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Application details 
 
Type of application: Non-Material Change Application 
 
Development type: Notifications 
 
Date of site visit:  
 
Standard consultations: 
No consultations have been printed and sent.  
 
Neighbour notifications 
No neighbour notifications have been printed and sent.  
 
Site notice 
No site notice has been produced  
 
Press advert 
No press advert had been published  
 
Departure from Development Plan:  No 
 
Environmental Statement:  Not required  
 
Description of site/building 
 
The site is approximately 0.22 hectares at the corner of Great Marlborough Street and Hulme 
Street and comprises a 5 storey Multi Storey Car Park (MSCP) and ground floor commercial 
unit.  Vehicle access to the MSCP is from Great Marlborough Street. The site is within ‘The 
Corridor Manchester’ which is a major regeneration priority. 
 
Listed building:  Not applicable  
 
Conservation area:   
 
Tree Preservation Order:   
 
 
Description of area 
 
Macintosh Village, an established residential community, is on the opposite side of Great 
Marlborough Street.  Liberty Heights and 1-5 New Wakefield Street are to the north and north 
east and provide high-rise purpose-built student accommodation on New Wakefield Street.  This 
area contains residential and commercial developments which provide an active frontage to the 
railway viaduct.  
 
To the east of the site is the Holiday Inn Express and the River Medlock and a range of 
commercial, retail and leisure uses which front Hulme Street.    
 
The site is not within a Conservation Area but owing to their age and format, some buildings in 
the local area could be considered to be non-designated heritage assets. 
The Whitworth Street Conservation Area is to the north east and the following listed buildings 
are nearby, the Former Refuge Assurance Company Offices ( the Principal Hotel) Grade II*, 



Oxford Road Station and platforms, the Dancehouse Theatre, the Dalton Statue at Dalton 
College and Chatham Mill, all Grade II. 
 
This is a highly sustainable area close to Oxford Road station with Deansgate/Castlefield 
Metrolink Station and Deansgate Station are nearby.   
 
Description of development 
 
On 23 July 2021 planning permission was granted for development at the site for the partial 
reconfiguration of existing Multi-Storey Car Park (MSCP), including temporary access off Great 
Marlborough Street, construction of 5 storey external ramps, closure of vehicular access to top 
level; and construction of new facade; and partial demolition of the surplus part of existing 
MSCP and erection of a part 55, part 11 storey, part 4 storey mixed-use building comprising 853 
Purpose Built Student Accommodation units (sui generis), ancillary amenity space and support 
facilities, and 786sqm (GIA) SME incubator workspace (Use Class B1), including public realm 
improvements and other associated work. 
 
The Building Safety Act (BSA) was introduced in 2023 after the planning permission was 
granted.  To ensure the future development complies with up-to-date safety regulations, it is 
now proposed to introduce a second stair core.  This has resulted in the adjustment of the lift 
configuration within the building alongside other consequential internal layout changes.   
 
In addition, to the above, it is proposed to introduce an ‘Early Works’ construction stage to the 
permission and amend some of the trigger points in the conditions for clarity.   
 
Consultations & Notification Responses 
 
N/A 
 
Issues 
 
Internal changes  
 
The internal layout amendments have been designed to comply with Fire Safety: Approved 
Document B and the draft BS9991 Code of Practice which are the relevant guidance documents 
in respect of Fire Safety.  
 
The proposed changes primarily comprise the provision of additional stair cases, two separate 
escape cores each with a ventilated stair, firefighting lift, an evacuation lift and inclusive of a 
ventilated lobby and changes to the studio layouts to move the hob away from the escape route.  
 
The proposed amendments result in changes to the internal layout of the building, including a 
small reduction of room sizes. Notwithstanding this change, the average room size is 
comparable with other high quality PBSA schemes that have been granted planning permission 
in Manchester City Centre and there is no material change to the quality and quantity of amenity 
provision. Full details of the approved room sizes compared to the proposed is contained within 
the Accommodation Schedule submitted with this application.  
 
