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Important – Planning permission & notices of consent

Compliance with conditions

 Your planning approval or consent is attached. It will contain conditions that you 
must comply with.

 Please read the conditions and understand their requirements and restrictions, 
for example submission and approval of details or measures to protect trees.

 Some conditions will require action before you start development and it is 
imperative that you seek to have these discharged before any work commences.

 Whilst every effort has been made to group conditions logically, it is your 
responsibility to ensure that you are aware of the requirements and/or restrictions 
of all conditions.

 If you fail to comply with the conditions this may result in a breach of planning 
control and this may lead to enforcement action.

 Failure to comply with conditions may also result in the development not being 
lawful.

 It is in your interests to demonstrate that conditions have been complied with. 
Failure to do so may cause difficulties if the property is sold or transferred.

 A fee is payable for each request to discharge conditions.

 For advice on any of these matters, please contact Planning, Manchester City 
Council, PO Box 532, Town Hall, Manchester M60 2LA or email 
planning@manchester.gov.uk

mailto:planning@manchester.gov.uk
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Town & Country Planning Act 1990 (as amended)

Planning Permission

Applicant Agent (if used)
Mr Gary Jackson
De Trafford
Brooke Court
Lower Meadow Road
Wilmslow
SK9 3ND

Tom Flanagan
Paul Butler Associates
31 Blackfriars Road
Salford
M3 7AQ

Part 1 – Particulars of the application/development
Proposal: Demolition of the existing building on the site and the erection of a 
residential-led mixed use development within a part 11, part 13 storey building to 
accommodate 237 residential units (80 no. 1-bed apartments, 134 no. 2-bed apartments 
and 23 no. 2-bed townhouses - Use Class C3), 338 sq. m. of commercial floorspace 
(Use Class E), car parking (11 spaces) and cycle parking (237 spaces) at ground floor 
level, new public realm and landscaping, access and servicing arrangements and 
associated works

Location: Phoenix House, 17 Ellesmere Street, Manchester, M15 4JY

Date of application: 18 January 2021

Application number: 129127/FO/2021

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 pro-active manner to seek 
solutions to problems arising in relation to dealing with the planning application. This 
has included discussions about the form and design of the development, heritage 
issues, access and CO2 reductions.

