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Planning
Delegated Officer Report
Summary of application details
	Application reference:
	PLA-2026-000657

	Application type:
	Full planning permission

	Proposal:
	Change of use of basement, part ground and all upper floors from gymnasium, restaurant and office use (Use Class E) to hotel (Use Class C1) together with the erection of a two storey extension, external alterations and other associated works.

	Site address:
	Maybrook House, 40 Blackfriars Street, Manchester, M3 2EG

	Ward(s):
	Deansgate

	Date application valid:
	11 June 2026

	Applicant name:
	Deansgate Ventures Limited

	Agent (if any):
	Asteer Planning

	Case officer:
	Jack Naven

	Recommendation:
	Approve

	Date of recommendation:
	08 September 2026



Description of site, building and/or area
Maybrook House was built in 1973 and was originally designed as an office building. The Site extends to circa. 0.21 hectares and is situated on a prominent corner in Manchester City Centre.

It is bound by Deansgate to the east, Blackfriars Street to the north, Parsonage to the west and Parsonage Lane to the south. Vehicular access to the site is via Parsonage Lane to the rear. 
The existing building has a ground floor, lower ground floor and basement to address the level change across the site with 5 storeys above with a C-shape plan. The building’s current appearance is utilitarian in design. It is clad in textured pre-cast concrete with the base and the vertical circulation clad in red brick. To the rear of the building is a service yard and a small amount of car parking.

It comprises a number of existing uses including office, retail, restaurant, café and drinking establishment. The upper floor office space is currently vacant and has been for period of circa. 5 years. Part of the basement space was last used a gym, however, is now also vacant. To the rear of the building is a service yard and a small amount of car parking. 

The surrounding area ranges in scale from 5 storeys buildings to buildings of scale with Number One Deansgate opposite and the Renaissance Site (currently under re-development) adjacent both reaching above 20 storeys. Architectural styles in the local area range from traditional neo-classical buildings to contemporary buildings.

The junction of Deansgate, Blackfriars Street and Market Street forms a key node within the city centre, functioning as a major thoroughfare for both pedestrian and vehicular movement.
The Site lies within the Parsonage Garden Conservation Area and is surrounded by a number of listed buildings, reflecting a sensitive historic context.
These listed buildings include:
· Grade II listed Haywards Building (‘Regency Court’)
· Grade II* listed Barton Arcade
· Grade II listed Blackfriars Bridge
· Grade II listed Blackfriars Street group: The Crown Tavern, 14 and 16 Blackfriars Street and 10 and 12 Blackfriars Street
· Grade II listed Royal Exchange
Across from Deansgate is the border of St. Ann’s Square Conservation Area. 
The Site is located within the area covered by the St Mary’s Parsonage Strategic Regeneration Framework.

Description of development
The proposal seeks a change of use of basement, part ground and all upper floors from gymnasium, restaurant and office use (Use Class E) to hotel (Use Class C1) together with the erection of a two-storey extension, external alterations and other associated works.
The key elements of the proposed development are as follows:
· Change of use of part basement, part ground and upper floors from Class E to C1.
· Two storey vertical extension;
· The creation of 226 no. standard hotel rooms and 12 accessible hotel rooms equating to 238 hotel rooms in total.
· The hotel rooms are located on floors 1 to 7.
· Bar area and ‘Prep’ kitchen with reduced extraction requirements on first floor.
· Back of house functions.
· External alterations including window replacement.
· New signage locations/ strategy.
· Car free development.
	Existing occupiers, including Tesco, Trailfinders, The Liquor Store and La Vie Café, will remain as part of the proposals. Part of the existing basement (formerly a gym), Cosmo restaurant (part ground, first and second floor) and the vacant upper floor offices spaces will all be converted to hotel use.



Consultation, notification and publicity responses
Publicity - Neighbour notification letters were sent to surrounding properties. A site notice and local press advert were also produced. At the time of writing this report, one objection has been received. This objection was on the following grounds:
· Harm to the character and appearance of multiple designated conservation areas
· Harm to the setting of Manchester Cathedral (Grade I listed building)
· Poor design quality and failure to meet NPPF and local design policy standards
· Inconsistency with the council's own recent decision-making on comparable schemes
· Piecemeal development that forecloses a comprehensive place making opportunity
· Noise and amenity impact of the proposed public bar and lounge use

Highway Services - Recommended that conditions be attached for further details to be submitted for a Construction Management Plan, a Travel Plan, and cycle parking.

