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Application details

Type of application: Variation or Removal of Condition
Development type: Major Dwellings

Date of site visit:

Standard consultations:
Printed: 12 April 2023 Expired: 3 May 2023

Neighbour notifications
Printed: 12 April 2023 Expired: 3 May 2023

Site notice
Posted: Expired:

Press advert
Published: 18 April 2023 Expired: 9 May 2023

Departure from Development Plan:  No
Environmental Statement: Not required

Description of site/building

The development site is approximately 0.16 ha and is bounded by Rochdale Road, Thompson
Street and Bendix Street and is located within the New Cross Development Framework Area.
The development at the site, as approved by 118120/FO/2017 and subsequently amended by
123371/J0O/2019 and 134503/J0/2022, is near completion.

Listed building:  Not applicable

Conservation area:

Tree Preservation Order:

Description of area

The wider area to the development site is a mixture of commercial buildings, surface level car
parks and residential blocks. The development site is accessed off the existing road network.
The heart of the city centre is a short walk from the development where access to a range of
shops and amenities can be found together public transport interchanges.

Description of development

Variation of condition 31 (Highways Works) attached to planning permission 134503/J0/2022 to
remove reference to the provision of street trees

Consultations & Notification Responses

Publicity The proposal was advertised by of site and press notice together with letters sent out
to local residents and business. No comments were received.



Highway Services - Highways have no objections to the proposed variation of the condition 31.
As noted in the supporting documents discussions with MCC regarding tree planting have been
on-going, and as Thompson Road, Rochdale Road, Mason Street and Bendix Street are not
suitable for the installation of Trees and Tree Pits, it is agreed a financial contribution towards
tree planting is required and that this will be progressed through a s73 application.

Policy

Manchester Core Strategy (2012) Relevant policies SP1, EN19 and DM1
New Cross Public Realm Strategy

NPPF

Places for Everyone

Issues

Condition 31 currently states:

Prior to the first use of the residential element of the development hereby approved, a
scheme of highway works and details of footpaths reinstatement/public realm in relation to
Rochdale Road, Bendix Street, Mason Street and Thompson Street 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:

- Alternation/re-instatement works to the adopted highway;

- Topping up of Hatter Street;

- Creation of vehicular entrance to Mason Street;

- Tree planting;

- Details of materials, including natural stone or other high quality materials to be used for
the footpaths and for the areas between the pavement and the line of the proposed
building/public realm

The approved scheme shall be implemented and be in place prior to the first occupation of the
residential element of the development hereby approved and thereafter retained and maintained
in situ.

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).

The applicant has provided a services and tree pit analysis that it would not be possible/feasible
to plant street trees in the highway. This is an accepted position by Highway Services.

As the provision of street trees is a requirement of the New Cross Public Realm Strategy, it has
been agreed that in mitigation of the loss of street trees at this site, a commuted sum would be
provided so that trees can be planted elsewhere in the local vicinity.

A figure has been agreed and is necessary to mitigate against the development. This is to be
secured via a legal agreement.

The reference to ‘tree planting’ is therefore agreed to be removed from condition 31.



Other Legislative Requirements

Equality Act 2010

Section 149 (Public Sector Equality Duty) of the Equality Act 2010 requires due regard to the
need to: Eliminate unlawful discrimination, harassment and victimisation and other conduct
prohibited by the Act and; Advance equality of opportunity between persons who share a
protected characteristic and persons who do not share it. The Equality Duty does not impose a
legal requirement to conduct an Equality Impact Assessment. Compliance with the Equality
Duty involves consciously thinking about the aims of the Equality Duty as part of the process of
decision-making.

Human Rights Act 1998 considerations

This application needs to be considered against the provisions of the Human Rights Act 1998.
Under Article 6, the applicants (and those third parties, including local residents, who have
made representations) have a right to a fair hearing and to this end the local planning authority
must give full consideration to their comments.

Protocol 1 Article 1, and Article 8 where appropriate, confer(s) a right of respect for a person’s
home, other land and business assets. In taking account of all material considerations, including
Council policy as set out in the Core Strategy and saved polices of the Unitary Development
Plan, the Director of Planning, Building Control & Licensing has concluded that some rights
conferred by these articles on the applicant(s)/objector(s)/resident(s) and other occupiers and
owners of nearby land that might be affected may be interfered with but that that interference is
in accordance with the law and justified by being in the public interest and on the basis of the
planning merits of the development proposal. She believes that any restriction on these rights
posed by the recommendation given is proportionate to the wider benefits of and that such a
decision falls within the margin of discretion afforded to the Council under the Town and
Country Planning Acts.

Recommendation: Approve
Article 35 Declaration
Officers have worked with the applicant in a positive and proactive manner based on seeking

solutions to problems arising in relation to dealing with the planning application. The proposal is
considered to be acceptable and therefore determined within a timely manner.