Condition(s) attached to this decision

 1) 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.
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 2) The development hereby approved shall be carried out in accordance with the 
following drawings and documents:
10436_001-C-10436_001-1-TOPOGRAPHICAL SURVEY C 
20098-CWA-B1-XX-DR-A-7000 - Site Location Plan P05
20098-CWA-B1-ZZ-DR-A-2000 - Ground Floor GA Plan P05
20098-CWA-B1-ZZ-DR-A-2001 - First Floor GA Plan P04
20098-CWA-B1-ZZ-DR-A-2002 - Second Floor GA Plan P04
20098-CWA-B1-ZZ-DR-A-2003 - Third Floor GA Plan P04
20098-CWA-B1-ZZ-DR-A-2004 - Fourth, Sixth, Eighth GA Plan P04
20098-CWA-B1-ZZ-DR-A-2005 - Fifth, Seventh GA Plan P04
20098-CWA-B1-ZZ-DR-A-2009 - Ninth Floor GA Plan P04
20098-CWA-B1-ZZ-DR-A-2010 - Tenth Floor GA Plan P04
20098-CWA-B1-ZZ-DR-A-2011 - Eleventh Floor GA Plan P04
20098-CWA-B1-ZZ-DR-A-2012 - Twelfth Floor GA Plan P04
20098-CWA-B1-ZZ-DR-A-2013 - Roof Plan GA Plan P04
20098-CWA-B1-ZZ-DR-A-2030 - GA Elevations - Southeast P07
20098-CWA-B1-ZZ-DR-A-2031 - GA Elevations - Southwest P06
20098-CWA-B1-ZZ-DR-A-2032 - GA Elevations - Northwest P05
20098-CWA-B1-ZZ-DR-A-2033 - GA Elevations - Northeast P06
20098-CWA-B1-ZZ-DR-A-2037 - GA Sections - Section A P04
20098-CWA-B1-ZZ-DR-A-2038 - GA Sections - Section B P04
20098-CWA-B1-ZZ-DR-A-2039 - GA Sections - Section C P04
20098-CWA-B1-ZZ-DR-A-2040 - GA Sections - Section D P04
20098-CWA-B1-ZZ-DR-A-2041 - GA Sections - Section E & F P05
20098-CWA-B1-ZZ-DR-A-2050 - 1 Bed Apartment Layout P02
20098-CWA-B1-ZZ-DR-A-2052 - 2 Bed Left Hand Apartment Layout P02
20098-CWA-B1-ZZ-DR-A-2054 - 2 Bed Right Hand Apartment P02
20098-CWA-B1-ZZ-DR-A-2056 - 2 Bed Townhouse A P03
20098-CWA-B1-ZZ-DR-A-2057 - 2 Bed Penthouse P03
20098-CWA-B1-ZZ-DR-A-2058 - Bay Study - Townhouse P03
20098-CWA-B1-ZZ-DR-A-2059 - Bay Study - Commercial Units P03
20098-CWA-B1-ZZ-DR-A-2060 - Bay Study - Typical WFH Bay P03
20098-CWA-B1-ZZ-DR-A-2061 - Bay Study - Internal Courtyard 08-09 P03
20098-CWA-B1-ZZ-DR-A-2062 - Bay Study - Side Elevation P03
20098-CWA-B1-ZZ-DR-A-2063 - Bay Study - Penthouses P03
20098-CWA-XX-XX-DR-A-7100 - Existing Floor Plan P02
20098-CWA-XX-XX-DR-A-7101 - Existing Elevations P03
20098-CWA-XX-XX-DR-A-7102 - Existing Building Demolition Layout P02
20098-CWA-XX-XX-DR-A-7103 - Existing Elevation Demolition Area P03
4411 01 Rev C Landscape Layout Ground Floor and Podium 
4411.02B Combined Roof Terraces Layout
Phoenix Works Landscape Strategy 
Design and Access Statement ref 20098-8002-03
Arboricultural Survey DEP November 2020 Rev B
Extended Phase 1 Habitat Survey and Daytime Bat Survey 2020 Rachel Hacking 
Ecology
Planning and Heritage Statement Paul Butler Associates 30 November 2020
Statement of Community Involvement Paul Butler Associates 24 November 2020
Tall Buildings Statement Paul Butler Associates 27 November 2020
Transport Statement ref:2904-01-TS01 Axis
Travel Plan ref: 2904-01-FTP01 Axis
Noise Impact Assessment ref: AC109563-1R1 Ensafe Consultants
Air Quality Assessment ref: 3953r2 Redmore Environmental
Pedestrian Level Wind Microclimate Assessment ref: RWDI #2100815 - REV A RWDI
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Daylight and Sunlight Report prepared by GIA
Phase 1 Preliminary Risk Assessment Report WSP November 2020
Flood Risk and Drainage Strategy Report ref: 5977-WSP-FRA1 WSP
Environmental Standards Statement and BREEAM Pre Assessment (prepared by Watt 
Energy Consulting and Engineers) September 2020
Crime Impact Statement Version B 25 November 2020 URN:2020/0624/CIS/01 Greater 
Manchester Police
Waste Management Strategy ref: 2904-01-WMS01 prepared by Axis
Archaeological Desk Based Assessment ARS Ltd Report 2020/147 Archaeological 
Research Services
TV Reception Survey dated 20 October 2020, Astbury

 3) Should the development be carried out in a phased manner, details of the phasing of 
development shall be submitted to and approved in writing by the City Council as local 
planning authority before development commences. 
Reason - For the avoidance of doubt as the development could be carried out in a 
phased manner, pursuant to Policy DM1 of the Core Strategy.

 4) a) Notwithstanding demolition, 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.
b) When the development commences, the development shall be carried out in 
accordance with the previously agreed Remediation Strategy and a 
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.

 5) No development shall take place unless and until the applicant, or their agents or 
successors in title, has secured the implementation of a programme of archaeological 
works. The works are to be secured through and undertaken in accordance with a 
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Written Scheme of Investigation (WSI) prepared by the appointed archaeological 
contractor and submitted to Greater Manchester Archaeological Advisory Service for 
agreement. The WSI shall cover the following:
a. A phased programme and methodology of investigation and recording that includes:
- targeted archaeological evaluation through trial trenching;
- dependent on the evaluation trial trenching above, targeted open area excavation and 
recording (subject to a separate WSI);
b. A programme for post investigation assessment to include:
- production of a final report on the investigation results.
c. Deposition of the final report with the Greater Manchester Historic Environment 
Record;
d. Dissemination of the results of the archaeological investigations commensurate with 
their significance;
e. Provision for archive deposition of the report and records of the site investigation;
f. Nomination of a competent person or persons/organisation to undertake the works set 
out within the approved WSI.
Reason - To investigate the archaeological interest of the site and record and preserve 
any remains of archaeological interest, pursuant to saved policy DC20.1 of the Unitary 
Development Plan for the City of Manchester and guidance in Section 16, Paragraph 
199 of the National Planning Policy Framework.