Environmental Health - Recommended that conditions should be attached to clarify further details for noise breakout, plant noise breakout, odour impact, air quality impact and exposure, waste management, and boilers.

Greater Manchester Ecology Unit – Advised that conditions be attached to ensure that any work that will impact on habitats where nesting birds may be present (for example building works on the roof or near vegetation), should not be undertaken in the main bird nesting season (March – August) unless suitable checks for active bird nests have been undertaken, that installing habitat enhancement opportunities for invertebrates should be explored, such as installing insect hotels on-site or using bee bricks on the development, and that the integration of at least one bird box (ideally an ‘open nest box’) and one bat box onto the building should be secured to provide biodiversity enhancements.

Historic England - Confirmed that they welcomed the revised proposals for the redevelopment of the site and their view that the re-use of the existing building with a modest roof extension would result in a lower level of harm to the significance of Parsonage Gardens Conservation Area, when compared with what was previously proposed. Provided their view that the proposed design and palette is more sensitive to its context and less of a distraction from the high-quality historic buildings in its surroundings.

Salford City Council - Raised no objection to the proposed development. Had no concerns from Salford City Council's point of view of Highways impact, residential amenity impact, or harm to heritage assets.

MCC Work & Skills Team - Have requested that two conditions be attached to cover both the construction phase and end use of the development.

TFGM - Raised no concerns.

MCC Flood Risk Management - Have no objection and requested no condition be attached. As there is a United Utilities public sewer onside, they advised that the LPA should consult UU on an approvable master plan before determining the planning application.

United Utilities (UU) - Requested that a condition be attached for details of a sustainable surface water drainage scheme and a foul water drainage scheme to be submitted prior to the commencement of the scheme.

Manchester Airport Group Safeguarding - Have no objections. Requested that an informative be added to the decision notice for crane and tall equipment.

Active Travel England - Following a high-level review of the above planning consultation, Active Travel England has determined that standing advice should be issued. Stated that they would like to be notified of the outcome of the application through the receipt of a copy of the decision notice, in addition to being notified of committee dates for this application.

Design for Security at Greater Manchester Police - Provided no response to the consultation request.
Relevant policies
The Places for Everyone Plan - Joint Development Plan Document, for nine of the 10 boroughs which make up Greater Manchester adopted on 21st of March 2024: 

· Policy JP-Strat1 – Core Growth Area;
· Policy JP-Strat2 – City Centre;
· Policy JP-J2 – Employment Sites and Premises;
· Policy JP-J3 – Office Development;
· Policy JP-S4 – Flood Risk and the Water Environment;
· Policy JP-G8 – A Net Enhancement of Biodiversity and Geodiversity;
· Policy JP-P2 – Heritage;
· Policy JP-C5 – Streets for All;
· Policy JP-C6 – Walking and Cycling.

The Manchester Core Strategy - Development Plan Document 2012-2027 ("the Core Strategy") was adopted by the City Council on the 11th of July 2012: 

· Policy SP1 – Spatial Principles;
· Policy EC1 – Employment and Economic Growth in Manchester;
· Policy EC2 – Existing Employment Space;
· Policy EC3 – The Regional Centre;
· Policy CC1 – Primary Economic Development Focus (City Centre and fringe);
· Policy CC2 – Retail;
· Policy CC4 – Visitors – Tourism, Culture and Leisure;
· Policy CC5 – Transport;
· Policy CC7 – Mixed Use Development;
· Policy CC9 – Design and Heritage;
· Policy CC10 – A Place for Everyone;
· Policy C10 – Leisure and the Evening Economy;
· Policy T1 – Sustainable Transport;
· Policy EN1 – Design Principle and Strategic Characters Areas;
· Policy EN3 – Heritage;
· Policy EN14 – Flood Risk;
· Policy EN15 – Biodiversity and Geological Conservation;
· Policy EN17 – Water quality;
· Policy EN18 – Contaminated Land and Ground Stability;
· Policy EN19 – Waste;
· Policy DM1 – Development Management.

Saved Unitary Development Plan for Manchester (1995) - The following saved UDP Policies are of relevance to this application: 

· Saved Policy DC18 – Conservation Areas;
· Saved Policy DC19 – Listed Buildings;
· Saved Policy DC26 – Noise and Development.

