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Angela Leckie
Telephone: 0161 234 4651
angela.leckie@manchester.gov.uk

P O Box 532 Town Hall
Manchester M60 2LA

Mr Michael Percival
Deloitte LLP
Hanover Building
Manchester
M4 4AH

Date: 21 September 2023

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: 137219/NMC/2023
Description: Non Material Amendment to application ref no 132255/JO/2021 to revise to 
the description of development and make relevant amendments to existing planning 
conditions (43,44,45,46,47,51,61, 62 and 63)
Location: Baring Street, Manchester, M1 2PY

I refer to your application for a non-material amendment to planning permission reference 
132255/JO/2021.

Reason 1: Following an assessment of the details and plans submitted, it is confirmed that 
the proposed amendments are considered to be of a non-material nature and acceptable 
to the City Council as Local Planning Authority.  The City Council is satisfied that the 
proposed changes will have no material impact upon the previously approved scheme and 
the works will not adversely affect visual or residential amenity within the area or will they 
have any significant material impact upon the overall quality of the development

Reason 2: Since the completion of Mayfield Park, the building designs associated with this 
Permission and an adjacent Permission for a further office building (125248/FO/2019  ) 
have been modified to deliver  enhanced placemaking outcomes, and significantly 
improved sustainability credentials in terms of embodied and operation carbon. 

This application has therefore  been submitted to extend the presence of active ground 
floor commercial uses proposed for the Poulton 
office scheme (Phase C) (Plot O)to the Multi Storey Car Park (MSCP) (Phase E) (Plot N). 
This is in order to create active frontages to  the adjoining public realm (Approved Phasing 
Plan MAY101-WSL-EXT-GIL-DR-7060-0129), the principle of which has already been 
tested as part of the current extant planning permission. This will result in a reduction of 
car parking spaces and the inclusion of a cycle hub within the MSCP 

This will have the effect of amending the description of development to the following:

Phased creation of circa 2.4 ha (6 acres) of public park, including hard and soft 
landscaping and new bridges across the River Medlock; erection of 9 storey office (Use 
Class E) development above basement with mezzanine and plant level together with 



ground floor commercial (Use Class E / Sui Generis (bar)) uses, rooftop amenity spaces 
and terrace levels, associated public realm and riverside walkway; erection of a 487 space 
multi-storey car park, cycle hub and associated ground and basement floor commercial 
(Use Class E / Sui Generis (bar)) uses with associated back of house facilities and 
landscaping; highways and infrastructure works including the creation of new junction from 
London Road to provide access to the multi-storey car park (MSCP) (Use Class Sui 
Generis); alongside works to Baring Street, Bond Street Nether Street, Buxton Street, 
Berry Street and Travis Street (to be delivered and implemented prior to the MSCP 
becoming operational)) alongside enabling works comprising phased demolition and site 
clearance, earthworks including re-profiling and construction of retaining walls.

As the principle of these additional uses has been agreed as part of the wider permission 
within the Offices the principle of this type of use within this phase of the delivery of the 
Mayfield Masterplan has been accepted
 
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 132255/JO/2021. These documents should be read in 
conjunction with one another. Therefore, the conditions previously applied to approval 
132255/JO/2021 still apply to this development. However, due to the acceptance of the 
amendments outlined above, the following amended conditions also now apply:

43) Prior to occupation of each relevant phase (Phase C or  E) (as detailed in condition 3 
above) scheme for the acoustic insulation of any externally mounted ancillary equipment 
associated with 

(a) the offices; and 

(b) for each ground floor / basement commercial unit identified in 0439-SEW-ZZ-00-DR-A-
001100 Rev P3 (Proposed - Level 00 (Ground)), 0439-SEW-ZZ-B1-DR-A-1099 Rev P3 
(Proposed Floor Plan, Level B1; 1811-BA-XX-99-DR-A-P-0099 Rev A (Planning, 
Basement floor plan, Proposed); 1811-BA-XX-00-DR-A-P-0100 Rev C (Planning, Ground 
floor plan, Proposed)

to ensure that it achieves a background noise level of  5dB below the existing background 
(La90) at the nearest noise sensitive location 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 equipment. The approved noise insulation scheme shall be 
completed before each of the approved uses commence.

Prior to occupation a verification report shall be submitted to and approved in writing by 
the City Council as Local Planning Authority. This is required 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 above 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 agreed noise criteria.

The approved scheme shall remain operational thereafter.



Reason - To secure a reduction in noise in order to protect future occupiers and adjacent 
residents from noise nuisance, pursuant to policies SP1, H1 and DM1 of the Core Strategy 
and saved UDP Policy DC26.