The changes to the layout have also resulted in some adjustments to the M&E design, but this 
will have no impact on the conclusions of the approved documents.  
 
Early Works construction stage  
 



The works comprise a small element of demolition, which will remove the top section of the stair 
core on the south east corner of the existing MSCP. The works will not impact the operation of 
the car park, due to the fact that the top floor is already closed off with no access for parking.  
 
The top of the stair core will be closed off and made safe to ensure no pedestrian access can 
be gained via this route.  
 
Some planning conditions are proposed to be amended to refer to ‘Early Works’, to ensure 
relevant details are discharged prior to these works commencing. For the avoidance of any 
doubt, further details will be required to be submitted and approved before the relevant 
conditions are fully discharged prior to commencement of any demolition and construction that 
extends beyond the scope of the Early Works. 
 
Revised planning conditions  
 
Several planning conditions associated with planning permission ref:121252/FO/2018 do not 
explicitly reference the fact that the GMS MSCP must be kept operational during the 
construction period, and therefore the intended trigger point i.e. pre-occupation of the new 
elements of the development is unclear. A series of amendments are therefore proposed to 
provide clarity and address this matter.  
 
The above changes are considered to be of a non material nature.  The changes to the internal 
layout are all internal and would make the development fire safe and complaint with relevant 
regulations.  The changes to the planning conditions would not alter the spirit of the conditions 
and would ensure that the multi storey car park remains operational during the construction 
works.   
 
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 
 
 
Condition(s) to be attached to decision for approval OR Reasons for recommendation to 
refuse 
 
 1) The proposal seeks to reconfigure internal layout, Introduction of Early Works construction 
stage and amendment to condition triggers. 
 
 2) The development hereby approved shall be carried out in accordance with the following 
drawings and documents: 
 
Accommodation Schedule prepared by Howells dated 15 November 2023 received by the City 
Council, as Local Planning Authority, on the 6 December 2023 
 
M&E Technical Note prepared by WSP dated 22 November 2023 received by the City Council, 
as Local Planning Authority, on the 6 December 2023 
 
Fire Statement prepared by WSP dated 4 December 2023 received by the City Council, as 
Local Planning Authority, on the 6 December 2023 
 
Drawings 
 
'Early Works' drawing (ref: L1917R-SK56-GMS02-PCH D01) prepared by Potter, Church & 
Holmes Architects stamped as received by the City Council, as Local Planning Authority, on the 
6 December 2023 
 
2142-A-L001, 2142-A-L-005, 2142-A-L-010, 2142-A-L-015, 2142-A-L-156 B, 2142-A-L¬202, 
2142-A-L-400 and 2142-A-L-401 stamped as received by the City Council, as Local Planning 
Authority, on the 18 September 2018 
 
PL 10 REV P9 stamped as received by the City Council, as Local Planning Authority, on the 16 
November 2018 
 
2142-A-L-105 C, 2142-A-L-106 C, 2142-A-L-107 C, 2142-A-L-108 C, 2142-A-L-112 C, 2142-A-
L-113 C, 2142-A-L-114 C, 2142-A-L-125 C, 2142-A-L-126 C, 2142-A-L-127 C, 2142-A-L-128 C, 
2142-A-L-130 C, 2142-A-L-154 C, 2142-A-L-155 C, 2142-A-L-200 A and 2142-A-L-203 A 
stamped as received by the City Council, as Local Planning Authority, on the 21 May 2019 
 