 6) Prior to the commencement of development, details of a local labour agreement that 
shall demonstrate commitment to recruit local labour for both the construction and 
operations elements of the development shall be submitted to and approved in writing 
by the City Council, as Local Planning Authority. The approved document shall be 
implemented as part of the construction and occupation phases of the development.
Reason - To safeguard local employment opportunities, pursuant to pursuant to policies 
EC1 of the Core Strategy for Manchester.

 7) Prior to the commencement of development, a Construction Management Plan shall 
be submitted to and approved in writing by the City Council as local planning authority. 
This will contain a Noise & Vibration section (in addition to a dust emission section) that 
shall base the assessment on British Standard 5228, with reference to other relevant 
standards. It shall also contain a community consultation strategy which includes how 
and when local businesses and residents will be consulted on matters such out of hours 
works. Any proposal for out of hours works (as below) will be submitted to and approved 
in writing by the City Council as local planning authority, the details of which shall be 
submitted at least 4 weeks in advance of such works commencing.
Reason - To safeguard the amenities of nearby residents and highway safety, pursuant 
to policies SP1, EN9, EN19 and DM1 of the Manchester Core Strategy (July 2012).

 8) Before development commences, a full condition survey of the 
carriageways/footways on construction vehicle routes surrounding the site shall be 
undertaken and submitted to the City Council as Local Planning Authority. When all 
construction/fit-out works are complete, the same carriageways/footways shall be 
resurveyed, and the results submitted to the City Council as Local Planning Authority for 
assessment. Should any damage have occurred 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. 
The necessary costs for this repair and/or reinstatement shall be met by the applicant.
Reason - To ensure an acceptable development, pursuant to policy DM1 of the Core 
Strategy.
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 9) Notwithstanding demolition, before the development hereby approved commences, 
full details of electric vehicle charging (EVC) infrastructure (including appropriate cable 
provision and provision for charging points) shall be submitted to and approved in 
writing by the City Council as local planning authority. The approved EVC infrastructure 
shall be put in place before use of the car park commences and shall be retained 
thereafter.
Reason - In the interests of improving local air quality and providing sustainable 
development, pursuant to the NPPF and policy DM1 of the Core Strategy.

10) Notwithstanding demolition, prior to the commencement of development a 
programme for the issue of samples and specifications of all materials to be used on all 
external elevations of the development, including details of full sized sample panels, 
shall be submitted to and approved in writing by the City Council, as local planning 
authority. Samples and specifications of all materials to be used on all external 
elevations of the development, which shall include jointing and fixing details, details of 
the drips to be used to prevent staining and a strategy for quality control management, 
shall then be submitted to and approved in writing by the City Council as local planning 
authority in accordance with the programme as agreed above. The development shall 
be carried out in accordance with the approved details.
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 
Strategy.

11) 1. Notwithstanding demolition, prior to the commencement of development, a 
programme for the submission of final details of the public and private realm works for 
the development shall be submitted and approved in writing by the City Council as Local 
Planning Authority.
The programme shall include submission and implementation timeframes for the 
following details:
(a) Details of the proposed hard landscape materials;
(b) Details of the materials, including natural stone or other high quality materials to be 
used for the reinstatement of the pavements and for the areas between the pavement 
and the line of the proposed building;
(c) Details of the proposed tree species within the public realm including proposed size, 
species and planting specification including tree pits and design;
(d) Details of measures to create potential opportunities to enhance and create new 
biodiversity within the development to include bat boxes and bricks, bird boxes and 
appropriate planting;
(e) Details of the proposed street furniture including seating, bins and lighting;
(f) Details of any external steps and handrails;
(g) A strategy providing details of replacement tree planting, including details of overall 
numbers, size, species and planting specification, constraints to further planting and 
details of on-going maintenance;
2. The above details shall then be submitted to and approved in writing by the City 
Council as local planning authority and fully implemented in accordance with the 
approved timeframes.
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 
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with policies R1.1, I3.1, T3.1, S1.1, E2.5, E3.7 and RC4 of the Unitary Development 
Plan for the City of Manchester and policies SP1, DM1, EN1, EN9 EN14 and EN15 of 
the emerging Core Strategy.