44) Before  each relevant phase of development (Phase C or  E (as detailed in condition 3 
above) commences a scheme for acoustically insulating the  Class E  (g)(i) (Office Use) 
against noise from adjacent roads and any noise transfer from the ground floor/ basement 
commercial uses to any offices above (as applicable), shall be submitted to and approved 
in writing by the City Council as local planning authority.

The approved noise insulation scheme shall be completed before each of the approved 
uses commence. Prior to occupation a verification report shall be submitted to and 
approved in writing by the City Council as Local Planning Authority. This is required 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 above 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 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.

45) Each ground floor / basement commercial unit within each relevant phase (Phase C or  
E (as detailed in condition 3 above) identified on  0439-SEW-ZZ-00-DR-A-001100 Rev P3 
(Proposed - Level 00 (Ground)), 0439-SEW-ZZ-B1-DR-A-1099 Rev P3 (Proposed Floor 
Plan, Level B1; 1811-BA-XX-99-DR-A-P-0099 Rev A (Planning, Basement floor plan, 
Proposed); 1811-BA-XX-00-DR-A-P-0100 Rev C (Planning, Ground floor plan, Proposed) 
shall not be occupied until a scheme for the storage (including segregated waste recycling) 
and disposal of refuse for each unit has been 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.

Reason - In order to ensure that adequate provision is made within the development for 
the storage and recycling of waste in accordance with policies DM1 and EN19 of the Core 
Strategy for the City of Manchester

46) Before each ground floor / basement use within each relevant  Phase (Phase C or E 
(as detailed in condition 3 above)) identified on 0439-SEW-ZZ-00-DR-A-001100 Rev P3 
(Proposed - Level 00 (Ground)), 0439-SEW-ZZ-B1-DR-A-1099 Rev P3 (Proposed Floor 
Plan, Level B1; 1811-BA-XX-99-DR-A-P-0099 Rev A (Planning, Basement floor plan, 
Proposed); 1811-BA-XX-00-DR-A-P-0100 Rev C (Planning, Ground floor plan, Proposed)  
hereby approved commences, details of the proposed opening hours 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.

47) Before use of each ground floor/ basement unit within either of the following 
commences:



Class E (b) and  
Sui Generis Use (p and q)

in each relevant phase (Phase C or E) commences final details of the method of extraction 
of any fumes, vapours and odours from any kitchen within the communal facilities shall be 
submitted to and approved in writing by the City Council as local planning authority prior to 
commencement of those uses. The details of the approved scheme shall be implemented 
prior to occupancy and shall remain in situ whilst the use or development is in operation.

Defra have published a document entitled 'Guidance on the Control of Odour and Noise 
from Commercial Kitchen Exhaust Systems' (withdrawn but still available via an internet 
search). It describes a method of risk assessment for odour, guidance on minimum 
requirements for odour and noise control, and advice on equipment selection. It is 
recommended that any scheme should make reference to this document (particularly 
Annex B) or other relevant guidance. Details should also be provided in relation to 
replacement air. The applicant will therefore need to consult with a suitably qualified 
ventilation engineer and submit a kitchen fume extract strategy report for approval.

Reason - To safeguard the amenities of the occupiers of nearby residential 
accommodation, pursuant to policies SP1 and DM1 of the Core Strategy

51) Any Deliveries, servicing and collections associated with the management of the 
building and ancillary uses associated with each relevant Phase (Phase C or  E (as 
detailed in condition 3  above)) including waste collections shall not take place outside the 
following hours:

07:30 to 20:00 Monday to Saturday
10:00 to 18:00 Sundays and Bank Holidays

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.

61) No amplified sound or any music shall be produced or played in any part of the site 
outside of each relevant phase of development (Phase C or E  (as detailed in condition 3 
above)) building other than in accordance with a scheme detailing the levels at which any 
music shall be played and the hours during which it shall be played which has been 
submitted to and approved in writing by the City Council as local planning authority. 

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.

The development hereby approved shall include for full disabled access to be provided to 
all areas of public realm and via the main entrances and to the floors above.