National Planning Policy Framework (NPPF) (2026) 

· Chapter 3 – Decision making policies
· DM1 - Preparing development proposals
· DM3 - Determining development proposals
· Chapter 4 – Achieving sustainable development
· S4 - Principle of Development within Settlements
· Chapter 5 – Meeting the challenge of climate change
· CC2 - Mitigation of Climate Change
· CC3 - Adaptation to Climate Change
· Chapter 7 – Building a strong, effective economy
· E2 - Meeting the Need for Business land and Premises
· Chapter 8 - Ensuring the vitality of town centres
· TC2 - Development in Town Centres
· Chapter 12 - Making effective use of land
· L2 - Making Effective Use of Land
· L3 - Achieving Appropriate Densities
· Chapter 14 - Achieving well-designed places
· DP3 - Key Principles for Well-Designed Places
· DP4 - The Design Process
· Chapter 15 - Promoting sustainable transport
· TR3 - Locating Development in Sustainable Locations
· TR6 - Assessing Transport Impacts
· Chapter 17 - Pollution, public protection and security
· P3 - Living Conditions and Pollution
· P4 - Impact of Development on Existing Activities
· P5 - Maintaining Public Safety and Security
· Chapter 18 - Managing flood risk and coastal change
· F7 - Ensuring Development is Safe from Flooding
· Chapter 20 - Conserving and enhancing the historic environment
· HE4 - Securing the Conservation of Heritage Assets 
· HE5 - Assessing Effects on Heritage Assets
· HE6 - Proposals Affecting Designated Heritage Assets
· HE9 - Conservation Areas

Planning (Listed Buildings and Conservation Areas) Act 1990

MCC Shopfront and Signage Design Guide (2024) 

St Mary’s Parsonage Strategic Regeneration Framework (SRF)