Condition(s) to be attached to decision for approval OR Reasons for recommendation to
refuse
1) The development must be begun not later 23 May 2021.

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:

Document submitted as part of planning application 136605/J0/2023

Covering letter and ‘Tree Pit Review’ (Ref: SCP/220429/TN02 Rev B, 13 March 2023) has been
prepared by SCP Transportation Planning : Infrastructure Designs received by the City Council,
as Local Planning Authority, on the 28 March 2023



Documents submitted as part of planning application 123371/J0/2019

Drainage Strategy Report (ref. GM-AJP-ZZ-RP-C-3010) DATED 14.11.2018 stamped as
received by the City Council, as Local Planning Authority, on the 18 April 2020

Drawings and documents approved as part of planning permission 118120/FO/2017
Drawings

101 Rev P5, 103 rev P4, 104, 105, 106, 107, 108 rev P4, 109, 110 rev P2, 112, 113 rev P2,
114, 115, 116 rev P1 and 117 rev P1 stamped as received by the City Council, as Local
Planning Authority, on the 17 November 2017

101 rev P6, 102 rev P5, 200 rev P5, 201 rev P5, 202 rev P5, 203 rev P5, 220 rev P5, 221 rev
P5, 222 rev P2, 223 rev P2, 224 rev P2, 225 rev P2, 500 rev P1, 501 rev P1, 502 rev P1, 503
rev P1, 504 rev P1, 505 rev P1 and 506 rev P1 stamped as received by the City Council, as
Local Planning Authority, on the31 January 2018

Supporting Information

Noise report prepared by Sandy Brown, TV reception survey report prepared by SCS, Flood risk
assessment and detailed drainage strategy prepared by Curtins, air quality report prepared by
Air Quality consultants, daylight and sunlight report prepared by GIA, Statement of consultation,
Historic Environment Desk Based Assessment prepared by TEP, Framework travel plan
prepared by SCP, Ecological assessment prepared by TEP, Ventilation Strategy report
prepared by Parker Wilson consulting, Crime Impact Statement (Version A) (ref.
2017/0523/CIS/01) prepared by design for security at GMP, Waste management strategy,
Residential management strategy, transport statement prepared by SCP, Environmental
standards statement prepared by Parker Wilson, wind microclimate assessment prepared by
Urban microclimate, phase 1 geo environmental investigation prepared by Integra consulting,
design and access statement and planning statement stamped as received by the City Council,
as Local Planning Authority, on the 7 November 2017

Updated Noise report stamped as received by the City Council, as Local Planning Authority, on
the 5 January 2018

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) (a) The development shall be carried out in accordance with Local economics benefit plan
stamped as received by the City Council, as Local Planning Authority, on the 11 July 2018

The approved document shall be implemented as part of the construction and occupation
phases of the development.

(b) Within six months of the first occupation of the development details of the results of the
scheme shall be submitted for consideration.

Reason - The applicant has demonstrated a commitment to recruiting local labour pursuant to
policies SP1 of the Manchester Core Strategy (2012).

4) The archaeological investigations have been completed and approved in accordance with
Archaeological Investigations at Hatter Street (land bounded by Thompson Street, Mason



Street, Bendix Street and Rochdale Road), Ancoats, Manchester (ARS Ltd Report No.
2019/165 OASIS No. archaeol5-364881) stamped as received by the City Council, as Local
Planning Authority, on the 8 November 2019.

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 the National Planning Policy Framework.

5) The development hereby approved shall be carried out in accordance Drainage Strategy
Report (ref. GM-AJP-ZZ-RP-C-3010) DATED 14.11.2018 stamped as received by the City
Council, as Local Planning Authority, on the 18 April 2020.

Prior to the first occupation of the development a verification report shall be submitted for
approval in writing by the City Council, as Local Planning Authority, including relevant
photographic evidence, that the scheme has been implemented in accordance with the
previously approved detalils.

Reason - To promote sustainable development, secure proper drainage and to manage the risk
of flooding and pollution pursuant to policies SP1, EN14 and DM1 of the Manchester Core
Strategy (2012).

6) (a)The ground conditions shall be carried out in accordance with phase 1 geoenvironmental
report stamped as received by the City Council, as Local Planning Authority, on the 7 November
2017, letter from James Doyle of Groundtech Consulting dated 18 April 2019, Certificate of
reoccupation prepared by APEC Environmental and Waste classification appraisal prepared by
Groundtech Consulting dated April 2019 (all stamped as received by the City Council, as Local
Planning Authority, on the 30 April 2019) and Remedial Validation Report (Ref: GRO-17046-
3731, dated 15 July 2022) prepared by Groundtech Consulting received by the City Council, as
Local Planning Authority, on the 1 August 2022 (as approved under CDN/22/0519).