2142-A-L-099 C, 2142-A-L-100 D 2142-A-L-101 D, 2142-A-L-102  D, 2142-A-L-103 D 2142-A-
L-104 D, 2142-A-L-201 REV C, L1917R-SK01 (D06), L1917R-SK02 (D06), L1917R-SK03 
(D06), L1917R-SK04 (D05), L1917R-SK05 (D05), L1917R-SK06 (D05), L1917R-SK07 (D05), 
L1917R-SK08 (D07), L1917R-SK09 (D04), L1917R-SK10 (D04), L1917R-SK11 (D04), L1917R-
SK12 (D02), L1917R-SK13 (D02), L1917R-SK14 (D01), L1917R-SK15 (D01), L1917R-SK22 
(D03), L1917R-SK23 (D03), L1917R-SK24 (D03), L1917R-SK25 (D03), L1917R-SK26 (D03), 
L1917R-SK27 (D03) and L1917R-SK28 (D03) stamped as received by the City Council, as 
Local Planning Authority, on the 18 September 2020 
 
Environmental Statement 
 
Environmental Statement comprising: 



 
ES Volume 1 Main Text: 
 
- Chapter 1 - Introduction; 
- Chapter 2 - EIA Methodology 
- Chapter 3 - Site and Development Description 
- Chapter 4 - Construction Methodology and Programme 
- Chapter 5 - Consideration of Alternatives 
- Chapter 6 - Townscape and Visual Impact 
- Chapter 7 - Built Heritage 
- Chapter 8 - Noise and Vibration 
- Chapter 9 - Daylight, Sunlight and Overshadowing 
- Chapter 10 - Transport 
- Chapter 11 - Flood Risk, Drainage and Water Resources 
- Chapter 12 - Wind 
- Chapter 13 - Air Quality 
- Chapter 14 - Ground Conditions 
- Chapter 15 - Socio Economic 
- Chapter 16 - Climate Change 
- Chapter 17 - Human Health 
- Chapter 18 - Summary of Residual Effects 
- Chapter 19 - Type 1 Cumulative Impact Assessment 
 
stamped as received by the City Council, as Local Planning Authority, on the 24 May 2021 
 
ES Volume 2: Technical Appendices 
 
- Appendix 2.1 EIA Screening and Scoping Report 
- Appendix 6.1 Maps 
- Appendix 7.1 Heritage Statement 
- Appendix 8.1 Glossary of Terms (noise and vibration) 
- Appendix 8.2 Summary of Technical Documents (noise and vibration) 
- Appendix 9.1 Plans BRE/28 - BRE/31 
- Appendix 9.2 Plans BRE/64 - BRE/76 
- Appendix 9.3 Plans BRE/32 - BRE/50 
- Appendix 9.4 BRE Daylight Analysis Results 
- Appendix 9.5 BRE Sunlight Analysis Results 
- Appendix 9.6 Overshadowing (Transient Shadow) Studies 
- Appendix 10.1 Transport Statement 
- Appendix 10.2 Travel Plan 
- Appendix 13.1 Traffic Data 
- Appendix 13.2 Summary of modelling inputs 
- Appendix 13.3 Full modelling results 
- Appendix 14.1 Phase 1 Ground Conditions Report 
 
All stamped as received by the City Council, as Local Planning Authority, on the 13 September 
2018 
 
- Appendix 11.1 Tier FRA 
- Appendix 11.2 WSP FRA 
- Appendix 11.3 WSP - Confirmation Letter regarding FRA and Drainage Strategy 
 
All stamped as received by the City Council, as Local Planning Authority, on the 18 September 
2020 



 
- Appendix 2.2 List of Committed Development 
- Appendix 4.1 Highways and Logistic Plan 
- Appendix 4.2 A Framework Construction Environmental Management Plan 
- Appendix 6.2 Viewpoint and townscape photographs including AVR and block images 
- Appendix 6.3 Visualization of Development Proposals 
- Appendix 12.1 Wind Tunnel Testing Report 
- Appendix 12.1 Wind Contour Map 
 
All stamped as received by the City Council, as Local Planning Authority, on the 24 May 2021 
 
ES Volume 2: Non-Technical Summary stamped as received by the City Council, as Local 
Planning Authority, on the 24 May 2021 
 
Design and access statement stamped as received by the City Council, as Local Planning 
Authority, on the 18 September 2020 
 
Outline method statement stamped as received by the City Council as Local Planning Authority, 
on the 21 May 2019 
 
