
 

 

            

 

Planning Department 
Manchester City Council  
Floor 6 Town Hall Extension 
Albert Square 
P O Box 532  
Manchester 
M60 2LA 
 
FAO Sue Wills 
 
Our Ref: 032-010 
Via Planning Portal (ref: PP-14188210) 
 
Date:   30 July 2024 
 
Dear Sue, 
 

Storage World, Ambrose Street 
Condition 6 and 23 (pursuant to planning permission 135680/FO/2022) 
 
As requested, please find enclosed the application form, application fee and supporting 
information to discharge condition 6 and 23 associated with the planning permission 
135680/FO/2022 for the above site.  
 
This permission relates to Storage World, Ambrose Street and we set out the condition 
wording below, along with the supporting information that has been submitted with 
this application for ease of reference. 
 

Condition 6 – surface water drainage 
This sets out that: 
 

No development shall take place until surface water drainage works in 
accordance with Non-Statutory Technical Standards for Sustainable Drainage 
Systems (March 2015) or any subsequent replacement national standards have 
been submitted to and approved in writing by the Local Planning Authority. 

 
To support the discharge of this condition, we enclose the following document 
prepared by the civils and drainage consultant, Thomasons: 
 

 Flood Risk Assessment (ref. PG/MB/11325 v. 6) (incl. Drainage Layout) 



 

 

            

 

 
 
The previously submitted Flood Risk Assessment (FRA) with application ref. 
CDN/25/0241 confirmed that the culvert at Ambrose Street is blocked at the inspection 
chamber and that the drain invert level is equal to the Corn Brook outfall. As such, the 
enclosed FRA proposes discharge to the combined sewer rather than the culvert.  
 
Further technical details are set out in the FRA and on the enclosed e mail 
correspondence with the LLFA which confirmed on (e mail dated 25 June 2025) that a 
connection to the culvert is unfeasible due to the condition and associated flood risk. 
They therefore support the proposal to discharge to the combined sewer, as it provides 
betterment over existing conditions. 
 
The attached email from United Utilities (UU) dated 18 June 2025 requests confirmation 
from the LLFA that the culvert is not viable, as well as clarity on whether any remedial 
works are being considered. They also reference ongoing surface water separation 
schemes that may affect their decision. The applicant’s civil engineer has since liaised 
with UU, who directed that all matters be addressed through the LPA.  
 
Email confirmation from UU dated 22 July 2025 is also enclosed, confirming that it has 
no objection to the discharge of Condition 6. We understand that this correspondence 
represents UU’s final position on the matter, following their review of Drawing 11325-
025, Rev T6 (dated 06 March 2025).  
 
In light of this latest response and, in the absence of any outstanding technical issues 
from UU, we are now resubmitting the application to formally discharge Condition 6. 
 

The FRA (PG/MB/11325 issue 6) includes full technical details and the proposed drainage 
strategy, demonstrating that the combined sewer connection is the most feasible and 
sustainable solution within the drainage hierarchy, as well as addressing the latest 
comments from the UU and LLFA. 
 

Condition 23 - biodiversity enhancement 
This condition sets out that: 
 

Prior to any above ground works in the development hereby approved, a 
scheme and programme for delivering biodiversity enhancement at the site 
(including the provision of bird boxes/sparrow terraces and bat boxes/bricks), 
shall be submitted to and approved in writing by the City Council as the local 
planning authority. The biodiversity enhancement measures shall be 
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Alex Snow

From: Alex Snow
Sent: 16 June 2025 10:29
To: Sue Wills
Subject: FW: CDN/25/0241 - Land Off Ambrose Street  Manchester [REDACTED]
Attachments: DC-25-960.pdf; CDN_25_0241-

FLOOD_RISK_ASSESSMENT___OUTLINE_DRAINAGE_STRATEGY-2664417.pdf; Fwd 
Ambrose Street, Manchester_Redacted.pdf; RE Ambrose Street, 
Manchester_Redacted.pdf

Hi Sue,  
 
Further to our conversation earlier this week. Please could this message be forwarded to both 
United Utilities (UU) and the Lead Local Flood Authority (LLFA). 
 
The Flood Risk Assessment (FRA) submitted in support of the discharge of condition 6 
(application ref. CDN/25/0241) outlines that initial investigations into the culvert have 
confirmed a blockage around the inspection chamber cover on Ambrose Street. Additionally, 
the invert level of the drain at Ambrose Street is at the same level as the outfall into Corn 
Brook. Consequently, connecting new drains to the culvert poses a significant risk that the 
attenuation tank will not discharge effectively, thereby increasing the potential for on-site 
flooding during storm events. As a result, the FRA proposes a connection to the main 
combined sewer, rather than the culvert. Further technical detail on this assessment is 
provided in the attached FRA.  
 