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 - There is evidence of site contamination at the application site which requires further
consideration and examination. In particular, details of outstanding gas monitoring is required
to be submitted for consideration and an appropriate remediation strategy prepared. This is
pursuant to policy EN18 of the Manchester Core Strategy (2012).

7) The construction management activities shall be carried out in accordance with the
Construction management plan prepared by Create Construction, Site logistics details prepared
by Create Construction and traffic management plan prepared by Create Construction all
stamped as received by the City Council, as Local Planning Authority, on the 11 July 2018

Development shall be carried out in accordance with the approved construction management
plan.



Reason - To safeguard the amenities of nearby residents, highway safety and air quality,
pursuant to policies SP1, EN9, EN16, EN19 and DM1 of the Manchester Core Strategy (July
2012).

8) The development hereby approved shall be carried out in accordance with the materials
approved in the following documents: - 006-SK500 Revision P2 Ancoats Gardens Facade Mock
Up Panel Detail, 103 Ancoats Gardens - Sample Panel Review Aug 2021 and 103 Ancoats
Gardens - Quality Control Sample Strategy Aug 2021

All were stamped as received by the City Council, as Local Planning Authority, on the 13 August
2021 (As approved under CDN/21/0602).

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.

9) Prior to the first occupation of the development hereby approved, details of the
implementation, maintenance and management of the sustainable drainage scheme have been
submitted for approval in writing by the City Council, as Local Planning Authority.

For the avoidance of doubt the scheme shall include the following:

- 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.

The approved scheme shall then be implemented in accordance with the details and thereafter
managed and maintained for as long as the development remains in use.

Reason - To promote sustainable development, secure proper drainage and to manage the risk
of flooding and pollution pursuant to policies SP1, EN14 and DM1 of the Manchester Core
Strategy (2012).

10) Notwithstanding drawing LYR069_M300 stamped as received by the City Council, as Local
Planning Authority, on the 7 November 2017 prior to the first occupation of the residential
element of this development details of a hard and soft landscaping treatment shall be submitted
to and approved in writing by the City Council as local planning authority. The approved
scheme shall be implemented prior to the first occupation of the development. 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.

11) The boundary treatment shall be carried out in accordance with drawing 103 50 127 C1
'‘Bendix Street Boundary Treatment received by the City Council, as Local Planning Authority,
on the 2 August 2022 (as approved under CDN/22/0519). The approved details shall then be
implemented prior to the first occupation of the residential element of the scheme hereby
approved and shall thereafter be retained and maintained in accordance with these details.



Reason - To ensure that the pedestrian entrance is appropriate in terms of visual amenity, and
the impact on the Conservation Area, and is secure pursuant to comply policies SP1, EN1, EN3
and DM1 of the Manchester Core Strategy.

12) The development hereby approved shall be carried out in accordance with the
Environmental Standards statement stamped as received by the City Council, as Local Planning
Authority, on the 7 November 2017. A post construction review certificate/statement shall be
submitted for approval, within a timescale that has been previously agreed in writing, to the City
Council as Local Planning Authority.

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 and the principles contained within The
Guide to Development in Manchester SPD (2007) and the National Planning Policy Framework.

13) The plant shall be carried out in accordance with the Covering letter and associated
drawings received by the City Council, as Local Planning Authority, on the 2 November 2022
(as approved under CDN/22/0792).

The approved scheme shall be implemented prior to the first occupation of the development and
thereafter retained and maintained in situ.

Reason - To minimise the impact of plant on the occupants of the development pursuant to
policies SP1 and DM1 of the Manchester Core Strategy (2012) and saved policy DC26 of the
Unitary Development Plan for the City of Manchester (1995).

14) Notwithstanding the noise assessment stamped as received by the City Council, as Local
Planning Authority, on the 7 November 2017 and update stamped as received by the City
Council, as Local Planning Authority, on the 5 January 2018, (a) prior to the first use of the
commercial units and gym area as indicated on drawing 103_101 Rev P6 stamped as received
by the City Council, as Local Planning Authority, on the 31 January 2018, a scheme of acoustic
insulation shall be submitted for approval in writing by the City Council, as Local Planning
Authority. (b) The approved scheme shall then be implemented and a post completion survey
submitted for approval in writing by the City Council, as Local Planning Authority, prior to the
first use of each of the commercial units and the gym area. The measures implemented shall
be retained and maintained for as long as the development remains in use.

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

15) The acoustic insulation is approved in accordance with ref: 17287-R04-C, dated 13 July
2023 prepared by Sandy Brown (as approved under CDN/23/0509). The measures
implemented shall be retained and maintained for as long as the development remains in use.

Reason: To secure a reduction in noise from traffic or other sources in order to protect future
residents from noise disturbance pursuant to policies SP1, H1 and DM1 of the Core Strategy
(2007) and saved policy DC26 of the Unitary Development Plan for the City of Manchester
(1995).

