The Junction Draft Conditions

Jennifer Connor <jennifer.connor@manchester.gov.uk>
Fri 10/20/2023 3:56 PM

To:simon@roostarchitects.com <simon@roostarchitects.com>
Cc:Brendan Hearty <brendan.hearty@manchester.gov.uk>

Dear Simon,
Draft conditions as follows:

1. The development must be begun not later than the expiration of three years beginning with
the date of this permission.

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

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

2018-056- 001 EXISTING SITE PLAN

2018-056- 101E SITE PLAN

2018-056- 102G GROUND FLOOR

2018-056- 103F FIRST FLOOR

2018-056- 104E SECOND FLOOR

2018-056- 105E THIRD FLOOR

2018-056- 106E ELEVATIONS

2018-056- 108E 3D VIEWS

2018-056- 109E 3D VIEWS

2018-056- 110B SECTION A AND B

2018-056- 111B SECTION CAND D

2018-056- 113B BASEMENT

2018-056- 002 FLOOR PLANS

2018-056- 003 ELEVATIONS

2018-056- 005 3D VIEWS

PL K936/03 3D VIEW

Location Plan reference 2018-056- 000

Flood Risk Assessment or Drainage reference 2018-056- 114 RECEIVED 23 Apr 2020
Design & Access Statement
QUALITY ASSESSMENT
CRIME IMPACT STATEMENT

ENVIRONMENTAL STANDARDS STATEMENT
PLANNING STATEMENT

ECOLOGY REPORT

BAT SURVEY

Heritage Statement

Waste Management

WASTE COLLECTION PROFORMA

TRANSPORT STATEMENT RECEIVED 26 AUG 2020

PHASE 1 CONTAMINATED LAND REPORT RECEIVED 01 SEP 2020
Proposed Underground Drainage Statement reference 21-449 April 2021

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



3. Final samples and specifications of all materials (including appropriate sections to the
windows) to be used on the external elevations of the development hereby permitted shall be
submitted for approval in writing by the City Council, as Local Planning Authority prior to the erection
of the above ground super structure. The approved materials shall then be used in the construction
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, EN1, H1 and DM1 of the Manchester Core Strategy.

4, No development shall take place, including any demolition works, until a construction
management plan or construction method statement has been submitted to and approved in writing
by the Local Planning Authority. The approved plan/statement shall be adhered to throughout the
demolition/construction period. The plan/statement shall provide for:

o A construction programme including phasing of works;

0 24 hour emergency contact number;

o Expected number and type of vehicles accessing the site;

o Deliveries, waste, cranes, equipment, plant, works, visitors;

o Size of construction vehicles;

o The use of a consolidation operation or scheme for the delivery of materials and goods;

o Phasing of works;

o Means by which a reduction in the number of movements and parking on nearby streets can be
achieved (including measures taken to ensure satisfactory access and movement for existing
occupiers of neighbouring properties during construction): Programming; Waste management;
Construction methodology; Shared deliveries; Car sharing; Travel planning; Local workforce; Parking
facilities for staff and visitors; On-site facilities; A scheme to encourage the use of public transport
and cycling;

o Routes for construction traffic, avoiding weight and size restrictions to reduce unsuitable traffic on
residential roads;

o Locations for loading/unloading, waiting/holding areas and means of communication for delivery
vehicles if space is unavailable within or near the site;

o Locations for storage of plant/waste/construction materials;

o Arrangements for the turning of vehicles, to be within the site unless completely unavoidable;

o Arrangements to receive abnormal loads or unusually large vehicles;

o Swept paths showing access for the largest vehicles regularly accessing the site and measures to
ensure adequate space is available;

o Any necessary temporary traffic management measures;

o Measures to protect vulnerable road users (cyclists and pedestrians);

o Arrangements for temporary facilities for any bus stops or routes;

o Method of preventing mud being carried onto the highway;

o Methods of communicating the Construction Management Plan to staff, visitors and neighbouring
residents and businesses.

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

Reason: In the interests of safe operation of the adopted highway in the lead into development both
during the demolition and construction phase of the development, pursuant to policies SP1, EN19
and DM1 of the Core Strategy for the City of Manchester.

5. The car parking as indicated on the approved plans shall be surfaced, laid out and demarcated
prior to the occupation of each dwelling. The car parking shall then be available at all times for
people residing at the dwelling whilst the dwelling is occupied.