12) Notwithstanding demolition, no development shall take place until surface water 
drainage works, designed 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.
In order to avoid/discharge the above drainage condition the following additional 
information has to be provided:
o Consideration of alternative green SuDS solution (that is either utilising infiltration or 
attenuation) if practicable; an assessment of other SuDS features is required, such as 
blue/green roofs, permeable pavings and tree pits.
o Evidence that the drainage system has been designed (unless an area is designated 
to hold and/or convey water as part of the design) so that flooding does not occur during 
the critical 1 in 100 year rainfall event with allowance for 40% climate change in any part 
of a building.
o Assessment of overland flow routes for extreme events that is diverted away from 
buildings (including basements). Overland flow routes need to be designed to convey 
the flood water in a safe manner in the event of a blockage or exceedance of the 
proposed drainage system capacity including inlet structures. A layout with overland 
flow routes needs to be presented with appreciation of these overland flow routes with 
regards to the properties on site and adjacent properties off site. The overland flow 
routes drawing should include both internal and external elevations so an assessment 
of the flow routes can be clearly identified.
o Hydraulic calculation of the proposed drainage system. 
o Construction details of flow controls and SuDS elements.
Reason: To promote sustainable development, secure proper drainage and to manage 
the risk of flooding and pollution. This condition is imposed in light of national policies 
within the NPPF and NPPG and local policies EN08 and EN14.

13) 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 manage flooding and pollution and to ensure that a managing body is in 
place for the sustainable drainage system and there is funding and maintenance 
mechanism for the lifetime of the development pursuant to national policies within the 
NPPF and NPPG and local policies EN08 and EN14.

14) Foul and surface water shall be drained on separate systems.
Reason - To secure proper drainage and to manage the risk of flooding and pollution, 
pursuant to Section 10 of the National Planning Policy Framework and Policy EN14 of 
the Core Strategy.
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15)  Notwithstanding demolition, before the development commences, studies 
containing the following with regard to television reception in the area containing the site 
shall be submitted to and approved in writing by the City Council as local planning 
authority.
a) Measure the existing television signal reception within the potential impact areas 
identified in the Pre-Construction Signal Reception Impact Survey by Astbury Signal 
Surveys dated 20 October 2020 before development commences. The work shall be 
undertaken either by an aerial installer registered with the Confederation of Aerial 
Industries or by a body approved by the Office of Communications, and shall include an 
assessment of the survey results obtained.
b) Assess the impact of the development on television signal reception within the 
potential impact area identified in (a) above within one month of the practical completion 
of the development or before the development is first occupied, whichever is the sooner, 
and at any other time during the construction of the development if requested in writing 
by the City Council as local planning authority in response to identified television signal 
reception problems within the potential impact area. The study shall identify such 
measures necessary to maintain at least the preexisting level and quality of signal 
reception identified in the survey carried out in (a) above. The measures identified must 
be carried out either before the building is first occupied or within one month of the 
study being submitted to the City Council as local planning authority, whichever is the 
earlier.
Reason - To provide an indication of the area of television signal reception likely to be 
affected by the development to provide a basis on which to assess the extent to which 
the development during construction and once built, will affect television reception and 
to ensure that the development at least maintains the existing level and quality of 
television signal reception, pursuant to Policy DM1 of the Core Strategy for the City of 
Manchester and Section 5 of the National Planning Policy Framework.

