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Date: 18 December 2025

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: 144704/NMC/2025
Description: Non-material amendment to planning permission 143253/FO/2025 to change 
description of development to refer to serviced accommodation.
Location: Boulton House, 17 - 21 Chorlton Street, Manchester, M1 3HY

I refer to your application for a non-material amendment to planning permission reference 
143253/FO/2025.

The proposed seeks to amend the description of the development in order to avoid the 
development being misconstrued as residential development.

Following an assessment of the details submitted, I can confirm that the proposed 
amendments are considered to be of a non-material nature and are 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 143253/FO/2025. These documents should be read in 
conjunction with one another. Therefore, the conditions previously applied to approval 
143253/FO/2025 still apply to this development. However, due to the acceptance of the 
amendments outlined above, the following amended conditions also now apply:

 2) New plans 

o Covering Letter (Prepared by Deloitte; Dated 04/12/2025)

Stamped as received by the Local Planning Authority on 17/12/2025. 

 4) a) Before the development commences, a full condition survey of the 
carriageways/footways on construction vehicle routes immediately surrounding the site 



shall be undertaken and submitted for approval in writing by the City Council as Local 
Planning Authority.

b) When all construction/fit-out works are complete, and prior to the first use of the 
development, the same carriageways/footways shall be re-surveyed, and the results 
submitted to the City Council as Local Planning Authority for assessment. Should any 
damage have occurred to the carriageways/footways, they shall be repaired and reinstated 
in accordance with a scheme that shall first be submitted to and approved in writing by the 
City Council as Local Planning Authority and the works completed in accordance with the 
approved scheme prior to the first use of the serviced accommodation. 

Reason - To ensure an acceptable development, pursuant to policy DM1 of the 
Manchester Core Strategy.

12) Prior to the commencement of the development, a programme for the delivery of 4no 
street trees along Major Street, as shown on drawing no. 10531-SHA-ZZ-A-B5D9-G200-
PL-00-001 Rev P02, shall be submitted to and approved in writing by the City Council as 
local planning authority. The approved programme will include information on the 
following: 

o Overall tree size, number and species 
o Details of tree pit dimensions and specifications 
o Details of how tree pits will be compatible with any existing and proposed 
underground servicing. 

The approved scheme shall be implemented prior to the use of the serviced 
accommodation element of the development. If within the period of time covered by the 30 
year habitat management and monitoring plan secured by condition 9 of this permission, 
any street tree, or any tree 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 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.

14) a) Before the development commences, a scheme for acoustically insulating the 
proposed serviced accommodation against noise from Chorlton Street, Major Street and 
Bloom Street shall be submitted to and approved in writing by the City Council as local 
planning authority. There may be other actual or potential sources of noise which require 
consideration on or near the site, including any local commercial/industrial premises such 
as the coach station and late night entertainment uses in the nearby area including on 
Canal Street. 
 
The potential for overheating shall also be assessed and the noise insulation scheme shall 
take this into account. The approved noise insulation and ventilation scheme shall be 
completed before any of the dwelling units are occupied.

Noise survey data shall include measurements taken during a rush-hour period and night 
time to determine the appropriate sound insulation measures necessary. The following 
noise criteria shall be required to be achieved when providing adequate ventilation as 
defined by Approved Document F of the Building Regulations (whole dwelling ventilation):
Bedrooms (night time - 23.00 - 07.00)        30 dB LAeq  (individual noise events shall 
not exceed 45 dB LAmax,F by more than 10 times)



Living Rooms (daytime - 07.00 - 23.00)     35 dB LAeq
Gardens and terraces (daytime)                  55 dB LAeq

Higher internal noise levels than those specified above may be allowed when higher rates 
of ventilation are required in relation to the overheating condition.

Additionally, where entertainment noise is a factor in the noise climate the sound insulation 
scheme shall be designed to achieve internal noise levels in the 63Hz and 125Hz octave 
centre frequency bands so as not to exceed (in habitable rooms) 47dB and 41dB 
(Leq,5min), respectively.