Assessment
Principle of development and contribution towards regeneration
The site currently comprises an underutilised building in need of refurbishment and investment. Given its prominent gateway location, the site presents a significant opportunity to support the continued regeneration and enhancement of this part of Manchester City Centre.
The proposed development will benefit from partnership with an internationally recognised hotel operator known for its contemporary “lean luxury” model.
The contribution that a scheme would make to regeneration is an important consideration. The City Centre is the primary economic driver in the City Region and needs to accommodate significant employment to support the long-term economic success of the city, as stated in Core Strategy policies EC1, EC3 and EC8.
Places for Everyone policies JP-Strat1 and JP-Strat2 emphasise the City Centre’s significant economic role, having a primary focus for business among other uses and supporting Greater Manchester’s economic growth. Policy JP-J3 earmarks over 2 million sq. m. of accessible new office space for the region, with more than half of this in the City Centre.
There is an acknowledged shortage of good quality office space in the City Centre and demand remains strong. Maintaining consistent office supply ensures that the city becomes an attractive location for business, creating new jobs and supporting other sectors within the city centre.
The change of use to a hotel would result in the loss of the office provision. Policy EC2 of the Core Strategy therefore requires consideration. This policy seeks to retain and enhance existing employment space and sites. The policy goes on to state that alternative uses will only be supported on sites where one of the criteria in the policy can be met.
Places for Everyone Plan policy JP-J2 states that existing employment areas are important in maintaining a strong and diverse supply of sites and premises in Manchester boroughs will be protected from redevelopment to other uses, nurtured to ensure they remain competitive and their accessibility improved where necessary. The supporting text for Places for Everyone Plan Policy JP-J3 states that existing office floorspace will continue to have an essential role in meeting the needs of our businesses, often providing a lower cost alternative to new premises, especially for start-ups and smaller businesses.
The proposal would result in the loss of the office accommodation.  In support of this, the applicant has submitted a viability report to accompany the application to explain their position.
This report outlines the constraints of continuing to use Maybrook House as office space, which include:
· Physical limitations including a dated exterior, undersized entrance, poor lift provision, low floor-to-ceiling heights, narrow floor plates, isolated basement, single glazing, and inadequate WCs. 
· Current EPC rating D (91) fails upcoming MEES standards (EPC B by 2030).
· The comprehensive refurbishment costs to upgrade the office space would be estimated at £11.1M, plus professional fees and finance, which would make the refurbishment not financially viable.
Due to this, the applicant has stated Maybrook House cannot be repositioned as a lettable office product due to inherent building characteristics; structural constraints, high capex requirements, and market preference for prime new-build space. Even a cosmetic refurbishment for office use would fail to meet occupier expectations and regulatory standards, rendering the asset at risk of obsolescence by 2030.
The City Council accepts that in this particular case, the applicant has put forward a compelling and robust justification for the loss of the office accommodation in this instance, which would mean that the existing use is un-viable in terms of business operations, building age and format, and are therefore satisfies that the proposal accords with the first bullet point of policy EC2.
In accepting the loss of the employment space, the suitability of the hotel use must then be considered.
Policy CC4 states that the City Centre will be the focus for culture and leisure in the City Region and that proposal to support cultural and visitor attractions will be supported. As a result of this, a hotel is a suitable use within a city centre context. This is supported by policy CC10 which seeks to ensure the City Centre develops as a location which appeals to a wide range of residents and visitors. This will be achieved through diversifying activity within the City Centre and providing high standards of accessibility to attractions across the city.
There is a known deficiency in hotel accommodation within the city centre. This proposal would improve the supply of hotel accommodation and consolidate Manchester as a major tourism and leisure destination.
Graham + Sibbald produced a Hotel Capacity Study, as part of a city-wide assessment of the hotel market to inform the development of policies in the Local Plan which found that Manchester’s hotel market has undergone significant growth in the last decade, with the supply of hotels in the Core Growth Area increasing by 61% between 2014 and 2024, at the time of writing comprising 14,763 bedrooms. Overall, the study forecasts capacity for 7,618 additional hotel bedrooms in Manchester by 2040 and specifically encourages the development of upscale and luxury hotels as midscale represent 61% of the total bedroom supply.
Tourism development in Manchester continues to grow with the delivery of projects such as Co-Op Live and Aviva Studios and hosting events such as the BRITS Awards and MOBO Awards, strengthening the need for hotel rooms in the City Centre.
The proposed development would bring the building back into active and productive use through the delivery of high-quality visitor accommodation, increasing activity and footfall within the surrounding area and supporting the wider city centre economy. The introduction of an active hotel use would also contribute positively to the vitality of the area throughout the day and evening, supporting Manchester’s visitor and night-time economy objectives.
A clear and convincing justification has been put forward in this instance for the loss of employment space on the basis that the proposed use would offer greater benefits to the city.
The reuse and extension of the building is supported for a hotel use as it would help contribute positively to the supply of hotel accommodation in the city and supporting the tourism and business sectors. The proposal accords in principle with Places for Everyone Plan policies JP Strat1, JP-Strat2, JP-J2 and JP-J3, Core Strategy policies SP1, EC1, EC2, EC3, CC1, CC2, CC4, CC7, C10 and DM1, and S4, E2, TC2, L2, L3, and TR3 of the NPPF, subject to the material planning considerations discussed below.
Visual amenity
The site sits at a key junction of Deansgate and Blackfriars Street. The existing building comprises a ground floor, lower ground floor, and basement to address the level change across the site, with 5 storeys above. It is proposed to extend the building vertically by another two storeys to increase the accommodation capacity of the building.
The existing facade is load bearing i.e. it is part of the structure and supports the floors around the perimeter. This means that the facade cannot be removed without demolishing the building.