Statement of Community Consultation - prepared by Deloitte Real Estate, planning statement - 
prepared by Deloitte Real Estate, Ventilation Statement - prepared by WSP; Management Plan 
- prepared by Student Castle; Ecology Statement - prepared by ERAP; Crime Impact Statement 
prepared by GMP; Framework Travel Plan - prepared by SAJ; Refuse Management Plan - 
prepared by Student Castle, Baseline Television and Television Reception Impact Assessment - 
prepared by GTech and Archaeological Desk Based Assessment - prepared by Oxford 
Archaeology stamped as received by the City Council as Local Planning Authority, on the 18 
September 2018 
 
Accommodation Schedule - prepared by Glen Howells Architect, Amenity block design 
justification - prepared by Glen Howells Architect, Environmental Standards Statement (inc. 
BREEAM Pre-Assessment) - prepared by WSP; Energy Statement - prepared by WSP; Accom, 
Student Wellbeing Strategy, Waste management, stamped as received by the City Council, as 
Local Planning Authority, on the 18 September 2020 
 
Response letters from Deloitte dated 11 January 2021 and 16 September 2020. 
 
GMS (Parking) Ltd - Affordable Rent Provision stamped as received by the City Council, as 
Local Planning Authority, on the 9 February 2021 
 
Covering Letter from Deloitte, Construction Environmental Management Plan and Highways 
Logistics Plan (prepared by Land O'Rourke) stamped as received by the City Council, as Local 
Planning Authority, on the 24 May 2021 
 
Reason - To ensure that the development is carried out in accordance with the approved plans. 
Pursuant to policies SP1 and DM1 of the Core Strategy.  
 
 
 2) Following an assessment of the details submitted, I can confirm that the proposed 
amendments are considered to be of a non-material nature and acceptable to the City Council 
as the Local Planning Authority.  The City Council is satisfied that the proposed changes will not 
result in any significant material alterations to the planning approval. 
 



 3) Prior to any above ground works (excluding demolition and works to the MSCP), a radar 
mitigation scheme (RMS) (including a timetable for its implementation during construction) 
should be submitted for approval in writing by the City Council, as Local Planning Authority. The 
approved scheme shall then be implemented in accordance with an agreed timetable. 
 
Reason - In the interest of aircraft safety and operations pursuant to policy DM2 of the 
Manchester Core Strategy (2012). 
 
 4) a) Prior to the commencement of the development (excluding the 'early works' identified on 
drawing reference L1917R-SK56-GMS02-PCH) details of a Local Benefit Proposal in order to 
demonstrate commitment to recruit local labour for the duration of the construction of the 
development, shall be submitted for approval in writing by the City Council, as Local Planning 
Authority. The approved document shall be implemented as part of the construction of the 
development. 
 
In this condition a Local Benefit Proposal means a document which includes: 
i) the measures proposed to recruit local people including apprenticeships 
ii) mechanisms for the implementation and delivery of the Local Benefit Proposal 
iii) measures to monitor and review the effectiveness of the Local Benefit Proposal in 
achieving the objective of recruiting and supporting local labour objectives 
 
(b) Within one month prior to construction work being completed, a detailed report which takes 
into account the information and outcomes about local labour recruitment pursuant to items (i) 
and (ii) above shall be submitted for approval in writing by the City Council as Local Planning 
Authority. 
 
Reason - The applicant has demonstrated a commitment to recruiting local labour pursuant to 
policies SP1, EC1 and DM1 of the Manchester Core Strategy (2012). 
 
 6) (a) The development permitted by this planning permission shall only be carried out in 
accordance with the approved Flood Risk Assessment (FRA) by WSP (ref: 70035213-FRA-001 
dated 11/0/18) and the mitigation measures detailed within section 8 of the FRA stamped as 
received by the City Council, as Local Planning Authority, on the 13 September 2018 (and 
update letter dated 18 September 2020: 
 
(b)The mitigation measures hereby approved shall be implemented prior to the first occupation 
of the development (excluding the continued use of the MSCP) and a verification report shall be 
submitted, including relevant photographic evidence, that the scheme has been implemented in 
accordance with the previously approved details. 
 