In response to this application, we received the attached consultee comments from UU dated 
01.05.2025 recommending the condition not be discharged. The basis for this was that the 
culvert be fully investigated and the applicant seek it’s cleaning/clearing by whoever is 
responsible for it. UU advised this matter should be fully explored prior to granting discharge 
to the combined sewer. 
 
Since then, further efforts have been made to confirm the culvert is not a viable drainage 
solution: 

1. 3 May – GK Construction conducted additional investigations confirming the inspection 
chamber on Ambrose Street remains blocked. No change in water levels at Corn Brook 
was observed. 

2. 7 May – Following a review of title documents, we contacted the adjacent land occupier, 
Hancocks, to request clearance of the culvert under their land. On 13 May, they 
confirmed they are unable to assist as they are tenants of the Council and not the 
landowners. 

3. 12 May – GK Construction carried out a further inspection, which again confirmed the 
blockage. Despite a prolonged period of dry weather, water levels in Corn Brook remain 
level with the outfall, and the outlet pipe is inaccessible without partially draining the 
brook and removing boundary structures that are outside our jurisdiction. 

4. 11 June 2025 - Our drainage company attended on 11 June 2025 with a vacuum tanker 
with the aim of clearing the inspection chamber to inspect the branch pipe/culvert 
which leads into Corn Brook, and record accurate invert levels.  The email attached 
records the findings and includes photographs – which are described below.  The tanker 
removed a total of 9No. loads of sludge and water but was unable to clear any of the 
culvert to enable an inspection, as the pipe and chamber were continually filling, 
presumed to be from both from upstream and downstream, due to the blockages in 
the pipe and the water level in Corn Brook (photo 1 – chamber prior to commencement, 
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photo 2 – a glimpse of the brick arch at the top of the branch pipe, photo 3 – chamber 
on completion after removal of 9No. tanker loads). 

5. The drainage company verbally noted to us that they think there may be a hydro-break 
at the end of the branch pipe, where it discharges into brook, although details of this 
could not be seen or established. 
 

From the results of this work, it is concluded that doing any more work on the culvert is well 
outside the applicant’s remit. It is our understanding that the responsibility sits presumably 
with Highways and Hancocks – although please see attached the response received from 
Hancocks when we approached them previously.   
 
An application was made to the LLFA to connect to the culvert on 15 May 2025. To clarify why 
this application was submitted despite knowledge that it was infeasible: since February 2023, 
the applicant and their drainage consultant have attempted to engage with the LLFA through 
pre-application discussions, during the original application and as part of condition discharge 
regarding the use of the culvert, to no avail. In the absence of formal feedback, and the 
contents of the attached UU consultee comment, the applicant proceeded with a formal 
application to prompt a definitive response from the LLFA on this matter. 
 
Given the comprehensive investigations and outlined above conducted over the past 2+ years, 
we trust this information is sufficient for the LLFA to confirm that the culvert is not a viable 
drainage solution. As concluded in the submitted FRA, discharge into the UU combined sewer 
represents the most feasible and sustainable option within the drainage hierarchy. 
 
With this information provided, we trust it is sufficient in allowing the LLFA to confirm that the 
culvert is not a viable drainage solution, and rather as set out in the submitted FRA, 
discharging into the UU drain is the highest feasible option on the drainage hierarchy. On this 
basis, we need UU to reconsider our application, or, the LLFA review these further details and 
confirm to us/UU that we are unable to use the culvert.   
 
Should further discussion be required, the project manager and civil engineer remain available 
to engage directly with UU and the LLFA. 
 
We appreciate your urgency on this matter, as it is essential for the progression of this matter.  
 
Many thanks, 
 
ALEX SNOW BA (Hons) MPlan MRTPI 

Planner 
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I tried to call earlier to introduce myself and your head office suggested I email you.   
 
I am the project manager on the scheme for redevelopment of the site opposite your store on Ambrose Street, 
Manchester.  You may have seen already that demolition works are now almost complete.   
 
We have been working through the design and planning process and as a result of planning conditions are having to 
revisit our drainage options.  Our initial option was to connect into Corn Brook, to the south of your site, via an 
underground culvert that runs beneath your rear service yard.  The use of this culvert aligns with the hierarchy for 
surface water drainage – which is part of the national planning policy framework.  Following investigations into the 
condition of the culvert on Ambrose Street, we found that the culvert is blocked in the road, and subsequently we 
amended our proposals to instead connect into the combined sewer along Ambrose Street.  Unfortunately, UU have 
pushed back on this option and we are required to further investigate the culvert and brook, including clearance works 
to facilitate further investigations into invert levels.  We believe that Corn Brook may be blocked also at the outlet 
point.   
 