16) Prior to the first occupation of the residential accommodation and first use of the commercial
units hereby approved, the refuse arrangements and waste management strategy, as indicated
on drawing 103 100 Rev P5 stamped as received by the City Council, as Local Planning
Authority, on the 7 November 2017, drawing 103 101 Rev P6 stamped as received by the City
Council, as Local Planning Authority, on the 31 January 2018 and within waste management



strategy stamped as received by the City Council, as Local Planning Authority, on the 7
November 2017 shall be implemented.

The approved scheme shall thereafter be retained and maintained in situ for as long as the
development remains in use.

Reason - To ensure adequate refuse arrangement are put in place for the commercial unit
pursuant to policies EN19 and DM1 of the Manchester Core Strategy.

17) Prior to the first use of each of commercial units, as indicated on drawing 103_101 Rev P6
stamped as received by the City Council, as Local Planning Authority, on the 31 January 2018,
details of a scheme to extract fumes, vapours and odours from the premises shall be submitted
for approval in writing by the City Council, as Local Planning Authority. The approved scheme
shall then be implemented prior to the first occupation of each of the commercial units and
thereafter retained and maintained in situ.

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

18) Prior to the first use the commercial units as indicated on drawing 103_101 Rev P6 stamped
as received by the City Council, as Local Planning Authority, on the 31 January 2018, details of
any roller shutters to the ground floor of the premises shall be submitted for approval in writing
by the City Council, as Local Planning Authority. For the avoidance of doubt the shutters shall
be fitted internally to the premises. The approved details shall be implemented prior to the first
occupation of the commercial units and thereafter retained and maintained in situ.

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

19) The development hereby approved shall be carried out in accordance with the Ground floor
lighting plan indicating the external lighting design; External lighting calculations and Luminaire
Schedule for the external lighting received by the City Council, as Local Planning Authority, on
the 7 December 2022 (as approved under CDN/22/0887). The approved scheme shall be
implemented in full prior to the first occupation of the development and shall remain in operation
for so long as the development is occupied.

Reason - In the interests of amenity, crime reduction and the personal safety of those using the
proposed development in order to comply with the requirements of policies SP1 and DM1 of the
Core Strategy.

20) If any lighting at the development hereby approved, when illuminated, causes glare or light
spillage which in the opinion of the Council as local planning authority causes detriment to
adjoining and nearby residential properties, within 14 days of a written request, a scheme for
the elimination of such glare or light spillage shall be submitted to the Council as local planning
authority and once approved shall thereafter be retained in accordance with details which have
received prior written approval of the City Council as Local Planning Authority.

Reason - In order to minimise the impact of the illumination of the lights on the occupiers of
nearby residential accommodation, pursuant to policies SP1 and DM1 of the Core Strategy.

21) Deliveries, servicing and collections including waste collections shall not take place outside
the following hours:



Monday to Saturday 07:30 to 20:00
Sundays (and Bank Holidays): No deliveries/waste collections

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

22) The commercial units hereby approved, as indicated on drawing 103_101 Rev P6 stamped
as received by the City Council, as Local Planning Authority, on the 31 January 2018, shall not
be open outside the following hours:-

Where the use is Use Class A3, the opening hours are as follows:

Monday to Saturday 06.30hrs - 23.00hrs
Sundays 09.00hrs - 23.00hrs

Where the use is Use Class Al or B1, the opening hours are as follows:

Monday to Saturday 07.00hrs - 23.00hrs
Sundays 09.00hrs - 23.00hrs

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

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.

23) The 2 commercial units as shown on drawing 103_101 Rev P6 stamped as received by the
City Council, as Local Planning Authority, on the 31 January 2018, shall remain as separate
units and shall not be sub divided or amalgamated without the benefit of planning permission
being secured.

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

24) The commercial units, as indicated on drawing 103 101 Rev P6 stamped as received by
the City Council, as Local Planning Authority, on the 31 January 2018 can be occupied as Al,
A3 or B1. The first use of the 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 1995.

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 .

25) In the event that any of the commercial units, as indicated on drawing 103_101 Rev P6
stamped as received by the City Council, as Local Planning Authority, on the 31 January 2018,
are occupied as an A3 use, 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:

0 Dispersal policy;

0 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 occupiers as the site is located in a
residential area, pursuant to policies SP1, DM1 and C10 of the Manchester Core Strategy and
to saved policy DC26 of the Unitary Development Plan for Manchester.

26) The letting strategy shall be carried out in accordance with the Management Strategy
prepared by Manchester Design & Build received by the City Council, as Local Planning
Authority, on the 1 August 2022 (as approved under CDN/22/0519). The approved
management plan shall be implemented from the first occupation and be retained in place for as
long as the development remains in use.

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.