Reason - To ensure that there is adequate parking for the development proposed when the
development is occupied in order to comply with policy DM1 of the Core strategy.

6. The approved details for cycle parking provision as set out on the approved drawings and
documents shall be installed prior to the occupation of each dwelling and be retained thereafter for
use by people residing at the dwelling.

Reason - To ensure that there is adequate cycle parking for the development in order to comply with
policies T1,T2 and DM1 of the Core strategy.

7. Prior to the occupation of the development, a scheme of highway works, in order to provide
an adequate pedestrian and vehicular environment in the vicinity of the application site, shall be
submitted for approval in writing by the City Council, as Local Planning Authority.

For the avoidance of doubt this shall include the following:

Installation of traffic management measures on Old Birley Street

Provision of footway resurfacing surrounding the site, including the provision of dropped kerbs and
tactile paving at crossing points and across car park entrances.

Reason -To ensure safe access to the development site in the interest of pedestrian and highway
safety pursuant to policies SP1, EN1 and DM1 of the Manchester Core Strategy (2012)

8. The development hereby approved shall only be carried out in accordance with the
recommendations of the Crime Impact Statement prepared by Greater Manchester Police and shall
not be occupied or used until the City Council as local planning authority has acknowledged in
writing that it has received written confirmation of a secure by design accreditation.

Reason - To reduce the risk of crime pursuant to Policy DM1 of the Adopted Core Strategy for the City
of Manchester

9. No development shall take place until the full details of a surface water drainage scheme has
been submitted to and approved in writing by the City Council as local planning authority.

Reason: To promote sustainable development, secure proper drainage and to manage the risk of
flooding and pollution, pursuant to Policy DM1 in the Core Strategy Development Plan Document
and the policies and guidance within the NPPF and NPPG.

10. No development hereby permitted shall be occupied until details of the implementation,
maintenance and management of the sustainable drainage scheme have been submitted to and
approved by the local planning authority.

The scheme shall be implemented and thereafter managed and maintained in accordance with the
approved details. Those details shall include:

a. Verification report providing photographic evidence of construction as per design drawings;

b. As built construction drawings if different from design construction drawings;

c. Management and maintenance plan for the lifetime of the development which shall include the
arrangements for adoption by any public body or statutory undertaker, or any other arrangements to
secure the operation of the sustainable drainage scheme

throughout its lifetime.

Reason: To promote sustainable development, secure proper drainage and to manage the risk of
flooding and pollution, pursuant to Policy DM1 in the Core Strategy Development Plan Document
and the policies and guidance within the NPPF and NPPG.



11.  Prior to occupation of the development the provision of electric vehicle charging points shall
have been implemented in line with the information submitted on plan Ground Floor 2018-056-102
G received 23.04.2020. These charging facilities shall thereafter be retained for the use of the
dwellings.

Reason - To promote sustainable development and in the interests of residential amenity, pursuant
to Policies DM1 and EN16 in the Manchester Core Strategy (2012).

12. The development hereby approved shall be implemented in full accordance with the
measures as set out within the Environmental Standards Statement, received by the City Council as
local planning authority on 26.08.2020.

Within 3 months of the completion of the construction of the authorised development a verification
statement shall be submitted to and approved in writing, by the City Council as local planning
authority, confirming the incorporation of the specified measures at each phase of the construction
of the development, including dated photographic documentary evidence of the implementation and
completion of required works.

Reason - In order to minimise the environmental impact of the development pursuant to policies
SP1, T1-T3, EN4-EN7 and DM1 of the Core Strategy for the City of Manchester and the principles
contained within The Guide to Development in Manchester SPD (2007) and the National Planning
Policy Framework.

13.  The development hereby approved shall only be carried out in accordance with mitigation
measures detailed within the submitted Air Quality Assessment produced by Redmore
Environmental dated 21 July 2020 received by the City Council, as Local Planning Authority on 26
August 2020.

Reason - To minimise the impact upon air quality and in order to minimise the environmental impact
of the development, pursuant to policy EN16 of the Core Strategy, National Planning Guidance and
National Planning Policy Framework (NPPF).

14.  Notwithstanding the details of the hard and soft landscaping treatment scheme as set out
within the approved drawings, a further plan indicating biodiversity enhancement to be made shall
be submitted within one month of the grant of consent. Landscaping and biodiversity enhancements
shall be implemented not later than 12 months from the date the buildings are first occupied. If
within a period of 5 years from the date of the planting of any tree or shrub, that tree or shrub or any
tree or shrub planted in replacement for it, is removed, uprooted or destroyed or dies, or becomes,
in the opinion of the local planning authority, seriously damaged or defective, another tree or shrub
of the same species and size as that originally planted shall be planted at the same place.