Our initial enquiries show that World of Sweets are responsible for the culvert under your yard, and also the section of 
Corn Brook along the south boundary, as riparian owners.   
 
Please could you give me a call to discuss works required to clear the culvert and brook, to allow our further 
investigations and possible connection at Ambrose Street.   
 
I’ve attached a statutory drainage plan on which the outline of our new building is shown, together with the line of the 
culvert and outfall position into Corn Brook.  I’ve also annotated the aerial image below for ease.   
 
Many thanks.   
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Kind regards,  
 
Vicky 
 
 
Vicky Jones 
Director 
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United Utilities Water Limited 
 

 
 

 
 

 
 

 
 

    
 

 

Dear Planning Team  
 

Location: Land Off Ambrose Street Manchester M12 5DD. 
Proposal: Discharge of Conditions 6 (Drainage) of 135680/FO/2022. 
 
Further to our review of the submitted documents, Drawing 11325 - 025, Rev T6 - Dated 
06.03.25, United Utilities recommends that condition 6 is not discharged. This is because we 
would like to see evidence that the culverted watercourse cannot be cleaned by the client or 
evidence be provided that the 3rd party landowner will not clean/allow the clean of the 
culverted watercourse. This needs fully exploring prior to any discharge to the combined sewer.  
 
The applicant can discuss their drainage proposals with our Developer Services team by email 
at SewerAdoptions@uuplc.co.uk . Alternative ways to contact the team are detailed in the 
Appendix, Section 4.0 ‘CONTACTS’. 
 
 
When considering their drainage proposal, the applicant should investigate the existence of any 
pipelines and/or apparatus that might impact their detailed design (see Appendix, Section 2.0 
‘UNITED UTILITIES’ PROPERTY, ASSETS AND INFRASTRUCTURE’).  
 
United Utilities will not carry out an assessment on the acceptability of submitted drainage 
proposals in relation to our water pipelines when responding to a planning application. It is the 
applicant’s responsibility to ensure that any detailed drainage plans comply with our ‘Standard 
Conditions for Works Adjacent to Pipelines’ which can be found on our website: Working near 
our pipes - United Utilities. Failure to consider existing pipelines when designing a drainage 
proposal may result in the applicant having to redesign proposals at a later date.  
 

 
We request that a copy of this letter and Appendix is made available to the applicant.  

 
Yours faithfully 
 
Planning, Landscape and Ecology Team 
 
 

Manchester City Council Your ref: CDN/25/0241 
By email  Our ref: DC/25/960 
 Date: 01-MAY-25 
   



 
  



APPENDIX:  Supporting information for the decision maker, applicant, developers and any 
other interested party 

 
Whilst we provide the following information to support the design and delivery of the proposed 
scheme, we strongly recommend that the applicant, or any subsequent developer, contacts our 
Developer Services team at the earliest opportunity, using our pre-development enquiry 
service, to ensure they have fully considered all aspects of development and to avoid any 
potential issues or unexpected costs at a later date.  
 
Full details of the services offered to developers, guidance and application forms are available 
on our website: Building & Developing - United Utilities 
 
 
1.0 DRAINAGE DESIGN  
 
1.1 The importance of sustainable drainage systems  
 
We strongly encourage all developments to include sustainable drainage systems to help 
manage surface water and to offer new opportunities for wildlife to flourish.  We request that 
Local Planning Authorities and applicants do all they can to avoid surface water entering the 
public sewer.   The flows that come from this surface water are very large when compared with 
the foul water that comes from toilets, showers, baths, washing machines, etc.  It is the surface 
water that uses up a lot of capacity in our sewers and results in the unnecessary pumping and 
treatment of surface water at our pumping stations and treatment works.  If new developments 
can manage flows through sustainable drainage systems that discharge to an alternative to the 
public sewer, it will help to minimise the likelihood of sewers spilling into watercourses and the 
flooding of homes and businesses.   
 
1.2 Adoption and construction of drainage systems 
 
If the applicant intends to offer wastewater assets forward for adoption by United Utilities, their 
proposed detailed design will be subject to a technical appraisal by our Developer Services team 
and must meet the requirements outlined in ‘Sewerage Sector Guidance Appendix C – Design 
and Construction Guidance v2-2’ dated 29 June 2022 or any subsequent iteration. This is 
important as drainage design can be a key determining factor of site levels and layout. 
 