27) The development shall be carried out in accordance with the Crime Impact Statement
(Version A) prepared by Design for Security at Greater Manchester Police stamped as received
by the City Council, as Local Planning Authority, on the 7 November 2017. The development
shall only be carried out in accordance with these approved details. The development hereby
approved shall not be occupied or used until the Council as local planning authority has
acknowledged in writing that it has received written confirmation of a Secured by Design
accreditation.

Reason - To reduce the risk of crime pursuant to policies SP1 and DM1 of the Core Strategy
and to reflect the guidance contained in the National Planning Policy Framework.

28) The development hereby approved shall be carried out in accordance with the Travel plan
framework stamped as received by the City Council, as Local Planning Authority, on the 7
November 2017.

In this condition a Travel Plan means a document which includes:

i) the measures proposed to be taken to reduce dependency on the private car by those living at
the development;

i) @ commitment to surveying the travel patterns of residents/staff during the first three months
of the first use of the building and thereafter from time to time

iii) mechanisms for the implementation of the measures to reduce dependency on the private
car

iv) measures for the delivery of specified travel plan services

V) measures to monitor and review the effectiveness of the Travel Plan in achieving the
objective of reducing dependency on the private car

Within six months of the first use of the building, a Travel Plan which takes into account the
information about travel patterns gathered pursuant to item (ii) above shall be submitted for
approval in writing by the City Council as Local Planning Authority. Any Travel Plan which has



been approved by the City Council as Local Planning Authority shall be implemented in full at all
times when the development hereby approved is in use.

Reason - To assist promoting the use of sustainable forms of travel for residents, pursuant to
policies T1, T2 and DML1 of the Manchester Core Strategy (2012).

29) Prior to the first use of the building, the provision of 155 cycle spaces/provision, as indicated
on drawing 103_100 Rev P5 stamped as received by the City Council, as Local Planning
Authority, on the 7 November 2017 and drawing 103_101 Rev P6 stamped as received by the
City Council, as Local Planning Authority, on the 31 January 2018 shall be implemented prior to
the first occupation of the residential element of the development hereby approved and retained
and maintained in situ for as long as the development remains in use.

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

30) Prior to the first occupation of the residential element of the development hereby approved,
the car parking layout, as indicated on drawing 103_100 Rev P5 stamped as received by the
City Council, as Local Planning Authority, on the 7 November 2017 shall be laid out,
demarcated and made available. The car parking layout shall be retain and maintained for as
long as the development remains in use.

Reason - To ensure sufficient car parking is available for the development pursuant to policies
SP1, T1, and DM1 of the Manchester Core Strategy (2012).

31) Prior to the first use of the residential element of the development hereby approved, a
scheme of highway works and details of footpaths reinstatement/public realm in relation to
Rochdale Road, Bendix Street, Mason Street and Thompson Street 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:

- Alternation/re-instatement works to the adopted highway;

- Topping up of Hatter Street;

- Creation of vehicular entrance to Mason Street;

- Details of materials, including natural stone or other high quality materials to be used for
the footpaths and for the areas between the pavement and the line of the proposed
building/public realm

The approved scheme shall be implemented and be in place prior to the first occupation of the
residential element of the development hereby approved and thereafter retained and maintained
in situ.

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).

32) No tree felling or pruning works or vegetation clearance should take place during the
optimum period for bird nesting (March to July inclusive) unless nesting birds have been shown
to be absent.

Reason - In order to protect wildlife from works that may impact on their habitats pursuant to
policy EN15 of the Manchester Core Strategy (2012).



33) The development here by approved shall be carried out in accordance with the TV
Reception report received by the City Council, as Local Planning Authority, on the 29 November
2022 (as approved under CDN/22/0869).

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 - In
the interest of residential amenity, as specified in policy DM1 of Core Strategy.

34) Within 6 months of the residential element of the development hereby approved being first
occupied, details of a car parking review detailing the demands/uptake of car parking at the
development shall be submitted for approval in writing by the City Council, as Local Planning
Authority. This review shall set out the demands for car parking at the development including a
strategy for the provision of further off site car parking should this been deemed necessary.

In the event of a strategy is approved for the implementation of additional off site car parking,
this strategy shall be implemented within a timescale to be agreed in writing with the City
Council, as Local Planning Authority.

Reason - To ensure an adequate supply of car parking at the development pursuant to policies
T2 and DM1 of the Manchester Core Strategy (2012).

35) The EV charging shall be carried out in accordance with the EV Bays Plan has been
provided which identifies the EV charger bays within the scheme together with Electrical
Specification document EV Chargers provides details of the installation received by the City
Council, as Local Planning Authority, on the 1 August 2022 (as approved under CDN/22/0519).

The approved details shall be implemented prior to the first occupation of the development and
thereafter retained and maintained in situ.

Reason - to promote sustainable travel options and choice at the development pursuant to
policies T2 and DM1 of the Manchester Core Strategy (2012).