The current colour of the building is red precast concrete and red brick.
To improve the visual appearance of the building and its context the concrete and brick is to be painted a neutral with a warm tone and light colour to reference nearby Portland stone and sandstone.
The brick base is to be painted a dark grey to ground the building and reference the historic buildings distinct base.
The projecting first floor is the visually dominant element. The proposal to further improve the visual appearance of the building is to provide an architectural treatment that will reduce the geometric complexity of the form and unify the chamfered precast concrete cladding, the windows and the white painted timber service zone.
The terracotta will be individual curved profiles of 75mm deep x 125mm wide and fixed back to bracket system that will be painted a dark grey to match the dark grey painted concrete and service run behind.
The curves will soften its appearance whilst the glaze will reflect light in different ways and keep the screen clean. It will be a thin glaze so the terracotta can still be read as a natural material.
Two storeys are to be added to increase the accommodation capacity of the building to improve the viability of the proposal. The top floor is to be a simple glazed capless curtain walling system which will complement the re-design of the building, with neutral tinted clear glass into the rooms and in front of a ‘shadow box’. The shadow box is a system that has an air gap between clear glass and a solid panel behind which gives the system a visual depth.
The rhythm of the grid will work with and follow the existing facade and structural grid.
The top floors of the stair towers will be clad in an anodised metal panel to continue the solidity of the brick elements below and be crowned by ‘lanterns’ which will have depth and detail facing outward to give direction.
The proposals have been revised through pre-application discussions with the City Council. Through these revisions, the colour of the building has become a lighter grey, and the terracotta screen design has been extensively studied to look at the rhythm, profile, size, colour, spacing and buildability.
The existing building is not an exemplary piece of architecture from that period and there are a number of elements that compete for attention and feel unresolved. The proposals respond to this visual complexity by unifying the existing elements through colour and the architectural screen and the new elements being simple and elegant and working with the existing building’s grid.
The extension can be clearly read as different to the existing architectural language and uses a simple contemporary architectural expression.
Some pre-liminary proposals have been put forward for a signage strategy of the building. The applicant has referenced taking a steer from the MCC Shopfront and Signage Design Guide, which is positive.
Whilst many of the principles laid out in the document are positive, further final details require clarifying on the signage and therefore a condition has been attached to ensure that a signage strategy is agreed for the building, in order to ensure that there is a consistent appearance of signage across the building that will not detract from the overall building. Additionally, the document mentions that tenant agreement is required for this strategy, so it therefore could not be agreed at this stage even if all details were submitted and deemed by the City Council to be acceptable.
The document does make mention of a long vertical projecting sign down the elevation, which would be resisted by the City Council as it would not be in keeping with signage in the surrounding historical context.
For the avoidance of doubt, no advertisements form any part of this approval, any proposed adverts will require a separate advertisement consent application as well as having the signage strategy condition discharged.
Impact on heritage
Maybrook House currently has a slight detrimental effect on the setting of the Haywards Building and the wider Conservation Area. The materials and colour palette of the existing building are not out-of-keeping with the palette of the wider city centre, though the localised context is more readily characterised by light grey (both in the concrete and glazing of modern buildings as well as the Portland Stone of Blackfriars House), and the warm sandstone of nearby listed buildings including the adjacent Haywards Building, the Barton Arcade and the Royal Arcade. The proposed external changes will the visual appearance of the building by better relating it to its context and aiming to be read as part of the modern backdrop to the nearby historic sandstone buildings.
It is therefore concluded that the proposed development will lessen the detracting nature of Maybrook House, which negatively affects the appreciation of Haywards Building’s architectural interest, and will therefore have a positive, albeit very slight, impact on the significance of the listed building.
Whilst having positive townscape impacts, when considering the effect on the Parsonage Gardens Conservation Area and St Ann’s Square Conservation Area as a whole, the impacts of the Proposed Development are concluded to be negligible.
The proposed development will be experienced as part of the existing modern context on Deansgate to the south of Cathedral Conservation Area. The change in height and colour palette to grey, will mean that Maybrook House is more consistent with that context and contribute to a more coherent townscape within that part of the conservation area’s setting.
Whilst the Grade I Manchester Cathedral makes a significant contribution to the Cathedral Conservation Area, which the development is considered to potentially be affected by the proposed development, the Cathedral itself is not considered to be within the setting of the development.
In accordance with Places for Everyone (2024) (‘PfE’) Policy JP-P2, Core Strategy Policy EN3, Policies DC18.1 and DC19 of the saved Unitary Citywide Development Control Policies, and Policies HE4, HE5, HE6 and HE9 of the NPPF, the Proposed Development will sustain the significance of the historic environment, including nearby listed buildings.
It also accords with the requirements of s.66 and s.72 of the Planning (Listed Buildings and Conservation Areas) Act 1990
Noise considerations
The previous office use and commercial ground floor units have created a degree of comings and goings, and noise and disturbance from its operations. It is not considered that the hotel use would create any unacceptable conditions and would be commensurate with the city centre environment.
Environmental Health require the premises to be acoustically insulated along with any plant noise to be assessed to ensure no unacceptable noise levels.
An indicative noise assessment was reviewed by Environmental Health team, who had a number of comments.
The indicative acoustic assessment prepared by Atelier Ten dated May 2026 has been received and need an assessment is required on noise breakout / transfer from the bar area to the existing occupied retail premises within the building with details of the maximum permissible internal noise level, details of any separating floor / transfer path insulation and how the recommended levels will be will be set and controlled.