The development shall then proceed in accordance with the approved details. 

b)  Prior to first use of the serviced accommodation rooms, a verification report shall be 
required to validate that the work undertaken throughout the development conforms to the 
recommendations and requirements in the approved acoustic consultant's report. The 
report shall also undertake post completion testing to confirm that the internal noise criteria 
have been met. Any instances of non-conformity with the recommendations in the 
verification report shall be detailed along with any measures required to be undertaken 
prior to first occupation of the residential units to ensure compliance with the internal noise 
criteria.

Reason - To safeguard the amenities of nearby residents and future users of the serviced 
accommodation, pursuant to policies SP1 and DM1 of the Manchester Core Strategy.

19) a) The development hereby approved shall proceed in accordance with the submitted 
Air Quality Assessment (Prepared by NoiseAir; Document Reference P8288-R2-V2; Dated 
04/04/2025). 

b) Prior to the use of the serviced accommodation element of the development, any 
agreed mitigation measures shall be implemented and verified as such in writing by the 
City Council as local planning authority and shall remain in situ whilst the use or 
development is in operation. 

Reason - To secure a reduction in air pollution from traffic or other sources in order to 
protect existing and future residents from air pollution, pursuant to policies EN16, SP1 and 
DM1 of the Core Strategy.

20) Prior   to   the   first occupation of the serviced accommodation use hereby approved, 
a scheme of highway works and details of footpath reinstatement/public realm works shall 
be submitted for approval in writing by the City Council, as Local Planning Authority.

This shall include the following:

o Amendments/new TROs on Chorlton Street, Major Street, Minshull Street, Bloom 
Street and Richmond Street. 
o Footway improvement and reinstatement works around the perimeter of the 
application site, including material samples. 
o Removal/replacement of directional signage
o Details of pick up/drop off points
o Provision of street trees 

The approved scheme shall be implemented and be in place prior to the first use of the 
serviced accommodation 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) and in accordance with the New Cross Public Realm Strategy.

22) a) The development shall be completed in accordance with submitted Preliminary 
Ecological Appraisal prepared by Brindle & Green (Received 18/06/2025).

b) Prior to the first use of the serviced accommodation use hereby approved, details of the 
number, siting and appearance of bird and bat boxes at the application site shall be 
submitted for approval in writing by the City Council, as Local Planning Authority. 

The approved details shall be implemented and be in place prior to the first use of the 
serviced accommodation use hereby approved and shall thereafter be retained and 
maintained in situ.  

Reason - In the interest of providing habitats for birds and bats and to improve the 
ecological value of the application site pursuant to policies SP1 and EN15 of the 
Manchester Core Strategy (2012).

23) a) Prior to the use of the serviced accommodation use hereby approved, a strategy for 
the management and provision of suitable number of certified mobile hoists within the 
suites for disabled people shall be submitted to and approved in writing by the City Council 
as Local Planning Authority on the basis of an initial provision of one hoist. 

b) Final details of the number and types of hoists shall be submitted to and agreed in 
writing prior to the first use of the serviced accommodation hereby approved. The details 
shall include an evidence based assessment/evaluation of the demand for this facility by 
guests. The approved details shall be fully implemented and retained thereafter.

Reason - To ensure that adequate provision of hoist facilities for guests is provided, 
pursuant to policies SP1 and DM1 of the City of Manchester Core Strategy (2012).

24) Prior to first use of the development hereby approved, a strategy for the pick up and 
drop off arrangements that will be in place to support disabled guests, and their luggage, 
shall be submitted to and approved in writing by the City Council, as Local Planning 
Authority. The strategy shall also cover enter and exit details from the site from the 
surrounding highway when disabled guests are dropped off/picked up by a taxi or other 
vehicle from outside of the serviced accommodation. 

The approved strategy shall be implemented upon the first use of the serviced 
accommodation element of the development and thereafter be retained for as long as the 
development remains in use. 

