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Jennifer Atkinson
Telephone: 0161 234 4517
jennifer.atkinson@manchester.gov.uk

P O Box 532 Town Hall
Manchester M60 2LA

Mrs Heather Leeson
Buttress
41 Bengal Street
Manchester
M4 6AF

Date: 14 October 2024

Dear Sir/Madam,

Application under Section 96a of the Town & Country Planning Act 1990 (as 
amended) for a Non-Material change to a planning permission
Application No: 141052/NMC/2024
Description: Non material amendment to planning permission 135720/JO/2022 to alter 
internal layout of ground floor to accommodate an office, internal car parking spaces 
including reducing the number of spaces from 408 to 406 and minor alterations to planting 
and louvre locations
Location: Land At Poland Street , Manchester, M4 6BR

I refer to your application for a non-material amendment to planning permission reference 
135720/JO/2022.

The changes proposed seek  to alter internal layout of ground floor to accommodate an 
office, internal car parking spaces including reducing the number of spaces from 408 to 
406 and minor alterations to planting and louvre locations

Following an assessment of the details submitted, I can confirm that the proposed 
amendments are considered to be of a non-material nature and acceptable to the City 
Council as the Local Planning Authority.  The City Council is satisfied that the proposed 
changes will not result in any significant material alterations to the planning approval.
 
Therefore I can confirm that the proposed amendments are hereby approved.

It should be noted that this letter of consent does not supersede the decision notice 
attached to planning permission 135720/JO/2022. These documents should be read in 
conjunction with one another. Therefore, the conditions previously applied to approval 
135720/JO/2022 still apply to this development. However, due to the acceptance of the 
amendments outlined above, the following amended conditions also now apply:

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

- 9032-BA-XX-00-DR-A-(04)900 - Ground Floor GA Plan - Rev 03
- 9032-BA-XX-01-DR-A-(04)901 - First Floor GA Plan - Rev 03
- 9032-BA-XX-02-DR-A-(04)902 - Second Floor GA Plan - Rev 03
- 9032-BA-XX-00-DR-A-(04)910 - Site GA Plan - Rev 03



- 9032-BA-XX-XX-DR-A-(05)900 - North Elevation - Rev 02
- 9032-BA-XX-XX-DR-A-(05)902 - South Elevation - Rev 02
- 220917_MobilityHub_Stage 5 Update Summary

Recieved by the City Council, as Local Planning Authority, on the 18 September 2024

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

16) The social space and cycle cafe, as indicated on drawing 032-BA-XX-00-DR-A- 
04)900-03 received by the City Council, as Local Planning Authority, on the 18 September 
2024 shall can be occupied as Use Class E 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).  The first use of the commercial unit to be implemented 
shall thereafter be the permitted use of that unit

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.

17) (a) Notwithstanding the Acoustic Statement (20291-R05-G Acoustic planning report), 
received by the City Council, as Local Planning Authority, on the 12 December 2022, prior 
to the first use of the social space and cycle cafe as indicated on drawing 032-BA-XX-00-
DR-A- 04)900-03 received by the City Council, as Local Planning Authority, on the 18 
September 2024, a scheme of acoustic insulation for that commercial unit 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 control led 
to 10dB below the LA90 (without entertainment noise) in each octave band at the façade 
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, respectively

(b) Prior to the first use of the social space and cycle cafe, a verification report will be 
required to validate that the work undertaken 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, and thereafter retained and 
maintained in situ.  

Reason - In order to limit the outbreak of noise from the commercial premises pursuant to 
policies SP1 and DM1 of the Core Strategy (2007) and saved policy DC26 of the Unitary 
Development Plan for the City of Manchester (1995).  

18) Prior to the first use of the social space and cycle cafe, as shown on drawing 032-BA-
XX-00-DR-A- 04)900-03 received by the City Council, as Local Planning Authority, on the 
18 September 2024, details of a scheme to extract fumes, vapours and odours from that 
commercial unit shall be submitted for approval in writing by the City Council, as Local 



Planning Authority.  The approved scheme shall then be implemented prior to the first 
occupation of each of the commercial units and thereafter retained and maintained in situ.  