Reason - To ensure that a satisfactory landscaping scheme for the development is carried out that
respects the character and visual amenities of the area, in accordance with policies SP1, EN9 and
DM1 of the Core Strategy.

15.  Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 2015 (or any order revoking and re-enacting that Order with or without
modification) none of the dwelling houses hereby approved shall be used for any other purpose
(including any other purpose in Class C3 of the Schedule to the Town and Country Planning (Use
Classes) Order 1987 as amended by The Town and Country Planning (Use Classes) (Amendment)
(England) Order 2010, or in any provision equivalent to that Class in any statutory instrument
revoking and re-enacting that Order with or without modification) other than the purpose(s) of
C3(a).

Reason - In the interests of residential amenity, to safeguard the character of the area and to
maintain the sustainability of the local community through provision of accommodation that is



suitable for people living as families pursuant to policies DM1 and H11 of the Core Strategy for
Manchester and the guidance contained within the National Planning Policy Framework.

16.  The residential use hereby approved shall be used only as private dwellings (which description
shall not include serviced properties or similar uses where sleeping accommodation (with or without
other services) is provided by way of trade for money or money's worth and occupied by the same
person for less than ninety consecutive nights) and for no other purpose (including any other
purpose in Class C3 of the Schedule to the Town and Country Planning (Use Classes) Order 1987 (as
amended), or any provision equivalent to that Class in any statutory instrument revoking and re-
enacting that Order with or without modification).

Reason - To safeguard the amenities of the neighbourhood by ensuring that other uses which could
cause a loss of amenity such as serviced apartments/apart hotels do not commence without prior
approval; to safeguard the character of the area, and to maintain the sustainability of the local
community through provision of accommodation that is suitable for people living as families
pursuant to policies DM1 and H11 of the Core Strategy for Manchester and the guidance contained
within the National Planning Policy Framework.

17. The commercial units as indicated on the approved drawings listed at condition 2 shall be
occupied as 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).

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).

18.  Notwithstanding the General Permitted Development Order 2015 as amended by the Town
and Country Planning (Permitted Development and Miscellaneous Amendments) (England)
(Coronavirus) Regulations 2020 or any legislation amending or replacing the same, no further
development in the form of upward extensions to the building shall be undertaken other than that
expressly authorised by the granting of planning permission.

Reason - In the interests of protecting residential amenity and visual amenity of the area in which the
development in located pursuant to policies DM1 and SP1 of the Manchester Core Strategy.

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

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

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

Reason - To ensure that the presence of or the potential for any contaminated land and/or
groundwater is detected and appropriate remedial action is taken in the interests of public safety,



pursuant to policies DM1 and EN18 of the Core Strategy.

20.  When the development commences, the development shall be carried out in accordance with
the previously agreed Remediation Strategy and Completion/Verification Report shall be submitted
to and approved in writing by the City Council as local planning authority. In the event that ground
contamination, groundwater contamination and/or ground gas, not previously identified, are found
to be present on the site at any time before the development is occupied, then development shall
cease and/or the development shall not be occupied until, a report outlining what measures, if any,
are required to remediate the land (the Revised Remediation Strategy) is submitted to and approved
in writing by the City Council as local planning authority and the development shall be carried out in
accordance with the Revised Remediation Strategy, which shall take precedence over any
Remediation Strategy or earlier Revised Remediation Strategy.

Reason - To ensure that the presence of or the potential for any contaminated land and/or
groundwater is detected and appropriate remedial action is taken in the interests of public safety,
pursuant to policies DM1 and EN18 of the Core Strategy.

21.  Prior to the commencement of above ground works a plan indicating the positions, design,
materials and type of boundary treatment to be erected at the development shall be submitted to
and approved in writing by the City Council as local planning authority. The boundary treatment
relevant to each dwelling shall be completed prior to its occupation. The development shall be
carried out in accordance with the approved details and shall thereafter be retained.

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 in
order to comply with saved policy E3.3 of the Unitary Development Plan for the City of Manchester
and policies SP1 and DM1 of the Core Strategy.