Reason: To reduce the risk of flooding to the proposed development and future occupants and 
reduce the impact of flooding on the development pursuant to policy EN14 of the Manchester 
Core Strategy.    
 
 
 7) a) Prior to any above ground works (excluding demolition), details of the disposal of foul and 
surface water from the development shall be submitted for approval. This shall include details of 
any potential impacts on the River Medlock and appropriate mitigation. 
 
(b) The approved details shall be implemented in full prior to the first occupation of the student 
accommodation element of the development and a verification report shall be submitted, 
including relevant photographic evidence, that the scheme has been implemented in 
accordance with the previously approved detail. 
 



Reason: In the interest of the ecology of the River Medlock pursuant to policy EN15 of the 
Manchester Core Strategy (2012).     
 
 
 8) Notwithstanding the Flood Risk Assessment (FRA) and drainage report by WSP (ref: 
70035213-FRA-001 dated 11/09/18) and the mitigation measures detailed within section 8 of 
the FRA stamped as received by the City Council, as Local Planning Authority, on the 13 
September 2018 (and update letter dated 18 September 2020), (a), the development shall not 
commence (excluding demolition) until a scheme for the drainage of surface water for the new 
development shall be submitted for approval in writing by the City Council as the Local Planning 
Authority. This shall include: 
 
- Details of surface water attenuation that offers a reduction in surface water runoff rate in line 
with the Manchester Trafford and Salford Strategic Flood Risk Assessment, i.e. at least a 50% 
reduction in runoff rate compared to the existing rates, as the site is located within Conurbation 
Core Critical Drainage Area; 
 
- 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 a 1 in 100 
year rainfall event with allowance for climate change in any part of a building; 
 
- 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; 
 
- Hydraulic calculation of the proposed drainage system for 1 in 2, 1 in 30, 1 in 100 and 1 in 100 
+ 40% climate change; 
 
- Construction details of flow control and SuDS elements. 
 
(b) The development shall then be constructed in accordance with the approved details, within 
an agreed timescale. 
 
(c) Prior to the first occupation of the development (excluding the continued use of the MSCP) a 
verification report shall be submitted, including relevant photographic evidence, that the scheme 
has been implemented in accordance with the previously approved details. 
 
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).   
 
 9) Notwithstanding the preliminary risk assessment (Great Marlborough Street) prepared by 
Tier Consult (ref. T/14/1396/PGIR) (Dated 11/09/18) stamped as received by the City Council, 
as Local Planning Authority, on the 13 September 2018,  
(a) prior to the commencement of the development (excluding demolition), the following 
information shall be submitted for approval in writing by the City Council, as Local Planning 
Authority: 
 
- Provision of the calibration certificate(s) for the gas monitoring equipment to cover the 
whole monitoring period; 



- Provision of findings of any further site investigations to support the preliminary 
investigations; 
- Submission of an updated Risk Assessment and Remediation Strategy in required. 
 
b) When the development commences (excluding demolition), 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 prior to the first occupation of the student accommodation element 
of the development. 
 
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 at the affected area 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.  
 
11) a) Notwithstanding highways logistics plan stamped as received by the City Council, as 
Local Planning Authority, on the 24 May 2021, prior to the commencement of the 'early works' 
identified on drawing reference: L1917R-SK56-GMS02-PCH, a detailed construction 
management plan outlining working practices for the 'early works' shall be submitted to and 
approved in writing by the Local Planning Authority. 
 