Reason - To ensure appropriate fume extraction is provided for the commercial units 
pursuant to policies SP1 and DM1 of the Manchester Core Strategy and saved policy 
DC10 of the Unitary Development Plan for the City of Manchester (1995).  

19) Prior to the first use of the social space and cycle cafe as indicated on drawing 032-
BA-XX-00-DR-A- 04)900-03 received by the City Council, as Local Planning Authority, on 
the 18 September 2024, details of any roller shutters to the ground floor of that commercial 
unit shall be submitted for approval in writing by the City Council, as Local Planning 
Authority.  The shutters shall be fitted internally to the premises.  The approved details 
shall be implemented prior to the first use of the commercial unit and thereafter retained 
and maintained in situ.

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

20) Deliveries, servicing and collections including waste collections to the social space, 
cycle cafe and delivery hub (including use of Poland Street Loading Bay), as indicated on 
drawing 032-BA-XX-00-DR-A- 04)900-03 received by the City Council, as Local Planning 
Authority, on the 18 September 2024 shall not take place outside the following hours:

Monday to Saturday 07:00 to 20:00 
Sundays (and Bank Holidays): 10:00 to 18:00

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

21) The social space and cycle cafe hereby approved, as indicated on drawing 032-BA-
XX-00-DR-A- 04)900-03 received by the City Council, as Local Planning Authority, on the 
18 September 2024, shall not be open outside the following hours:-

Monday to Saturday 08:00 to 19:30 
Sundays (and Bank Holidays): 10:00 to 18:00

There shall be no amplified sound or any amplified music at any time within the unit.  

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

22) The social space and cycle cafe as shown on drawing 032-BA-XX-00-DR-A- 04)900-
03 received by the City Council, as Local Planning Authority, on the 18 September 2024, 
shall remain as one unit and shall not be sub divided without the benefit of planning 
permission being secured.

Reason- In the interests of residential amenity and to ensure the future viability and vitality 
of the commercial units pursuant to saved policy DC26 of the Unitary Development Plan 
for the City of Manchester and policies DM1, C5 and SP1 of the Manchester Core 
Strategy.

30) The Mobility Hub hereby approved shall be used as a multi modal Mobility Hub (Sui 
Generis) including 406 car parking spaces, 150 cycle Hub and delivery Hub with ancillary 
commercial space (221 sqm) 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 - To ensure that the accommodation is used solely for the intended purpose - as a 
mobility hub and to safeguard the amenities of the neighbourhood; to safeguard the 
character of the area, and to maintain the sustainability of the local community through 
provision of the hubs facilities pursuant to policies SP1, T1, T2 and DM1 of the Core 
Strategy for Manchester and the guidance contained within the National Planning Policy 
Framework.

33) (a) Prior to the first use of the cycle hub, the 150 cycle spaces, as indicated on drawing 
032-BA-XX-00-DR-A- 04)900-03 received by the City Council, as Local Planning Authority, 
on the 18 September 2024 shall be implemented and retained and maintained in situ for 
as long as the development remains in use.  

(b) The number of cycle spaces shall be reviewed annually as part of the travel plan 
requirements of condition 36 of this planning permission (commencing from the date of this 
permission). The survey shall be completed within 7 days of each annual review date and 
the results of the survey provided to the City Council within 7 days thereafter.   Any 
additional cycle spaces identified as part of this review shall be implemented within two 
months of approval of the annual agreement.  

Reason - To ensure there is sufficient cycles stand provision at the development and the 
residents in order to support modal shift measures and air quality pursuant to policies 
SP1,T1, T2, EN14 and DM1 of the Manchester Core Strategy (2012).

Should you wish to discuss the matter further, please contact Jennifer Atkinson using the 
details above.

Yours faithfully,

Julie Roscoe
Director of Planning, Building Control & Licensing

 