Reason - To ensure that adequate arrangements are put in place to assist disabled guests 
enter and exit the serviced accommodation from the surrounding highway pursuant to 
policies SP1 and DM1 of the City of Manchester Core Strategy.

25) Prior to the first use of the premises, a signage strategy shall be submitted to and 
approved in writing by the City Council, as Local Planning Authority. The signage strategy 
shall cover all commercial units on site, as well as the serviced accommodation use 
hereby approved above. The approved strategy shall then be implemented as part of the 
development and then be adhered to thereafter. It should be noted the approval of a 
signage strategy does not negate the need for all external advertisements to have 
advertisement consent. 



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

27) a) The development hereby approved shall be carried out in accordance with the 
Crime Impact Statement (Prepared by Design for Security at Greater Manchester Police; 
Received by the City Council, as Local Planning Authority, on the 18/06/2025).  

b) The serviced accommodation and ground floor commercial unit uses hereby approved 
shall not be used until the Council as local planning authority has acknowledged in writing 
that the development has received written confirmation of a Secured by Design 
accreditation for that part of 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.

30) a) Fumes, vapours and odours shall be extracted and discharged from the serviced 
accommodation hereby approved in accordance with a scheme to be submitted to and 
approved in writing by the City Council as local planning authority before the first use of 
the development.  

Mixed use schemes shall ensure provision for internal ducting in risers that terminate at 
roof level. Schemes that are outside the scope of such developments shall ensure that 
flues terminate at least 1m above the eave level and/or any openable windows/ventilation 
intakes of nearby properties.

b) Prior to first use of the serviced accommodation use hereby approved confirmation shall 
be submitted for the approval of the City Council as local planning authority that the 
approved scheme has been implemented.

Reason - To safeguard the amenities of nearby residents, pursuant to policies SP1 and 
DM1 of the Manchester Core Strategy.

31) a) Externally mounted ancillary plant, equipment and servicing for the serviced 
accommodation use hereby approved, shall be selected and/or acoustically treated in 
accordance with a scheme designed so as to achieve a rating level of 5dB (LAeq) below 
the typical background (LA90) level at the nearest noise sensitive location. Prior to the first 
use of the development hereby approved the scheme shall be submitted to and approved 
in writing by the City Council as local planning authority in order to secure a reduction in 
the level of noise emanating from the site. The scheme shall be implemented in full before 
the first use of the development.  
 
b)  Prior to the first use of the scheme, a verification report shall be submitted to and 
approved in writing by the City Council as local planning authority to validate that the work 
undertaken throughout the development conforms to the recommendations and 
requirements in the approved acoustic report. The report shall also undertake post 
completion testing to confirm that the noise criteria have been met. Any instances of non-
conformity with the recommendations in the verification report shall be detailed along with 
any measures required to be undertaken prior to operation of the scheme to ensure 
compliance with the agreed noise criteria.

Reason - To safeguard the amenities of nearby residents, pursuant to policies SP1 and 
DM1 of the Manchester Core Strategy.



35) a) The ground floor ancillary uses associated with the serviced accommodation hereby 
approved (including ancillary gym and business break out area), shall be acoustically 
insulated and treated to limit the break out of noise in accordance with a noise study of the 
premises and a scheme of acoustic treatment that has been submitted to and approved in 
writing by the City Council as local planning authority. The scheme shall be implemented 
in full before the use commences or as otherwise agreed in writing by the City Council as 
local planning authority.

Where entertainment noise is proposed the LAeq (entertainment noise) shall be controlled 
to 5dB below the LA90 (without entertainment noise) in each octave band at the facade of 
the nearest noise sensitive location, and internal noise levels at structurally adjoined 
residential properties in the 63HZ and 125Hz octave frequency bands shall be controlled 
so as not to exceed (in habitable rooms) 47dB and 41dB (Leq,5min), respectively.

b) Prior to use of the ground ancillary uses associated with the serviced accommodation, a 
verification report shall be required to validate that the work undertaken throughout the 
development conforms to the recommendations and requirements in the approved 
acoustic consultant's report. The report shall also undertake post completion testing to 
confirm that acceptable criteria have been met. Any instances of non-conformity with the 
recommendations in the verification report shall be detailed along with any measures 
required to be undertaken prior to occupation of the development to ensure compliance 
with the internal noise criteria.