36) The scheme for mechanical ventilation with Nitrogen Oxide Filter for all apartments on floors
1 to 6 on the Rochdale Road facade shall be carried out in accordance with Details received by
the City Council, as Local Planning Authority, on the 27 October 2022, 13 and 27 January 2023
(as approved under CDN/22/0778).

The approved details shall then be implemented prior to the first occupation of the residential
accommodation and thereafter retained and maintained.

Reason - In the interest of air quality pursuant to policy EN16 of the Manchester Core Strategy
(2012) and the NPPF.

37) The Gym area, as shown on drawing 101 Rev P6 stamped as received by the City Council,
as Local Planning Authority, on the31 January 2018, shall be for the use by those occupying the
residential element of this development only.

Reason - To ensure that the gym area remains ancillary accommodation for the residents of the
development pursuant to policies SP1, C9 and DM1 of the Manchester Core Strategy (2012).



38) All windows at ground level, unless shown otherwise on the approved drawings detailed in
condition 2, shall be retained as a clear glazed window opening at all times and views into the
premises shall not be screened or obscured in any way.

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 DML1 of the Core Strategy.

39) 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.

40) The signage strategy shall be carried out in accordance with Drawing 103_66_116 Rev T2
'Signage Layout - Ground Floor', Drawing 103_66 117 Rev T2 'Signhage Elevations - Ground
Floor' and Drawing 103 _66_118 Rev T2 'Signage Elevations - Ground Floor' received by the
City Council, as Local Planning Authority, on the 19 October 2023 (as approved under
CDN/23/0509).

The approved strategy shall then be implemented and used to inform future signage
applications at the development.

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

41) 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) no part of the residential element of the development 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). For the avoidance of doubt, this does not preclude two unrelated
people sharing a property.

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.

42) Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 2015 as amended by The Town and Country Planning (General Permitted
Development) (Amendment) (England) Order 2010 (or any order revoking and re-enacting that
Order with or without modification) the apartments hereby approved shall be used only as
private dwellings (which description shall not include serviced apartments/apart hotels 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(a) 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 - 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.



Appendix 1 — List of consultees & neighbours notified
Highway Services

Flat 707, 50 Goulden Street, Manchester, M4 5EJ

36 Mason Street, Manchester, M4 5EZ

38 Mason Street, Manchester, M4 5EZ

Hampton By Hilton Manchester Northern Quarter, 41 Rochdale Road, Manchester, M4 4HT
Serviced Apartment Flat Above, 36 Mason Street, Manchester, M4 5EZ
Flat G16, 50 Goulden Street, Manchester, M4 5EH
Flat 417, 50 Goulden Street, Manchester, M4 5EH
Flat 701, 50 Goulden Street, Manchester, M4 5EJ
EDDISONS RESIDENTIAL LTD, SKYLINE 1, 12 Rochdale Road, Manchester, M4 4JR
Apartment 604, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 603, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 506, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 507, 6 Ludgate Hill, Manchester, M4 4BW
67 Rochdale Road, Manchester, M4 4HU

Apartment 404, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 203, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 408, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 206, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 108, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 410, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 303, 6 Ludgate Hill, Manchester, M4 4BW
Flat 901, 50 Goulden Street, Manchester, M4 5EJ
Flat 505, 50 Goulden Street, Manchester, M4 5EH
Flat 318, 50 Goulden Street, Manchester, M4 5EH
Flat 315, 50 Goulden Street, Manchester, M4 5EH
Flat 209, 50 Goulden Street, Manchester, M4 5EH
Apartment 315, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 314, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 209, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 204, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 12, 6 Ludgate Hill, Manchester, M4 4BW
Flat 902, 50 Goulden Street, Manchester, M4 5EJ
Flat 802, 50 Goulden Street, Manchester, M4 5EJ
Flat 1002, 50 Goulden Street, Manchester, M4 5EJ
Flat 407, 50 Goulden Street, Manchester, M4 5EH
Flat 404, 50 Goulden Street, Manchester, M4 5EH
Flat 313, 50 Goulden Street, Manchester, M4 5EH
Flat 309, 50 Goulden Street, Manchester, M4 5EH
Flat 305, 50 Goulden Street, Manchester, M4 5EH
Flat 304, 50 Goulden Street, Manchester, M4 5EH
Flat 212, 50 Goulden Street, Manchester, M4 5EH
Flat 205, 50 Goulden Street, Manchester, M4 5EH
Flat 117, 50 Goulden Street, Manchester, M4 5EH
Flat 114, 50 Goulden Street, Manchester, M4 5EH
Apartment 403, 6 Ludgate Hill, Manchester, M4 4BW
Flat 105, 50 Goulden Street, Manchester, M4 5EH
Apartment 602, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 513, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 311, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 114, 6 Ludgate Hill, Manchester, M4 4BW