The levels provided so far seem to be indicative and only reflect breakout from the premises to the façade of the hotel windows and seem very high (95dB), it is assumed this is with doors / windows closed. The City Council will need assessment based on doors open if there is access to the bar area from directly outside. The assessment also only includes predicted noise levels during the daytime and based on the indicative internal noise level the criteria would not be met at night. There is comment to suggest the bar would not be open at night so bar hours will need confirming and the revised assessment will need to provide internal nighttime noise limits if the bar area is in use during the night (post 23:00).
This addition information required has been secured by planning conditions. The conditions include verification elements to ensure that premises conforms to the approved schemes.
Fume extraction
New fume extraction requires consideration as part of the application.
As no fume extraction strategy or odour assessment was submitted as a part of the application, this has been secured by a planning condition, which includes a verification element to ensure that premises conforms to the approved scheme.
In submitting this information, the strategy should include risk assessments for odour and noise and be based on appropriate guidance such as that published by EMAQ titled ‘Control of Odour and Noise from Commercial Kitchen Exhaust Systems’ dated September 2018.
Waste management
The building will house a recycling and refuse store for the hotel at ground floor level. The refuse store is located within the service area and a goods lift on each floor will bring waste down to the store. Refuse collection can be handled on site and within the service yard. No bins will need to be brought or stored at the roadside. The service yard can accommodate the turning circle.
This has been accepted by MCC’s Highway Services team.
MCC’s Environmental Health team advised that they required confirmation on the waste management proforma as to which containers and the number of receptacles are for which waste stream.
These further details been secured by a planning condition.
Construction management
In line with the comments from MCC’s Environmental Health and Highway Services teams, a Construction Management Plan must be agreed prior to the commencement of the development to ensure the development minimises its impact on the local highway network and ensure there are no environmental impacts. 
These further details been secured by a planning condition.
Impact on highways
A trip generation assessment has been provided within the accompanying Transport Statement. As the hotel is car-free and highly accessible, the assessment shows hotel will not generate a significant increase in vehicle trips, with most activity comprising servicing and taxi movements.
A review of local collision data has been included which shows a low level of incidents in the site vicinity. This demonstrates that there are no material prevailing road safety which may be exasperated by the proposals. 