22. Before the development hereby approved is first occupied a Travel Plan shall be submitted to
and agreed in writing by the City Council as Local Planning Authority. In this condition a Travel Plan
means a document which includes:

- A travel plan budget and resources for the day to day implementation and management

of travel plan measures.

- Appropriate management structures.

- Detailed timeframes for delivery.

- Travel plan handover arrangements when developer responsibility ceases.

- Target and monitoring arrangements.

Reason - To assist promoting the use of sustainable forms of travel, pursuant to policies SP1, T2 and
DM1 of the Core Strategy and the Guide to Development in Manchester SPD (2007).

23.  Prior to the first use of a phase of the development hereby approved, a servicing management
strategy shall be submitted for approval in writing by the City Council, as Local Planning Authority.
The approved strategy shall then be implemented as part of that phase of the development and
remain in place for as long as the development remains in use.

Reason - In the interest of highway and pedestrian safety pursuant to policies SP1, T2 and DM1 of the
Manchester Core Strategy (2012).

24.  Notwithstanding the electric vehicle charging points shown on the drawings submitted further
details of provision for electrical charging shall be submitted for the approval of the local planning
authority. The agreed electric charging provision shall be installed and operational prior to the
commercial unit hereby approved being occupied and be retained thereafter.



Reason - In the interest of air quality, pursuant to policies DM1 and EN16 of the Manchester Core
Strategy.

25.  Deliveries, servicing and collections, including waste collections shall not take place outside of
the following hours: 07.30 to 20.00 hrs Monday to Saturday, no deliveries/waste collections on
Sundays / Bank Holidays.

Reason - To safeguard the amenities of nearby occupiers, pursuant to Policies DM1 and SP1 of the
Manchester Core Strategy.

26. The development hereby approved shall not be occupied or used until the Council as local
planning authority has received a scheme for the extraction of any fumes, vapours and odours from
the premises, to be submitted to, and approved in writing by, the City Council as local planning
authority. The approved scheme shall be implemented prior to occupancy and shall remain
operational thereafter.

Reason - In the interests of the amenities of the occupiers of nearby properties in order to comply
with Policy DM1 of the Core Strategy for the City of Manchester.

27.  Prior to occupation, details of the proposed opening hours of the retail units shall be
submitted to and approved in writing by the City Council as local planning authority. The units shall
be not be operated outside the hours approved in discharge of this condition.

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.

28.  External lighting shall be designed and installed so as to control glare and overspill onto
nearby residential properties.

Upon completion of the development a verification report will be required to validate that the work
undertaken throughout the development conforms to the recommendations and requirements in
the approved light consultant's report. The report shall also undertake post completion testing to
confirm that acceptable criteria has been met. Any instances of non-conformity with the
recommendations in the report shall be detailed along with any measures required to ensure
compliance with the criteria.

Reason - In the interests of visual and residential amenity pursuant to Core Strategy policies SP1 and
DM1 of the Core Strategy.

29. The retail premises shall be acoustically insulated and treated to limit the break out of noise in
accordance with a noise study of the premises and a scheme of acoustic treatment that has been
submitted to and approved in writing by the City Council as local planning authority. The scheme
shall be implemented in full before the use commences or as otherwise agreed in writing by the City
Council as local planning authority.

Upon completion of the development a verification report will be required to validate that the work
undertaken throughout the development conforms to the recommendations and requirements in
the approved acoustic consultant's report. The report shall also undertake post completion testing to
confirm that acceptable criteria has been met. Any instances of non-conformity with the
recommendations in the report shall be detailed along with any measures required to ensure
compliance with the agreed noise criteria.

Reason - To secure a reduction in noise in order to protect future residents from noise nuisance,
pursuant to policies SP1 and DM1 of the Core Strategy and saved UDP Policy DC26.



30. Before the development commences a scheme for acoustically insulating the proposed
residential accommodation against noise from the ground floor commercial units and the nearby
busy roads shall be submitted to and approved in writing by the City Council as local planning
authority. There may be other actual or potential sources of noise which require consideration on or
near the site, including any local commercial/industrial premises. The approved noise insulation
scheme shall be completed before any of the dwelling units are occupied.