16) a. The residential accommodation shall be acoustically insulated against noise from 
Chester Road, and Ellesmere Street, and any other actual or potential sources of noise, 
in accordance with the Noise Impact Assessment Ensafe Reference: AC109563-1R1 
dated 25 November 2020 by Ensafe to achieve the following noise criteria within 
apartments:
Bedrooms (night time 23:00 to 07:00) - 30 dB L Aeq (individual noise events shall not 
exceed 45 dB L AmaxF by more than 15 times);
Living rooms (daytime 07:00 to 23:00) - 35 dB L Aeq
Gardens and terraces (daytime) - 55 dB L Aeq.
b. The approved noise insulation scheme shall be completed and a post-completion 
verification report (including validation that the work undertaken throughout the 
development conforms to the recommendations and requirements of the above 
approved acoustic report by Ensafe and including the results of post-completion testing 
to confirm that the internal noise criterion have been met) shall be submitted to and 
approved in writing by the City Council as local planning authority before any of the 
dwelling units are first occupied. Any instances of non-conformity with the above 
approved acoustic report by Ensafe shall be detailed within the post-completion report 
along with any measures required to ensure compliance with internal noise criteria.
Those measures shall be implemented in full before any of the dwelling units are first 
occupied.
Reason - To secure a reduction in noise from the main roads and surrounding road 
networks and any other potential sources of noise, in order to protect future residents 
from noise nuisance, pursuant to policies SP1, H1 and DM1 of the Core Strategy.
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17) Before any of the commercial uses hereby approved commence, the 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.
Where entertainment noise is proposed the LAeq (entertainment noise) shall be 
controlled to 10dB 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.
Upon completion of the development a verification report to validate that the work 
undertaken throughout the development conforms to the recommendations and 
requirements in the approved acoustic consultant's report shall be submitted to and 
approved in writing by the City Council as local planning authority. The verification 
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 and timescales for the implementation of those measures.
Reason - To safeguard the amenities of the occupiers of the building and occupiers of 
nearby properties, pursuant to policies SP1 and DM1 of the Core Strategy.

18) a) Externally mounted ancillary plant, equipment and servicing 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 commencement of the use hereby approved 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 occupation of the development a 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 safeguard the amenities of the occupiers of nearby residential 
accommodation, pursuant to policies SP1 and DM1 of the Core Strategy.

19) No part of the site outside the building shall be used other than in accordance with a 
schedule of days and hours of operation submitted to and approved in writing by the 
City Council as local planning authority. No amplified sound or any music shall be 
produced or played in any part of the site outside the building.
Reason - To safeguard the amenities of the occupiers of nearby properties, pursuant to 
policies SP1 and DM1 of the Core Strategy.

20) Fumes, vapours and odours shall be extracted and discharged from the Class E 
premises in accordance with a scheme to be submitted to and approved in writing by 
the City Council as local planning authority before the use commences. Any works 
approved shall be implemented in full before the use commences.
Reason - In the interests of residential amenity, pursuant to policy DM1 of the Core 
Strategy.

21) The air quality mitigation measures set out in the Air Quality Assessment reference: 
3953r2dated 25 November 2020 by Redmore Environmental shall be implemented in 
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full before first occupation of the development and shall remain in situ whilst the 
development is in operation.
Reason - To secure a reduction in air pollution from traffic or other sources and to 
protect existing and future residents from air pollution, pursuant to Core Strategy 
Policies EN16 and DM1.

22) a) Before the use hereby approved commences external lighting shall be designed 
and installed in accordance with a scheme approved in writing by the City Council as 
local planning authority so as to control glare and overspill onto nearby residential 
properties.
b) Prior to occupation 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 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 criteria.
Reason - To safeguard the amenities of the occupiers of nearby properties.

23) The commercial uses hereby approved shall not be occupied unless and until the 
opening hours of such uses have been agreed in writing by the City Council as local 
planning authority. Those uses shall thereafter not open outside the approved hours.
Reason - In order that the local planning authority can achieve the objectives both of 
protecting the amenity of local residents and ensuring a variety of uses at street level in 
the redeveloped area in accordance with saved policy DC 26 in accordance with the 
Unitary Development Plan for the City of Manchester and policies SP1 and DM1 of the 
Core Strategy.

24) Deliveries, servicing and collections, including waste collections shall not take place 
outside the following hours: 
07:30 to 20:00, Monday to Saturday
no deliveries/waste collections on Sundays/Bank Holidays.
Reason - In order to protect the amenity of local residents and in accordance with 
policies SP1 and DM1 of the Core Strategy.

25) The development hereby approved shall only be carried out in accordance with the 
recommendations of the Crime Impact Statement Version B: 25 November 2020 
reference 2020/0624/CIS/01 by Greater Manchester Police and each building 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.

26) No part of the development shall be occupied unless and until space and facilities 
for bicycle parking have been provided in accordance with the approved details. The 
approved spaces and facilities shall then be retained and permanently reserved for 
bicycle parking.
Reason - To ensure that adequate provision is made for bicycle parking so that persons 
occupying or visiting the development have a range of options in relation to transport 
mode, pursuant to policy T1 of the City of Manchester Core Strategy.