If the proposal incorporates a SuDS component(s) which interacts with a sewer network that 
may be offered for adoption by United Utilities, we recommend the applicant seeks further 
advice regarding the SuDS design; detailed information is available on our website. 
 
Our acceptance of any drainage strategy submitted by an applicant to the Local Planning 
Authority for approval does not infer that a detailed drainage design will meet the requirements 
for a successful adoption application. We strongly recommend that no construction commences 
until the detailed drainage design has been submitted directly to United Utilities, assessed and 
accepted in writing. Any work carried out prior to the technical assessment being approved is 
done entirely at the developer’s own risk and could be subject to change. 
  



2.0 UNITED UTILITIES’ PROPERTY, ASSETS AND INFRASTRUCTURE 
 
It is the applicant's responsibility to investigate the existence of any pipelines that might cross 
or impact their proposed site and also to demonstrate the exact relationship between United 
Utilities' assets and the proposed development. The applicant should not rely solely on the 
detail contained within asset maps when considering a proposed layout.  
 
Where United Utilities’ assets exist, it is essential that the applicant, or any subsequent 
developer, contacts our Developer Services team prior to commencing any works on site, 
including trial holes, groundworks or demolition. See Section 4.0 ‘Contacts’ below. 
 
2.1 Water pipelines  
 
United Utilities will not allow building over or in close proximity to a water main.  
For any works in the vicinity of water pipelines, including drainage, the applicant must comply 
with our ‘Standard Conditions for Works Adjacent to Pipelines’, which can be found on our 
website: Working near our pipes - United Utilities 
 
2.2 Wastewater pipelines 
 
United Utilities will not allow any new buildings or structures to be erected over or in close 
proximity to a public sewer or any other wastewater pipeline. This will only be reviewed in 
exceptional circumstances. 
Nb. Proposals to extend domestic properties either above, or in close proximity to a public sewer 
will be reviewed on a case by case basis by either by a building control professional or following 
a direct application to United Utilities (see our website for further details). 
 
2.3 Water and wastewater pipelines and apparatus 
 
A number of providers offer a paid for mapping service, including United Utilities (see Section 
4.0 ‘Contacts’ (below). The position of the underground apparatus shown on water and 
wastewater asset maps is approximate only and is given in accordance with the best information 
currently available. Therefore, we strongly recommend the applicant, or any future developer, 
does not rely solely on the asset maps to inform decisions relating to the detail of their site and 
instead investigates the precise location of any underground pipelines and apparatus. Where 
additional information is requested to enable an assessment of the proximity of proposed 
development features to United Utilities assets, the proven location of pipelines should be 
confirmed by site survey; an extract of asset maps will not suffice. The applicant should seek 
advice from our Developer Services team on this matter. See Section 4.0. ‘Contacts’ (below). 
United Utilities Water will not accept liability for any loss or damage caused by the actual 
position of our assets and infrastructure being different from those shown on asset maps. 
 
Developers should investigate the existence and the precise location of water and wastewater 
pipelines as soon as possible as this could significantly impact the preferred site layout and/or 
diversion of the asset(s) may be required.  Unless there is specific provision within the title of 
the property or an associated easement, any necessary disconnection or diversion of assets to 
accommodate development, will be at the applicant/developer's expense. In some 



circumstances, usually related to the size and nature of the assets impacted by proposals, 
developers may discover the cost of diversion is prohibitive in the context of their development 
scheme.  
 
Any agreement to divert our underground assets will be subject to a diversion application, made 
directly to United Utilities. This is a separate matter to the determination of a planning 
application. We will not guarantee, or infer acceptance of, a proposed diversion through the 
planning process (where diversion is indicated on submitted plans). In the event that an 
application to divert or abandon underground assets is submitted to United Utilities and 
subsequently rejected (either before or after the determination of a planning application), 
applicants should be aware that they may need to amend their proposed layout to 
accommodate United Utilities’ assets.  
 
Where United Utilities’ assets exist, the level of cover to United Utilities pipelines and apparatus 
must not be compromised either during or after construction and there should be no additional 
load bearing capacity on pipelines without prior agreement from United Utilities. This would 
include sustainable drainage features, earth movement and the transport and position of 
construction equipment and vehicles. 
 
Any construction activities in the vicinity of United Utilities’ assets, including any assets or 
infrastructure that may be located outside the applicant’s red line boundary, must comply with 
national building and construction standards and where applicable, our ‘Standard Conditions for 
Works Adjacent to Pipelines’, which can be found on our website: Working near our pipes - 
United Utilities 
 
The applicant, and/or any subsequent developer should note that our ‘Standard Conditions’ 
guidance applies to any design and construction activities in close proximity to water pipelines 
and apparatus that are no longer in service, as well as pipelines and apparatus that are currently 
in operation.   
 