Noise survey data must include measurements taken during a rush-hour period and night time to
determine the appropriate sound insulation measures necessary. The following noise criteria will be
required to be achieved:

Bedrooms (night time - 23.00 - 07.00) 30 dB LAeq (individual noise events shall not exceed 45
dB LAmax,F by more than 15 times)

Living Rooms (daytime - 07.00 - 23.00) 35 dB LAeq

Gardens and terraces (daytime) 55 dB LAeq

Upon completion of the development and before first occupation of the residential units, a
verification report will be required to validate that the work undertaken throughout the
development conforms to the recommendations and requirements in the approved acoustic
consultant's report. The report shall also undertake post completion testing to confirm that the
internal noise criteria has been met. Any instances of non-conformity with the recommendations in
the report shall be detailed along with any measures required to ensure compliance with the internal
noise criteria.

Additionally, where entertainment noise is a factor in the noise climate the sound insulation scheme
shall be designed to achieve internal noise levels in the 63Hz and 125Hz octave centre frequency
bands so as not to exceed (in habitable rooms) 47dB and 41dB, respectively.

Reason - To secure a reduction in noise from traffic or other sources in order to protect future
residents from noise disturbance pursuant to Core Strategy policies SP1 and DM1 of the Core
Strategy.

31. a) Any externally mounted ancillary plant, equipment and servicing to be installed shall be
selected and/or acoustically treated in accordance with a scheme designed so as to achieve a rating
level of 5dB (LAeq) below the typical background (LA90) level at the nearest noise sensitive location.
Prior to its installation, the scheme shall be submitted to and approved in writing by the City Council
as Local Planning Authority in order to secure a reduction in the level of noise emanating from the
site.

b) Prior to any externally mounted ancillary plant, equipment and servicing to be installed becoming
operational, an approved verification report shall be submitted to and approved in writing by the City
Council as Local Planning authority to validate that the work undertaken throughout the
development conforms to the recommendations and requirements in the approved acoustic report.
The report shall also undertake post completion testing to confirm that the noise criteria have been
met. Any instances of non - conformity with the recommendations in the report shall be detailed
along with any measures required to ensure compliance with the agreed noise criteria.

Reason - To minimise the impact of the development and to prevent a general increase in pre-
existing background noise levels around the site, pursuant to saved policy DC26 of the Unitary
Development Plan for the City of Manchester and policies DM1 and SP1 of the Manchester Core
Strategy.

32. Before the development commences a scheme for the storage and disposal of refuse shall be
submitted to and approved in writing by the City Council as local planning authority. The details of
the approved scheme shall be implemented as part of the development and shall remain in situ
whilst the use or development is in operation.



New developments shall have refuse storage space for segregated waste collection and recycling.
Internal and external storage areas are required.

Reason - In the interests of residential amenity and to secure appropriate arrangements for the
storage and collection of segregated waste and recycling, pursuant to policies SP1, EN19 and DM1 of
the Core Strategy for the City of Manchester.

33. The development hereby approved shall only be carried out in accordance with measures
detailed within the submitted preliminary bat survey report produced by Braithwaite Bat Surveys
received by the City Council, as Local Planning Authority on 26 August 2020.

Reason - To ensure the protection of habitat of species that are protected under the Wildlife and
Countryside Act 1981 or as subsequently amended and to comply with policy EN15 of the
Manchester Core Strategy.

34.  Prior to above ground works details of roller shutters to the new shop fronts, shall be
submitted for approval in writing by the City Council, as Local Planning Authority. For the avoidance
of doubt this shall include a section through of the shutter in the shop front and specification of the
shutter. The approved details shall be implemented as part of the development prior to the first
occupation and thereafter retained and maintained in situ.

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

35.  Prior to the first occupation of the development hereby approved a signage strategy for the
entire building shall be submitted for approval in writing by the City Council, as Local Planning
Authority.

The approved strategy shall then be implemented 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).

36. All windows at ground level, unless shown otherwise on the approved drawings detailed in
condition 2, shall not be obscured by window vinyl's.

Reason - The clear glazed window(s) is an integral and important element in design of the ground
level elevations and are important in maintaining a visually interesting street-scene consistent with
the use of such areas by members of the public, and so as to be consistent with saved policy DC14 of
the Unitary Development Plan for the City of Manchester and policies SP1 and DM1 of the Core
Strategy.

Thanks
Kind regards
Jennifer

Jennifer Connor (she/her)

Area Team Group Manager

Planning, Building Control and Licensing
Growth and Development

Manchester City Council

PO Box 532



Town Hall Extension

Manchester

M60 2LA
jennifer.connor@manchester.gov.uk
01612344545
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