27) No part of the development shall be occupied unless and until car parking spaces 
suitable for use by disabled persons have been provided in accordance with the 
approved drawings and documents. These parking spaces shall be retained and 
permanently reserved for use by disabled persons.
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Reason - To ensure that adequate provision is made for parking for disabled persons, 
pursuant to policies CC10 and DM1 of the City of Manchester Core Strategy.

28) Facilities for the storage and disposal of waste for the residential (C3) part of the 
development shall be provided in accordance with the Waste Management Strategy 
Ref: 2904-01-WMS01 dated November 202 by Axis before first occupation of the 
residential units. The Waste Management Strategy Ref: 2904-01-WMS01 dated 
November 2020 by Axis shall be implemented in full and shall remain in situ whilst the 
development is in operation.
Reason - In the interests of amenity and public health, pursuant to policy DM1 of the 
Core Strategy for the City of Manchester.

29) The commercial uses (Class E) hereby approved shall not commence unless and 
until a scheme for the storage (including segregated waste recycling) and disposal of 
refuse relating to the proposed use 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 the interests of amenity and public health, pursuant to policy DM1 of the 
Core Strategy for the City of Manchester.

30) The development shall be undertaken in accordance with the Pedestrian Level Wind 
Microclimate Assessment (reference RWDI#2100815-Rev A dated 30 October 2020).  
The recommended mitigation shall be implemented in full and shall remain in situ whilst 
the development is in operation. 
Reason - To ensure that the environs in and around the site are suitable for their 
intended uses, in the interests of amenity and safety, pursuant to policy DM1 of the 
Core Strategy.

31) The commercial unit hereby approved shall achieve a post-construction Building 
Research Establishment Environmental Assessment Method (BREEAM) rating of at 
least 'Very Good'. A post construction review certificate shall be submitted to and 
approved in writing by the City Council as local planning authority before any of the 
building hereby approved is first occupied.
Reason - In order to minimise the environmental impact of the development pursuant to 
policies EN4, EN5, EN6 and EN7 of the City of Manchester Core Strategy, and the 
principles contained within The Guide to Development in Manchester 2 SPD.

32) Before first occupation of the development, a Travel Plan, including details of how 
the plan will be funded, implemented and monitored for effectiveness, shall be 
submitted to and approved in writing by the City Council as local planning authority. The 
strategy shall outline procedures and policies that the developer and occupants of the 
site will adopt to secure the objectives of the overall site's Travel Plan Strategy. 
Additionally, the strategy shall outline the monitoring procedures and review 
mechanisms that are to be put in place to ensure that the strategy and its 
implementation remain effective. The results of the monitoring and review processes 
shall be submitted in writing to the local planning authority and any measures that are 
identified that can improve the effectiveness of the Travel Plan Strategy shall be 
adopted and implemented. The Travel Plan shall be fully implemented, prior to first 
occupation of the development, and shall be kept in operation at all times thereafter.
Reason - In accordance with the provisions contained within planning policy guidance 
and in order to promote a choice of means of transport, pursuant to policies T2 and 
EN16 of the Core Strategy.
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33) The apartments (C3) hereby approved shall be used only as private dwellings 
(which description shall not include serviced apartments/apart hotels or similar use 
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 1995, 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 pursuant to Core Strategy policies SP1 and DM1 and 
to ensure the permanent retention of the accommodation for normal residential 
purposes.

34) No externally mounted telecommunications equipment shall be mounted on any part 
of the buildings hereby approved, including the roofs.
Reason - In the interest of visual amenity pursuant to policy DM1 of the Core Strategy.

35) Construction and or demolition works shall be confined to the following hours unless 
otherwise agreed in writing by the City Council as local planning authority:
Monday - Friday: 7.30am - 6pm
Saturday: 8.30am - 2pm
Sunday and or Bank holidays: No work
Reason - To safeguard the amenities of the occupiers of nearby residential and 
commercial properties during the construction/demolition phase.

36) No removal of or works to any hedgerows, trees or shrubs shall take place during 
the main bird breeding season 1 March and 31 August inclusive, unless a competent 
ecologist has undertaken a careful, detailed check of vegetation for active birds' nests 
immediately before the vegetation is cleared and provided written confirmation that no 
birds will be harmed and/or that there are appropriate measures in place to protect 
nesting bird interest on site. Any such written confirmation should be submitted to the 
local planning authority. 

Reason - In order to provide protection to nesting birds, pursuant to Policy EN15 of the 
Core Strategy.

