utilities, phone lines and postal services and may delay
your development.

You can apply online at the following address:
htip/fwww manchester.gov. uk/info/100011/roads_parking_and_transport1588/naming
and _numbering of houses buildings sfreets and roadsf2
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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 Autharity in Appendix A.

- The applicant should design and construct drainage system to prevent the
increased risk of flooding, to improve and protect water guality and ensure future
maintenance of the surface water drainage system pursuant to policy EN14 & EN1T of
the Core Strateqy.

- Govermnment guidance on flood resilient construction
https:ifwwew _gov_ uk/govemmentipublicationsMood-resilient-construction-of-
new_buildings

- CIRIA Code of Practice for property flood resilience
https:/fwww _cina.org/Research/Projects_undernway2/Code_of_Practice_and_guidance_f
or_property_flood_resilience__aspx

- British Standard 85500 - Flood resistant and resilient construction

https:/fshop bsigroup.com/ProductDetail/?pid=000000000030299686 Signing up for
flood wamings The applicant/occupants should phone Floodline on 0345 938 1188 to
register for a flood waming, or visit hitps ffwww .gov. uk/sign-up-for-flood-wamings.

- This development may require a permit under the Environmental Permitting
(England and Wales) Regulations 2016 from the Environment Agency for any proposed
works or structures, in, under, over or within gight metres of the bank of the River Irk
which, is designated a ‘'main river'. Some acfivities are also now excluded or exempt. A
permit is separate to and in addition to any planning permission granted. Further details
and guidance are availahle on the GOV _LUK website: Flood risk activities: environmental
permits - GOW. UK (waw.gov.uk).

- The applicant will need to consult with a suitably qualified ventilation engineer
and submit a kitchen fume exiract strategy report for approval. The strategy should
include risk assessments for odour and noise and be based on appropriate guidance
such as that published by EMAQ titled 'Control of Odour and Noise from Commercial
Kitchen Exhaust Systems’ dated September 2018. Details should also be pravided in
relation to replacement air.

- The applicant is advised that any requirements for licensing, hoarding /
scaffolding and any associated temporary traffic management arrangements will need

discussion and agreement with the council’s Highways Applications and Network
Resilience teams via Contact Manchester (Tel. 0161 234 5004).

Date: 14 December 2023

Signed: dlu@,__,‘.__

Julie Roscoe
Director of Planning, Building Control & Licensing
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