It is the applicant’s responsibility to ensure that United Utilities’ required access is provided 
within any proposed layout and that our infrastructure is appropriately protected. The developer 
would be liable for the cost of any damage to United Utilities’ assets resulting from their activity. 
 
  



3.0 WATER AND WASTEWATER SERVICES, METERING AND CHARGES 
 
If the applicant intends to receive water and/or wastewater services from United Utilities, they 
should visit our website or contact the Developer Services team for advice at the earliest 
opportunity. This includes seeking confirmation of the required metering arrangements for the 
proposed development. See Section 4.0 ‘Contacts’ (below). 
 
If the proposed development site benefits from existing water and wastewater connections, the 
applicant should not assume that the connection(s) will be suitable for the new proposal or that 
any existing metering arrangements will suffice. In addition, if reinforcement of the water 
network is required to meet potential demand, this could be a significant project and the design 
and construction period should be accounted for.  
 
In some circumstances a water meter must be installed to premises. Detailed guidance on 
whether the development will require a compulsory meter is available on our website within our 
published Charges Schemes; Our charges 2024/25 | United Utilities (Section 8.7). 
 
To promote sustainable development United Utilities offers a reduction in infrastructure charges 
to applicant’s delivering water efficient homes and draining surface water sustainably (criteria 
applies). Further information can be found on our website: Sustainability - United Utilities 
 
Business customers can find additional information on our sustainable drainage incentive 
scheme at Incentive schemes | United Utilities 
 
To avoid any unnecessary costs and delays being incurred by the applicant or any subsequent 
developer, we strongly recommend the applicant seeks advice regarding water and wastewater 
services and metering arrangements, at the earliest opportunity. See Section 4.0 ‘Contacts’ 
(below). 
 
 
  



4.0 CONTACTS  
 
For advice on your development contact our DEVELOPER SERVICES team as follows:  
 
Website (including ‘Live Chat’): Building & Developing - United Utilities 
 
Email: 
 
WATER (water mains, supply and metering):    
WASTEWATER (public sewers and drainage):      SewerAdoptions@uuplc.co.uk 
SLUDGE PIPELINES:      
 

Telephone (Monday-Friday, 8am-6pm):  

 
 
PROPERTY SEARCHES (FOR ASSET MAPS): 
 
A number of providers offer a paid for mapping service including United Utilities. For more 
information, or to purchase a sewer and water plan from United Utilities, please visit Property 
Searches | United Utilities 
 
Water and sewer records can be viewed for free at our Warrington Head Office by calling 0370 
751 0101. Appointments must be made in advance.  Public sewer records can be viewed at local 
authority offices. Arrangements should be made directly with the local authority. 
 
UNITED UTILITIES LEGAL SERVICES (FOR EASEMENT DOCUMENTS): 
 
Copies of relevant deeds may be purchased from United Utilities Legal Services. This information 
is also available from Land Registry.  
 
To purchase a copy of easement documents from United Utilities, please email: 
LegalServices@uuplc.co.uk  
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Alex Snow

From: Sue Wills 
Sent: 03 July 2025 09:01
To: Alex Snow
Subject: Re: CDN/25/0241 - Land Off Ambrose Street  Manchester [REDACTED]

Dear Alex, 
 
I  received the comments from the LLFA on 25.06.2025  (whilst I was on leave)  , which are set out 
below for your information . 
 
Their position remains that a connection to the combined sewer instead of the culverted watercourse is 
acceptable. 
  
Given the condition of the culverted watercourse and, given that the level of a connection to the culverted 
watercourse would surcharge the on-site surface water drainage, a connection to the culverted watercourse 
would not be feasible. A connection to the culverted watercourse would likely increase flood risk both to the 
site itself and the surrounding area. As the watercourse blockages are within third party land and given that 
this would unlikely be resolved within the timescale of the planning application, they would not expect the 
applicant to clear the watercourse. 
  
Furthermore, the existing site discharges to the combined sewer. On the basis that the maximum proposed 
surface water discharge rate remains as 5l/s, the proposed connection to the combined sewer offers 
significant betterment. 
  
They will still require evidence of up-to-date agreement in principle from United Utilities to discharge the 
condition. They ask that you advise  the applicant to refer to the other pieces of additional information 
requested within their  initial response to the discharge of condition application ref: CDN/25/0241. 
 
 
 
Kind regards, 
 
 
Sue Wills 
Principal Planner 
Development Management Areas 
Planning 
Growth and Development Directorate. 
Manchester City Council 

 

 

 
 

 
 