37) Above grounds works shall not commence until details of biodiversity 
enhancements, including a timetable for their installation and maintenance regime, have 
been submitted to and been approved by the City Council as local planning authority.  
The enhancements should include locally native species of trees/shrubs and if 
ornamental beds created should include non-invasive species and those of value to 
insect pollinators. The development shall be carried out in accordance with the agreed 
details.   

Reason - To ensure the protection of habitat of species in accordance with policy EN15 
of the Manchester Core Strategy.
 

Informatives
Building Regulations 2010
This permission does not grant approval under Building Regulations.

Street Naming & Numbering Requirements
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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 be officially allocated and registered 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 developer/occupier when requiring 
services such as connections to utilities, phone lines and postal services and may delay 
your development.

You can apply online at the following address: 
http://www.manchester.gov.uk/info/100011/roads_parking_and_transport/1988/naming_
and_numbering_of_houses_buildings_streets_and_roads/2 

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 Authority in Appendix A.

Date: 24 August 2023

Signed:

Julie Roscoe
Director of Planning, Building Control & Licensing

Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA

http://www.manchester.gov.uk/info/100011/roads_parking_and_transport/1988/naming_and_numbering_of_houses_buildings_streets_and_roads/2
http://www.manchester.gov.uk/info/100011/roads_parking_and_transport/1988/naming_and_numbering_of_houses_buildings_streets_and_roads/2
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Notes
1. This permission refers only to that required under the Town and Country Planning Act 
1990 does not include any consent or approval under any other enactment, byelaw, 
order or regulation.

2 If the applicant is aggrieved by the decision of the local planning authority to refuse 
permission or approval for the proposed development, or to grant permission or 
approval subject to conditions, they may appeal to the Secretary of State in accordance 
with Section 78(1) of the Town and Country Planning Act 1990 within six months of the 
date of the notice of the decision.

The Planning Inspectorate have introduced an online appeals service that can be used 
to make appeals online. This service is available through the gov.uk website –
www.gov.uk/appeal-planning-decision The Inspectorate will publish details of your 
appeal on the internet. Alternatively If you are unable to access the online appeal form, 
please contact the Planning Inspectorate to obtain a paper copy of the appeal form on 
tel: 0303 444 5000.

The Secretary of State has power to allow a longer period for the giving of a notice of 
appeal but they will not normally be prepared to exercise this power unless there are 
special circumstances that excuse the delay in giving notice of appeal.

If you intend to submit an appeal that you would like examined by inquiry then you must 
notify the City Council (planning@manchester.gov.uk) and the Planning Inspectorate 
(inquiryappeals@planninginspectorate.gov.uk) at least 10 days before submitting the 
appeal. Further details are on GOV.UK.

3. The statutory requirements are those set out in Section 79(6) of the Town and 
Country Planning Act 1990, namely Sections 70(1) and 72(1) of the Act.

4. If either the local planning authority of the Secretary of State refuses permission to 
develop land or grants it subject to conditions, the owner may claim that they can 
neither put the land to a reasonably beneficial use in its existing state nor render the 
land capable of a reasonably beneficial use by the carrying out of any development 
which has been or would be permitted.

In these circumstances, the owner may serve a purchase notice on the Council in 
whose area the land is situated. This notice will require the Council to purchase his 
interest in the land in accordance with the provisions of Part VI of the Town and Country 
Planning Act 1990

5. In certain circumstances, a claim may be made against the local planning authority 
for compensation, where permission is refused or granted subject to conditions by the 
Secretary of State on appeal or on a reference of the application to them.  The 
circumstances in which such compensation is payable are set out in Section 114 of the 
Town and Country Planning Act 1990. 
 
Appendix A

https://www.gov.uk/appeal-planning-decision
mailto:planning@manchester.gov.uk
mailto:inquiryappeals@planninginspectorate.gov.uk
http://gov.uk/
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STANDING ADVICE - DEVELOPMENT LOW RISK AREA

The proposed development lies within a coal mining area which may contain unrecorded coal mining 
related hazards.  If any coal mining feature is encountered during development, this should be 
reported immediately to the Coal Authority on 0345 762 6848.

Further information is also available on the Coal Authority website at:
www.gov.uk/government/organisations/the-coal-authority 

Standing Advice valid from 1st January 2023 until 31st December 2024

 

http://www.gov.uk/government/organisations/the-coal-authority