Apartment 106, 6 Ludgate Hill, Manchester, M4 4BW
Flat 603, 50 Goulden Street, Manchester, M4 5EJ
Flat 408, 50 Goulden Street, Manchester, M4 5EH
Apartment 412, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 409, 6 Ludgate Hill, Manchester, M4 4BW
Flat 606, 50 Goulden Street, Manchester, M4 5EJ
Flat 601, 50 Goulden Street, Manchester, M4 5EJ
Flat 413, 50 Goulden Street, Manchester, M4 5EH
Flat 317, 50 Goulden Street, Manchester, M4 5EH
Flat 307, 50 Goulden Street, Manchester, M4 5EH
Flat 203, 50 Goulden Street, Manchester, M4 5EH
Flat 118, 50 Goulden Street, Manchester, M4 5EH
Apartment 512, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 509, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 511, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 510, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 508, 6 Ludgate Hill, Manchester, M4 4BW
Flat 201, 50 Goulden Street, Manchester, M4 5EH
Flat 207, 50 Goulden Street, Manchester, M4 5EH
Flat G6, 50 Goulden Street, Manchester, M4 5EH
Flat 213, 50 Goulden Street, Manchester, M4 5EH
Flat 204, 50 Goulden Street, Manchester, M4 5EH
Flat 116, 50 Goulden Street, Manchester, M4 5EH
Apartment 601, 6 Ludgate Hill, Manchester, M4 4BW
Flat 216, 50 Goulden Street, Manchester, M4 5EH
Flat 411, 50 Goulden Street, Manchester, M4 5EH
Apartment 4, 6 Ludgate Hill, Manchester, M4 4BW
Flat 1101, 50 Goulden Street, Manchester, M4 5EJ
Apartment 406, 6 Ludgate Hill, Manchester, M4 4BW
Flat 214, 50 Goulden Street, Manchester, M4 5EH
Flat 215, 50 Goulden Street, Manchester, M4 5EH
Apartment 415, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 8, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 505, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 413, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 502, 6 Ludgate Hill, Manchester, M4 4BW
Flat 801, 50 Goulden Street, Manchester, M4 5EJ
Flat 716, 50 Goulden Street, Manchester, M4 5EJ
Flat 903, 50 Goulden Street, Manchester, M4 5EJ
Flat 302, 50 Goulden Street, Manchester, M4 5EH
Flat 312, 50 Goulden Street, Manchester, M4 5EH
Flat 306, 50 Goulden Street, Manchester, M4 5EH
Flat 308, 50 Goulden Street, Manchester, M4 5EH
Apartment 407, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 411, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 405, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 402, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 304, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 401, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 201, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 202, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 2, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 306, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 205, 6 Ludgate Hill, Manchester, M4 4BW



Apartment 1, 6 Ludgate Hill, Manchester, M4 4BW
Flat 717, 50 Goulden Street, Manchester, M4 5EJ
Flat 618, 50 Goulden Street, Manchester, M4 5EJ
Flat 609, 50 Goulden Street, Manchester, M4 5EJ
Flat 516, 50 Goulden Street, Manchester, M4 5EJ
Flat 415, 50 Goulden Street, Manchester, M4 5EH
Flat 403, 50 Goulden Street, Manchester, M4 5EH
Flat 211, 50 Goulden Street, Manchester, M4 5EH
Flat 206, 50 Goulden Street, Manchester, M4 5EH
Flat 115, 50 Goulden Street, Manchester, M4 5EH
Flat 113, 50 Goulden Street, Manchester, M4 5EH
Flat 104, 50 Goulden Street, Manchester, M4 5EH
Flat G15, 50 Goulden Street, Manchester, M4 5EH
Apartment 308, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 111, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 504, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 414, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 309, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 212, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 113, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 105, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 102, 6 Ludgate Hill, Manchester, M4 4BW
Flat 1001, 50 Goulden Street, Manchester, M4 5EJ
Flat 803, 50 Goulden Street, Manchester, M4 5EJ
Flat 715, 50 Goulden Street, Manchester, M4 5EJ
Flat 608, 50 Goulden Street, Manchester, M4 5EJ
Flat 311, 50 Goulden Street, Manchester, M4 5EH
Flat 218, 50 Goulden Street, Manchester, M4 5EH
Apartment 103, 6 Ludgate Hill, Manchester, M4 4BW
Flat 109, 50 Goulden Street, Manchester, M4 5EH
Flat 103, 50 Goulden Street, Manchester, M4 5EH
Flat G17, 50 Goulden Street, Manchester, M4 5EH
Flat 708, 50 Goulden Street, Manchester, M4 5EJ
Flat 503, 50 Goulden Street, Manchester, M4 5EH
Apartment 501, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 5, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 302, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 215, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 213, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 115, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 112, 6 Ludgate Hill, Manchester, M4 4BW
Flat 607, 50 Goulden Street, Manchester, M4 5EJ
Flat 509, 50 Goulden Street, Manchester, M4 5EJ
Flat 507, 50 Goulden Street, Manchester, M4 5EJ
Flat 409, 50 Goulden Street, Manchester, M4 5EH
Flat 401, 50 Goulden Street, Manchester, M4 5EH
Flat 316, 50 Goulden Street, Manchester, M4 5EH
Flat 107, 50 Goulden Street, Manchester, M4 5EH
Apartment 3, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 11, 6 Ludgate Hill, Manchester, M4 4BW
Flat 402, 50 Goulden Street, Manchester, M4 5EH
Flat 108, 50 Goulden Street, Manchester, M4 5EH
Apartment 312, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 307, 6 Ludgate Hill, Manchester, M4 4BW