For the avoidance of doubt the early works construction management plans shall include: 
 
- Display of an emergency contact number; 
- Communication strategy with residents; 
- Dust suppression measures including sheeting of construction vehicles; 
- Compound and hoarding locations where relevant; 
- Location, removal and recycling of waste (including transfer from the site to the vehicle);  
- Measures to protect the River Medlock from spillages, dust and debris; and 
- Parking of construction vehicles and staff.  
 
b) Notwithstanding highways logistics plan stamped as received by the City Council, as Local 
Planning Authority, on the 24 May 2021, prior to the commencement of the development 
(excluding the 'early works' identified on drawing reference: L1917R-SK56-GMS02-PCH), a 
detailed construction management plan outlining working practices for the proposed 
development construction shall be submitted to and approved in writing by the Local Planning 
Authority. 
 
For the avoidance of doubt the construction management plans shall include: 
 
- Display of an emergency contact number; 
- Measures to protect the River Medlock from spillages, dust and debris; 
- Communication strategy with residents; 
- Tower Crane Strategy; 
- Temporary pedestrian and vehicular access arrangement to the Multi-Storey Car Park 
(including disabled access); 



- Details of Wheel Washing; 
- Dust suppression measures; 
- Compound and hoarding locations where relevant; 
- Location, removal and recycling of waste; 
- Routing strategy and swept path analysis; 
- Parking of construction vehicles and staff;  
- Sheeting over of construction vehicles; and  
 - building and site lighting scheme for the illumination of external areas from the period 
between dusk and dawn for the construction phase of the development, including for the 
continued use of the MSCP, and a programme for its implementation.  The approved 
construction phase scheme shall be implemented in accordance with the agreed programme.  
 
Manchester City Council encourages all contractors to be 'considerate contractors' when 
working in the city by being aware of the needs of neighbours and the environment. 
Membership of the Considerate Constructors Scheme is highly recommended. 
 
The development shall be carried out in accordance with the approved construction 
management plans for the duration of the demolition and construction parts of the development. 
 
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). 
 
13) Prior to the first occupation of the development (excluding the continued use of the MSCP) 
hereby approved, details of the implementation, maintenance and management of the 
sustainable drainage scheme shall be submitted for approval in writing by the City Council, as 
Local Planning Authority. 
 
For the avoidance of doubt the scheme shall include the following: 
 
- Verification report providing photographic evidence of construction; and - 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. 
 
- evidence that there will be no impact on the River Medlock from the disposal of water 
from the development. 
 
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).   
 
15) (a) prior to the first occupation of the development (excluding the continued use of the 
MSCP) hereby approved details of a hard and soft landscaping scheme (including appropriate 
materials specifications and street trees) for the public realm area shall be submitted for 
approval in writing by the City Council as Local Planning Authority. 
 
(b) The approved scheme shall be implemented prior to the first occupation of the development 
(excluding the continued use of the MSCP). 
 



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.  
 
 
16) Prior to the first occupation of the development (excluding the continued use of the MSCP) 
hereby approved, full details of the specification and locations of bat and bird boxes, shall be 
submitted to and approved in writing by the City Council as Local Planning Authority.  
 
The bat and bird boxes shall be installed prior to the completion of the development and 
therefore be retained and remain in situ. 
 
Reason - To ensure the creation of new habitats in order to comply with policy EN15 of the 
Manchester Core Strategy (2012). 
 
17) (a) Prior to the installation of any externally mounted ancillary plant, equipment and 
servicing, details shall be submitted for approval. For the avoidance of doubt, externally 
mounted 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 5 db (Laeq) below the 
typical background (La90) level at the nearest noise sensitive location. 
 
(b) The approved scheme shall be implemented and following installation a verification report 
will be required to validate that the work undertaken conforms to the recommendations and 
requirements approved as part of part (a) of this planning condition. The verification report shall 
include post installation testing to confirm the noise criteria has been met. In instances of non 
conformity, these shall be detailed along with mitigation measures required to ensure 
compliance with the noise criteria. A verification report and measures shall be agreed until such 
a time as the development complies with part (a) of this planning condition. 
 
Any mitigation measures shall be implemented in accordance with a timescale to be agreed 
with the City Council, as Local Planning Authority, and thereafter retained and maintained in 
situ. 
 
