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Mrs Heather Leeson
Buttress
41 Bengal Street
Manchester
M4 6AF

Date: 15 November 2022

Dear Sir/Madam,

Application under Section 96a of the Town & Country Planning Act 1990 (as 
amended) for a Non-Material change to a planning permission
Application No: 135253/NMC/2022
Description: Non material amendment to planning permission 130627/FO/2021 to amend 
the wording for conditions 6, 7, 8 and 9 to exclude 'demolition and site clearance'
Location: Land At Poland Street, Manchester, M4 6BR

I refer to your application for a non-material amendment to planning permission reference 
130627/FO/2021.

The proposed seeks to amend the wording for conditions 6, 7, 8 and 9 to exclude 
'demolition and site clearance'.

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.
 
Therefore I can confirm that the proposed amendments are hereby approved.

It should be noted that this letter of consent does not supersede the decision notice 
attached to planning permission 130627/FO/2021. These documents should be read in 
conjunction with one another. Therefore, the conditions previously applied to approval 
130627/FO/2021 still apply to this development. However, due to the acceptance of the 
amendments outlined above, the following amended conditions also now apply:

 6) Notwithstanding the details submitted on the Flood Risk and Drainage Strategy 
prepared by Hill Cannon stamped as received by the City Council, as Local Planning 
Authority, on the 3 June 2021,  (a) the development shall not commence (excluding 
demolition and site clearance) until a scheme for the drainage of surface water from the 
new development shall be submitted for approval in writing by the City Council as the 
Local Planning Authority.  This shall include:

- A finalised drainage layout showing site boundary and all proposed components, levels, 
inlets, discharge points and connectivity.



- Maximised integration of green SuDS components (utilising infiltration or attenuation) if 
practicable. Appraisal shall be presented.
- 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, which shall be no greater than 5 l/s;
- An existing and proposed impermeable areas drawing to accompany all discharge rate 
calculations.
- Runoff volume in the 1 in 100 year, 6 hours rainfall shall be constrained to a value as 
close as is reasonable practicable to the greenfield runoff volume for the same event, but 
never to exceed the runoff volume from the development site prior to redevelopment;
- 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 40% 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.
- Progression through drainage hierarchy shall be evidence-based: feasibility of infiltration 
discharge to be appraised. Results of ground investigation carried out under Building 
Research Establishment Digest 365. Site investigations should be undertaken in locations 
and at proposed depths of the proposed infiltration devices. Proposal of the attenuation 
that is achieving half emptying time within 24
hours. If no ground investigations are possible or infiltration is not feasible on site, 
evidence of alternative surface water disposal routes (as follows) is required.
- Where surface water is connected to the public sewer, agreement in principle from 
United Utilities is required that there is adequate spare capacity in the existing system 
taking future development requirements into account. An email of acceptance of proposed 
flows and/or new connection will suffice.
- For sites where proposed development would cause unusual pollution risk to surface 
water (large car park areas (>50 parking spaces) or industrial estates), evidence of 
pollution control measures (preferably through SuDS) is required.
- Details of the proposed interceptor shall be given.
- Hydraulic calculation of the proposed drainage system;
- 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. 

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).

 7) The development shall not commence (excluding demolition and site clearance) until a 
detailed construction management plan outlining working practices during construction 
shall be submitted to and approved in writing by the local planning authority, which for the 
avoidance of doubt should include; 

o Display of an emergency contact number;
o Details of Wheel Washing;
o Dust suppression measures; 
o Compound locations where relevant; 
o         Dilapidation survey;



o Consultation with local residents/businesses;
o Location, removal and recycling of waste;
o Routing strategy and swept path analysis;
o Methods to deal with the possible presence of badgers;
o Parking of construction vehicles and staff; and 
o Sheeting over of construction vehicles. 

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 plan. 

Reason - To safeguard the amenities of nearby residents, highway safety and air quality, 
pursuant to policies SP1, EN15, EN16, EN19 and DM1 of the Manchester Core Strategy 
(July 2012).

 8) Prior to the commencement of the development (excluding demolition and site 
clearance), all material to be used on all external elevations of the development shall be 
submitted for approval in writing by the City Council, as Local Planning Authority.  This 
shall include the submission of samples (including a panel) and specifications of all 
materials to be used on all external elevations of the development along with jointing and 
fixing details, details of the drips to be used to prevent staining in, ventilation/air brick and 
a strategy for quality control management. 

The approved materials shall then be implemented as part of the development.  

Reason - To ensure that the appearance of the development is acceptable to the City 
Council as local planning authority in the interests of the visual amenity of the area within 
which the site is located, as specified in policies SP1 and DM1 of the Core Strategy.

 9) a) Notwithstanding the Phase 1 Geoenvironmental Site Assessment, Manchester Life, 
Back of Ancoats Phase 1 - Mobility Hub, E3P, Reference: 18-868-R1-1, Dated: May 2021 
stamped as received by the City Council, as Local Planning Authority, on the 3 June 2021, 
the development shall not commence (excluding demolition and site clearance) until the 
following information has been submitted for approval in writing by the City Council, as 
Local Planning Authority:

- Submission of Site Investigation Proposals

- Submission of a Site Investigation and Risk Assessment Report

- Submission of a Remediation Strategy

b) When the development commences, the development shall be carried out in 
accordance with the previously agreed Remediation Strategy and a 
Completion/Verification Report shall be submitted to and approved in writing by the City 
Council as Local Planning Authority prior to the first use 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 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.

42) Prior to any demolition works, a detailed construction management plan outlining 
working practices during demolition shall be submitted to and approved in writing by the 
local planning authority, which for the avoidance of doubt should include; 

o Display of an emergency contact number;
o Details of Wheel Washing;
o Dust suppression measures; 
o Compound locations where relevant; 
o         Dilapidation survey;
o Consultation with local residents/businesses;
o Location, removal and recycling of waste;
o Routing strategy and swept path analysis;
o Methods to deal with the possible presence of badgers;
o Parking of construction vehicles and staff; and 
o Sheeting over of construction vehicles. 

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 demolition 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, EN15, EN16, EN19 and DM1 of the Manchester Core Strategy 
(July 2012).

Should you wish to discuss the matter further, please contact Jennifer Atkinson using the 
details above.

Yours faithfully,

Julie Roscoe
Director of Planning, Building Control & Licensing

 