Apartment 214, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 107, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 104, 6 Ludgate Hill, Manchester, M4 4BW
Flat 702, 50 Goulden Street, Manchester, M4 5EJ
Flat 617, 50 Goulden Street, Manchester, M4 5EJ
Flat 616, 50 Goulden Street, Manchester, M4 5EJ
Flat 615, 50 Goulden Street, Manchester, M4 5EJ
Flat 605, 50 Goulden Street, Manchester, M4 5EJ
Flat 517, 50 Goulden Street, Manchester, M4 5EJ
Flat 202, 50 Goulden Street, Manchester, M4 5EH
Flat 111, 50 Goulden Street, Manchester, M4 5EH
Flat G7, 50 Goulden Street, Manchester, M4 5EH
Apartment 305, 6 Ludgate Hill, Manchester, M4 4BW
Flat 412, 50 Goulden Street, Manchester, M4 5EH
Flat G18, 50 Goulden Street, Manchester, M4 5EH
Apartment 7, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 6, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 503, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 310, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 211, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 210, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 109, 6 Ludgate Hill, Manchester, M4 4BW
Flat 709, 50 Goulden Street, Manchester, M4 5EJ
Flat 602, 50 Goulden Street, Manchester, M4 5EJ
Flat 506, 50 Goulden Street, Manchester, M4 5EH
Flat 501, 50 Goulden Street, Manchester, M4 5EH
Flat 406, 50 Goulden Street, Manchester, M4 5EH
Flat 518, 50 Goulden Street, Manchester, M4 5EJ
Flat 314, 50 Goulden Street, Manchester, M4 5EH
Flat 102, 50 Goulden Street, Manchester, M4 5EH
Flat 1, 36 Mason Street, Manchester, M4 5EZ
Apartment 313, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 101, 6 Ludgate Hill, Manchester, M4 4BW
Flat 515, 50 Goulden Street, Manchester, M4 5EJ
Flat 508, 50 Goulden Street, Manchester, M4 5EJ
Flat 418, 50 Goulden Street, Manchester, M4 5EH
Flat 303, 50 Goulden Street, Manchester, M4 5EH
Flat 405, 50 Goulden Street, Manchester, M4 5EH
Flat 217, 50 Goulden Street, Manchester, M4 5EH
Flat 504, 50 Goulden Street, Manchester, M4 5EH
Apartment 9, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 110, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 10, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 301, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 207, 6 Ludgate Hill, Manchester, M4 4BW
Apartment 208, 6 Ludgate Hill, Manchester, M4 4BW
Flat 718, 50 Goulden Street, Manchester, M4 5EJ
Flat 706, 50 Goulden Street, Manchester, M4 5EJ
Flat 604, 50 Goulden Street, Manchester, M4 5EJ
Flat 502, 50 Goulden Street, Manchester, M4 5EH
Flat 416, 50 Goulden Street, Manchester, M4 5EH
Flat 703, 50 Goulden Street, Manchester, M4 5EJ
Flat 301, 50 Goulden Street, Manchester, M4 5EH
Flat 208, 50 Goulden Street, Manchester, M4 5EH



Flat 112, 50 Goulden Street, Manchester, M4 5EH
Flat 106, 50 Goulden Street, Manchester, M4 5EH
Flat 101, 50 Goulden Street, Manchester, M4 5EH
Flat G8, 50 Goulden Street, Manchester, M4 5EH

Appendix 2 — Planning constraints

Article 4 Direction - City Centre PD Restriction - Class B1(c) To C3

Article 4 Direction - Removal Of PD Rights Change Of Use From Class C3 To Class C4
Article 4 Direction - City Centre PD Restriction - Class B1(a) To C3

Aircraft Safeguarding Zone - Aircraft Safeguarding Zone - All Exceeding 90M

Coal Authority - Development Low Risk - Name: DEVELOPMENT _LOW_RISK_AREA
Area Team Boundary - Name: CENTRAL