Reason - 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). 
 
22) The development hereby approved shall include a building and site lighting scheme and a 
scheme for the illumination of external areas during the period between dusk and dawn. Prior to 
the first occupation of the development (excluding the continued use of the MSCP), full details 
of such a scheme  shall be submitted for approval in writing by the City Council, as Local 
Planning Authority. The approved scheme shall be implemented in full  prior to the first use of 
the development (excluding the continued use of the MSCP) 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 
building and surrounding area and ensure that lighting is installed which is sensitive to the bat 
environment the proposed development in order to comply with the requirements of policies 
SP1 and DM1 of the Core Strategy. 
 
27) The development shall be carried out in accordance with the Crime Impact Statement 
prepared by Design for Security at Greater Manchester Police stamped as received by the City 
Council, as Local Planning Authority, on the 13 September 2018. 
The development shall only be carried out in accordance with these approved details. 



 
Prior to the completion of the MSCP works the Council as Local Planning Authority must 
acknowledged in writing that it has received written confirmation of a Secured by Design 
accreditation for the MSCP. 
 
Prior to the occupation of the student accommodation, the Council as Local Planning Authority 
must acknowledge in writing that it has received written confirmation of a Secured by Design 
accreditation for the development. 
 
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 Framework 
Travel Plan stamped as received by the City Council, as Local Planning Authority, on the 18 
September 2020. 
 
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; 
ii) a 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 student accommodation, 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 at the development, 
pursuant to policies T1, T2 and DM1 of the Manchester Core Strategy (2012).   
 
31) Prior to the commencement of the development (excluding the 'early works' identified on 
drawing reference: L1917R-SK56-GMS02-PCH) hereby approved, final details of the layout of 
the car park, pedestrian and vehicular access (including disabled access) and security 
measures shall be submitted for approval in writing by the City Council, as Local Planning 
Authority. This shall include dimensions of the parking bays, details of measures to segregate 
vehicles from pedestrians (at the entrance to the car park and within the car park itself), number 
and location of disabled parking bays, location of a minimum of 20% 7kw electric vehicle 
charging points, details of CCTV provision and any other security measures. 
 
The approved details shall then be implemented within a timescale agreed with the City Council, 
as Local Planning Authority.  
 
Reason - In order to ensure that the car layout and function of the car park is acceptable 
pursuant to policies SP1 and DM1 of the Manchester Core Strategy (2012). 
 
35) Notwithstanding the TV Reception Survey, stamped as received by the City Council, as 
Local Planning Authority, on the 13 September 2018, within one month of the practical 



completion of the development (excluding the continued use of the MSCP), 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 a study to identify such measures necessary to maintain at least the 
pre-existing level and quality of signal reception identified in the survey carried out above shall 
be submitted for approval in writing by the City Council, as Local Planning Authority. The 
measures identified must be carried out within one month of the study being submitted for 
approval in writing 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 - In 
the interest of residential amenity, as specified in policy DM1 of Manchester Core Strategy 
(2012).  
 
38) Prior to the completion of the MSCP works hereby approved a signage strategy for the 
entire development and a programme for its implementation shall be submitted for approval in 
writing by the City Council, as Local Planning Authority. 
 
The approved strategy shall then be implemented in accordance with the programme and used 
to inform any future advertisement applications for the building. 
 
Reason - In the interest of visual amenity pursuant to policies SP1 and DM1 of the Manchester 
Core Strategy (2012). 
 
 
39) Prior to the first occupation of the student accommodation and SME Incubator Space 
hereby approved, details of a scheme to extract fumes, vapours and odours from the 
development 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 the development 
and thereafter retained and maintained in situ. 
 
Reason - To ensure appropriate fume extraction is provided for the development pursuant to 
policies SP1 and DM1 of the Manchester Core Strategy (2012).  
 