The site is a highly accessible city centre location with various modes of transport within walking distance. The bus stop at Blackfriars Street is also served by City Centre Free Bus No. 2. This has been demonstrated within the accompanying Transport Statement.

Pedestrian access to the hotel will be provided from Blackfriars Street, utilising the existing entrance. 

Cycle access to the rear cycle-parking area will be provided from Parsonage Lane. 

The proposals will be car-free, and the Transport Statement identifies various city centre parking locations. This is considered acceptable by Highways given the sustainable city centre location.

However, Highways note that the rear area currently accommodates car-parking. 

Taxi drop-off will continue to occur in alignment with surrounding kerbside restrictions, aided by provision of a taxi Clearway to the northern side of Blackfriars Street.  

Disabled parking provision is currently available in close proximity of the site along Deansgate. 

Travel by sustainable modes for both staff and guests would be further encouraged as part of the site’s Travel Plan. 
Covered cycle parking will be retained within the service yard for staff use – however the quantum of provision is unclear. These further details been secured by a planning condition.
The existing service yard located to the rear (south) of the building will be retained. The service yard is accessed via Parsonage Lane. 

An Interim Travel Plan has been submitted as part of the application. MCC Highway Services’ have requested that the development, submission, implementation and monitoring of a Full Travel Plan is conditioned with any approval. All users of the site will need to be considered within the Travel Plan. This has been secured by a planning condition.
A condition has been attached to ensure that all doors (excluding fire-doors) should open internally in order to reduce the potential for conflict with passing pedestrians.
In terms of impact upon the highway, the proposals therefore accord with PfE policies JP-C1, JP-C5 and JP-C6 and Core Strategy policy T1.
Accessibility
The accompanying Design and Access Statement sets out how the proposals provide step free access from the main entrance on 30 Blackfriars Street to all amenity, back of house space and rooms on the upper floors.
The hotel proposals include 12 accessible hotel rooms out of the 238 hotel rooms in total.
A condition has been attached to ensure that the full and final details of the location, size and specification of the accessible hotel bedrooms (including inclusion of hoists) shall be submitted for approval in writing by the City Council as Local Planning Authority.
Sustainability
The proposals comprise the reuse and refurbishment of an existing City Centre building alongside a modest vertical extension. In this regard, the scheme represents sustainable development objectives through the retention and adaptation of existing building fabric, thereby reducing embodied carbon which would be associated with demolition and comprehensive redevelopment. This refurbishment-led approach accords with Places for Everyone Policy JP-S6 which relates to resource efficiency and the circular economy by reducing construction waste and the demand for new materials. This is set out in more detail in the accompanying BREEAM Pre-Assessment, which sets out the BREEAM strategy and confirms that the refurbishment element of the proposals are targeting BREEAM ‘Excellent’.
Furthermore, Places for Everyone Policy JP-S2 seeks to ensure that development minimises carbon emissions and supports the transition towards net zero carbon development. The submitted BREEAM Pre-Assessment confirms that the development incorporates a range of energy efficient measures, and that the scheme is also targeting credits relating to operational energy performance and low carbon design. Specifically, the scheme achieves BREEAM Excellent for Ene 01 – reduction of energy use and carbon emissions in accordance with Places for Everyone Policy JP-S2: Carbon and Energy.
A condition has been attached to confirm that the completed building achieves the predicted BREEAM criteria.
The development is also located within the Regional Centre, and Manchester City Centre, a wholly accessible and sustainable location, in close proximity to public transport links and walkable to local amenities. In this way, the development accords with policies JP P1 and JP-C1 of Places for Everyone which seek to promote sustainable and adaptable places and proposals, as well as NPPF policy CC2 which emphasises that proposals should be accessible and sustainably located.
Overall, the proposed development adopts a refurbishment approach, complemented by a modest extension, and is within a highly sustainable City Centre location. As set out in the BREEAM Pre-Assessment report, the scheme aims to incorporate a range of 56 environmental design measures that will improve the long-term sustainability performance of the building, in accordance with local and national planning objectives to reduce carbon emissions and embrace a sustainable approach to development. As such the proposals also accord with a key objective of the St Mary’s Parsonage SRF, to revitalise the area with new architecture, replacing those buildings that are no longer fit for purpose, whilst respecting Listed Buildings.
Biodiversity and ecology 
A Preliminary Ecological Appraisal has been submitted in support of the application prepared by Arbtech, which identifies that the Site is of limited ecological value, comprising an existing developed urban site with negligible habitat suitable for protected species.
Greater Manchester Ecological Unit were consulted on the application and confirmed that as a Black Redstart has been recorded on-site and is a protected bird under Schedule 1 of the Wildlife and Countryside Act 1981, as well as a Section 41 species under NERC Act 2026, care should be taken when external works are undertaken, and any work that will impact on habitats where nesting birds may be present (for example building works on the roof or near vegetation), should not be undertaken in the main bird nesting season (March – August) unless suitable checks for active bird nests have been undertaken. 
A condition has been attached to ensure this.
Whilst the building was assessed to have ‘negligible’ bat roosting potential and GMEU confirm the view that no further surveys are required, as there has been records of Common Pipistrelle on-site, they have therefore recommended that Precautionary Working Methods (PMWs) for bats are followed during development works.
A condition has been attached to ensure this.
As bats are highly mobile creatures, an informative have been attached to confirm that under the Habitat Regulation it is an offence to disturb, harm or kill bats. If a bat is found all work should cease immediately and a suitably licensed bat worker employed to assess how best to safeguard the bat(s) and that Natural England should also be informed.
Planning policy encourages enhancements and net gains for biodiversity to be delivered through the planning system. Wherever possible, measures to enhance the site for biodiversity should be secured as part of this planning application and should include integration of at least one bird box (ideally an ‘open nest box’) and one bat box onto the building.
