Dear Planning Officer,

I am pleased to submit this application for the operation of a small independent mobile coffee van at Pioneer Quay, adjacent to the Rochdale Canal and Deansgate-Castlefield transport interchange.

Slow Goin Coffee is a locally owned independent business that aims to provide high-quality coffee and refreshments to commuters, local residents, office workers, visitors and canal users within Manchester city centre. The proposal seeks to introduce a positive, low-impact use to an existing hard-surfaced area whilst enhancing the vitality and attractiveness of the wider location.

The proposed site occupies a small section of existing hardstanding within Pioneer Quay. No buildings, permanent structures, foundations, utilities, external seating areas or alterations to the land are proposed. The vehicle will be brought to site daily for trading and removed at the end of each trading day. As such, the proposal has a very limited physical impact on the site and surrounding area.

The location sits adjacent to one of Manchester’s busiest transport interchanges and forms a key route between the city centre, Metrolink network and Rochdale Canal corridor. The proposal would provide a convenient amenity for commuters and visitors whilst helping to increase activity and passive surveillance within the area during morning and daytime hours.

The proposal has been carefully designed to complement the character of the canal-side environment. The vehicle is modest in scale and visually attractive, with a focus on high-quality design, customer service and responsible operation. No amplified music, external plant, extraction systems or generators are proposed. Waste and recycling will be managed within the vehicle and removed from the site daily.

In addition to providing a valuable service to the public, the proposal supports local enterprise and contributes to Manchester’s independent business community. The operation will source products from local suppliers wherever possible and seeks to create a welcoming destination that encourages people to spend time in and enjoy the area.

The applicant acknowledges the comments provided during the pre-application process regarding the character of the site and its proximity to the Castlefield Conservation Area and nearby listed buildings and structures.

However, it is considered that the proposal would have a neutral impact on the significance and setting of these heritage assets. The proposed coffee van is modest in scale, occupies a very small footprint and is positioned on an existing hard-surfaced area associated with transport infrastructure, pedestrian movement and canal-side activity. No permanent structures, foundations, lighting columns, utility connections or physical alterations to the site are proposed.

Whilst the wider area benefits from the presence of the canal corridor and surrounding landscape features, the application site itself is an existing hardstanding area rather than landscaped parkland. The proposal would not result in the loss of green space, trees, planting or public access. Existing pedestrian routes would remain unobstructed and fully accessible at all times.

The surrounding townscape is characterised by a mixture of transport infrastructure, railway viaducts, tram infrastructure, canal engineering, commercial activity and public realm. The proposal would not interrupt important views, obscure heritage assets or alter the historic fabric of the area. Given the temporary and reversible nature of the proposal, with the vehicle removed from the site at the end of each trading day, it is considered that any impact on the character of the area or the setting of nearby heritage assets would be negligible.

Importantly, the proposal would activate an underutilised hard-surfaced space without restricting pedestrian movement, affecting transport operations or impacting the adjacent canal corridor. The development represents a small-scale, sustainable and low-impact use that aligns with Manchester’s aspirations to support independent businesses, active public spaces and a vibrant city centre environment.

I respectfully request that the application is considered favourably and would be pleased to provide any further information that may assist in its determination.

Yours faithfully,

Luke Almond
Slow Goin Coffee