40) Prior to the occupation of the student accommodation, a scheme for the provision of 
affordable rental accommodation as part of the development shall be submitted for approval in 
writing by the City Council, as Local Planning Authority. The affordable accommodation shall be 
provided in accordance with the approved scheme and the affordable rent provision strategy 
stamped as received by the City Council, as Local Planning Authority, on the 8 February 2021. 
 
The affordable rent provision shall be implemented as part of the development and thereafter 
retained in perpetuity. 
 
Reason - In order to provide affordable rent at the site in accordance with policy SP1 of the 
Manchester Core Strategy (2012) and the National Planning Policy Framework. 
 
 
41) Prior to the completion of the MSCP works hereby approved, details of the renewable 
electricity energy contractor for the building shall be submitted for approval in writing by the City 
Council, as Local Planning Authority in line with the Energy Statement prepared by WSP 



stamped as received by the City Council, as Local Planning Authority, on the 18 September 
2020. 
 
Any subsequent energy contract related to the development must also supply 100% renewable 
energy and shall thereafter be retained and maintained for as long as the development remains 
in use, in accordance with the approved Energy Strategy. 
 
Reason - In the interest of securing an all renewable electric energy supply for the building 
pursuant to policies SP1, H12, EN6 and DM1 of the Manchester Core Strategy (2012).  
 
 
44) (a) prior to the commencement of the 'early works' as identified on plan ref L1917R-SK56-
GMS02-PCHa management strategy to ensure the car park remains operation operational and 
available at all times for the duration of the demolition, remodelling and construction works shall 
be submitted for approval in writing by the City Council, as Local Planning Authority. This 
strategy shall include temporary vehicle and pedestrian access arrangements (including 
disabled access) to ensure safe and unimpeded access to the car park at all times together with 
a communication strategy with car park users to outline any circumstances which may arise 
which would result in unavoidable restriction of access to the car park, on the grounds of safety 
only. Restricted access should be kept to an absolute minimum. The management strategy 
shall be implemented and remain in place for the duration of the demolition, remodelling and 
construction works. 
 
(b) Prior to the works commencing on the demolition and remodelling of the Multi Storey Car 
Park (MSCP) and construction works hereby approved (excluding the 'early works'), a 
management strategy to ensure the car park remains operational and available at all times for 
the duration of the demolition, remodelling and construction works (excluding the 'early works') 
shall be submitted for approval in writing by the City Council, as Local Planning Authority. This 
strategy shall include temporary vehicle and pedestrian access arrangements (including 
disabled access) to ensure safe and unimpeded access to the car park at all times together with 
a communication strategy with car park users to outline any circumstances which may arise 
which would result in unavoidable restriction of access to the car park, on the grounds of safety 
only. Restricted access should be kept to an absolute minimum. The management strategy 
shall be implemented and remain in place for the duration of the demolition, remodelling and 
construction works (excluding the 'early works'). 
 
Reason - In the interest of preserving access for the car park users at all times and to ensure a 
strategy is in place to minimise any restrictions to the car park on the grounds of safety only 
pursuant to policy DM1 of the Manchester Core Strategy (2012). 
 
 
 
 
  



Appendix 1 – List of consultees & neighbours notified 
 
  
 
 
 
 
Appendix 2 – Planning constraints 
 
Article 4 Direction - City Centre PD Restriction - Class B1(a) To C3 
Article 4 Direction - Removal Of PD Rights Change Of Use From Class C3 To Class C4 
Aircraft Safeguarding Zone - Aircraft Safeguarding Zone - All Exceeding 90M 
Coal Authority - Development Low Risk - Name: DEVELOPMENT_LOW_RISK_AREA 
Flood Zones Type 2 (low to medium risk) -  
Flood Zones Type 3 (high risk) -  
Susceptible to Surf Water Flood (Less) -  
Susceptible to Surf Water Flood (Less) -  
Susceptible to Surf Water Flood (Middle) -  
Susceptible to Surf Water Flood (Middle) -  
Susceptible to Surf Water Flood (More) -  
Area Team Boundary - Name: CENTRAL 
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