Reason - To ensure that satisfactory disabled access is provided by reference to the 
provisions Core Strategy policy DM1

62) The commercial units, within each relevant phase  (Phase C or  E (as detailed in 
condition 3 above)) as indicated on drawings 0439-SEW-ZZ-00-DR-A-001100 Rev P3 
(Proposed - Level 00 (Ground)), 0439-SEW-ZZ-B1-DR-A-1099 Rev P3 (Proposed Floor 



Plan, Level B1; 1811-BA-XX-99-DR-A-P-0099 Rev A (Planning, Basement floor plan, 
Proposed); 1811-BA-XX-00-DR-A-P-0100 Rev C (Planning, Ground floor plan, 
Proposed)XXXXX  can be occupied as Use Classes E a, b, c, e, f  and / or Use Class Sui 
Generis (p) and (q)) (excluding convenience retail).  Class E (d) shall be permitted within 
the MSCP.

The first use of each commercial unit to be implemented shall thereafter be the permitted 
use of that unit and any further change of use may be the subject of the requirement of a 
new application for planning permission or subject to the requirements of the Town and 
Country Planning (General Permitted Development) Order 2015.

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.

63) In the event that any of the commercial units,within each relevant phase (Phase C or 
E) (as detailed in condition 3 above))  as indicated on drawings 0439-SEW-ZZ-00-DR-A-
001100 Rev P3 (Proposed - Level 00 (Ground)), 0439-SEW-ZZ-B1-DR-A-1099 Rev P3 
(Proposed Floor Plan, Level B1; 1811-BA-XX-99-DR-A-P-0099 Rev A (Planning, 
Basement floor plan, Proposed); 1811-BA-XX-00-DR-A-P-0100 Rev C (Planning, Ground 
floor plan, Proposed)XXXX are occupied as a Class E (b) or Sui Generis Use (p and q) , 
prior to their first use the following details must be 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. For the avoidance of doubt this shall 
include:

*An Operating Schedule for the premises (prevention of crime and disorder, prevention of 
public nuisance, Management of smokers)

*Details of a Dispersal Procedure

* Mechanism for ensuring windows and doors remain closed after 9pm

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 and hotel occupiers as, 
pursuant to policies SP1, DM1 and C10 of the Manchester Core Strategy and to saved 
policy DC26 of the Unitary Development Plan for Manchester.

Prior to implementation of any proposed lighting scheme details of any proposed lighting 
scheme including a report to demonstrate that the proposed lighting levels would not have 
any adverse impact on the amenity of residents within this and adjacent developments 
shall be submitted to and agreed in writing by the City Council as local planning authority.

Reason - In the interests of visual and residential amenity pursuant to Core Strategy 
policies SP1, CC9, EN3 and DM1 of the Core Strategy

89) Before the operation of each ground floor / basement commercial units within each 
relevant phase of development (Phase C or  E (as detailed in condition 3 above)  



commences , details of how the units will be acoustically insulated and treated to limit the 
break out of noise to adjacent noise sensitive uses shall be submitted for approval in 
writing by the City Council, as Local Planning Authority. This shall include a noise study of 
the premises and a scheme of acoustic treatment.

Where entertainment noise is proposed the LAeq (entertainment noise) shall be controlled 
to 5dB below the LA90 (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, respectively. The scheme 
proposed may need to include different measures such as acoustic lobbies at access and 
egress points of the premises, acoustic treatment of the building structure, sound limiters 
linked to sound amplification equipment and specified maximum internal noise levels.

The approved noise insulation scheme shall be completed before any of the approved 
uses commence.

Prior to occupation a post completion report to verify that all of the recommended 
mitigation measures have been installed and effectively mitigate any potential adverse 
noise impacts in adjacent residential accommodation arising directly from the proposed 
development shall be submitted and agreed in writing by the City Council as local planning 
authority. Prior to occupation any non compliance shall be suitably mitigated in accordance 
with an agreed scheme. 

The approved details shall be implemented and remain in place for as long as the unit is in 
use (and any subsequent permitted changes of use under Class E) 

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

90) No doors (other than those designated as fire exits, access to the sub station and 
ground floor bin store shown on Dwgs 0439-SEW-ZZ-00-DR-A-001100 Rev P3 (Proposed 
- Level 00 (Ground)), 0439-SEW-ZZ-B1-DR-A-1099 Rev P3 (Proposed Floor Plan, Level 
B1; 1811-BA-XX-99-DR-A-P-0099 Rev A (Planning, Basement floor plan, Proposed); 
1811-BA-XX-00-DR-A-P-0100 Rev C (Planning, Ground floor plan, Proposed) shall open 
outwards onto adjacent public highway.

Reason - In the interest of pedestrian safety pursuant to policy DM1 of the Manchester 
Core Strategy (2012).

Should you wish to discuss the matter further, please contact Angela Leckie using the 
details above.

Yours faithfully,

Julie Roscoe
Director of Planning, Building Control & Licensing

 