Reason - To safeguard the amenities of nearby residents, pursuant to policies SP1 and 
DM1 of the Manchester Core Strategy.

38) The development hereby approved shall be carried out in accordance with the Interim 
Travel Plan, prepared by Focus Transport Planning (Dated June 2025), received by the 
City Council, as Local Planning Authority, on the 18/06/2025.

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 occupation of the serviced accommodation element of the 
development, a Travel Plan for the development 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 DM1 of the Manchester Core Strategy (2012).

39) The development hereby approved shall achieve a post-construction Building 
Research Establishment Environmental Assessment Method (BREEAM) rating of at least 
'Very Good'.  A post construction review certificate shall be submitted to and approved in 



writing by the City Council as local planning authority within 3 months of the first use of the 
serviced accommodation element of the development.  

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.

45) Deliveries, servicing and collections, including waste collections, for both the serviced 
accommodation and commercial Class E/Sui Generis ground floor use hereby approved, 
shall not take place outside the following hours for the lifetime of the development: 

07:30 to 20:00, Monday to Saturday, Sunday/Bank Holiday deliveries etc. are permitted 
the times shall be confined to 10:00 to 18:00.

Reason - To safeguard the amenities of the occupiers of nearby residential 
accommodation in accordance with Core Strategy Policy DM1 and the National Planning 
Policy Framework.

47) The serviced accommodation use hereby approved shall be used for Class C1, and for 
no other purpose (including any other purpose within Class C of the Schedule to the Town 
and Country Planning (Use Classes) (Amendment) (England) Regulations 2020 (SI 2020 
No.757) or in any provision equivalent to that Class in any statutory instrument revoking 
and re-enacting that Order with or without modification).

Reason - The use of the premises other than in accordance with the approved use would 
require further consideration by the Local Planning Authority and may not be appropriate in 
this locality in accordance with Core Strategy Policies SP1, EC2 and DM1, and the 
National Planning Policy Framework.

50) The provision of 26no cycle spaces, as indicated on drawing no. 10531-SHA-ZZ-A-
B5D9-G200-PL-00-001 Rev P02, received by the City Council as Local Planning Authority 
on 07/07/2025, shall be implemented prior to the first use of the serviced accommodation 
element of the development hereby approved and shall be 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).

51) The serviced accommodation use hereby approved shall be carried out in accordance 
with the submitted waste management proforma, drawing no. 10531-SHA-ZZ-A-B5D9-
G200-PL-00-001 Rev P02 and section 5.4 of the submitted Design and Access Statement, 
stamped as received by the City Council as Local Planning Authority on 25/06/2025, 
07/07/2025 and 04/08/2025 respectively. The approved details shall be implemented prior 
to the first occupation of the serviced accommodation element of the development and 
thereafter be retained and maintained in situ. 

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

56) The ancillary gym for the serviced accommodation use hereby approved, as shown on 
drawing no. 10531-SHA-ZZ-A-B5D9-G200-PL-00-001 Rev P02 (Received 07/07/2025), 
shall only be for use by patrons of the serviced accommodation use.



Reason - In the interest of protecting neighbouring amenity and how the use of the 
premises other than in association with the approved serviced accommodation use would 
require further consideration by the Local Planning Authority and may not be appropriate in 
this locality in accordance with Core Strategy Policies SP1, EC2 and DM1, Saved Unitary 
Development Plan Policy DC26, and the National Planning Policy Framework.

Should you wish to discuss the matter further, please contact Michael Pearson using the 
details above.

Yours faithfully,

Julie Roscoe
Director of Planning, Building Control & Licensing

 