Further details of this have been secured by a planning condition.
Habitat enhancement opportunities for invertebrates are recommended, such as installing insect hotels on-site or using bee bricks on the development.
Further details of this have been secured by a planning condition.
The appraisal also confirmed that the proposal would not result in adverse effect on any statutory or non-statutory designated ecological sites. In this way, the proposals are fully in accordance with planning policy, for example Places for Everyone Policy JP-G9 which expects development to avoid significant harm to biodiversity.
With regards to Biodiversity Net Gain (BNG), the proposed development is exempt from the statutory requirement to deliver a minimum 10% net gain as the proposals would impact less than 25sqm of on-site habitat and therefore fall within the de minimis exemption under the Environment Act 2021. Notwithstanding this, the proposals including enhancements to the existing building frontage which will contribute positively to the quality of the local townscape environment, in accordance with Places for Everyone Policy JP-G6.
Works and skills
The applicant has given clear commitments to supporting local employment. In line with the comments provided by the Works and Skills Team, planning conditions have been imposed to ensure local recruitment during both construction and when the hotel is operational.
Crime Impact
A Crime Impact Statement has been produced by Graphite Security in accordance with Secured by Design (SBD) principles, which provides an assessment of the potential crime and security implications associated with the proposed development. The report highlights that the proposals will introduce a more structured internal arrangement with defined guest, back of house, service, plant and tenant zones, which provide a strong foundation for effective security management.
It is highlighted that mitigation measures such as controlled guest and staff access, secure separation between public, tenant and hotel areas, CCTV coverage, external lighting and appropriate management of servicing and deliveries will need to be implemented to enhance the security effectiveness of the scheme, to mitigate against key crime risks such as unauthorised access, theft, anti-social behaviour and vulnerabilities linked to city-centre footfall.
Greater Manchester Police provided no consultation response to the proposed development. As a consultee, if they have no comments to make, they typically do not provide one instead of formally confirming that they have no comment.
Air quality
The Site is located within the GMCA Air Quality Management Area (AQMA) and as such, there is the potential for vehicles travelling to and from the site to increase pollution levels in this sensitive area.
An air quality report has been submitted with the application to address this. MCC’s Environmental Health team have reviewed this and generally accept the findings but have advised that they require an exposure assessment for the occupiers of the hotel based on the 24 hour mean criteria.
These further details been secured by a planning condition.
Should there be any use of boilers then an assessment should be submitted for consideration. This has been secured by a planning condition.
Flood risk and drainage
The River Irwell is located approximately 50m to the west of the site, however the site itself is located in Flood Zone 1, where a low probability of flooding is anticipated (less than 1 in 1,000 annual probability).
A Drainage Statement has been submitted to accompany this planning application. It sets out that all rainwater is currently drained via a positive drainage system and any surplus surface water is likely to flow overland onto the adjacent highway network before draining towards the River Irwell. The proposed strategy adopts a pragmatic approach for a constrained brownfield site, with runoff continuing to discharge to the existing combined sewer network. With regards to foul drainage, it is proposed that this will be discharged via existing drainage connections to the existing combined sewer network, subject to approval from United Utilities.
The Flood Risk Management team have considered the application and have advised that they had no objection to the application and did not request a condition be attached but did advise that there is a United Utilities public sewer onside and so United Utilities should be consulted on an approvable master plan before determining the planning application.
United Utilities requested that a condition be attached for details of a sustainable surface water drainage scheme and a foul water drainage scheme to be submitted prior to the commencement of the scheme.
These further details been secured by a planning condition.
Overall, the proposed approach addresses water quantity, quality, amenity and biodiversity proportionately, with no adverse impacts anticipated during exceedance events in accordance with PfE policy JP-S4 and Policy EN8 of the Core Strategy and which seek to minimise flood risk through the appropriate treatment of surface water drainage, as well as F7 of the NPPF.
TV Reception
A signal survey and reception impact assessment has been undertaken by GTech Surveys Limited, to determine the potential effects on the local reception of television and radio broadcast services from the proposed Maybrook House development. This is in accordance with Manchester City Council guidance which requires development over four storeys to be assessed for TV and radio reception impact as outlined in the Guide to Development Supplementary Planning Document.
Overall, it is found that the proposals are unlikely to cause any interference to the reception of any television or radio broadcast platform and therefore no mitigation measures are required to restore the optimal reception of any broadcast service for any receptor and as such the proposals accord with the adopted Guide to Development SPD.
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.

Conclusion

Given the above, the proposal is considered to be consistent with the relevant policies set out above and is therefore approved with conditions attached.

	Article 35 Declaration

Officers have worked with the applicant/agent in a positive and proactive manner based on seeking solutions to problems arising in relation to dealing with the application.



Recommendation: Approve


	Conditions attached to this decision

	1)
	The development must be begun not later than three years beginning with the date of this permission.

Reason - Required to be imposed by Section 91 of the Town and Country Planning Act 1990 (as amended).


	2)
	The development hereby approved shall be carried out in accordance with the following drawings and documents, received by the City Council as Local Planning Authority on 11 June 2026:

· Site Location Plan 275-JMA-MP-ZZ-DR-A-001000 
· Proposed Ground Floor 275-JMA-B1-00-DR-A-022200
· Proposed 1st Floor 275-JMA-B1-01-DR-A-022201 
· Proposed 2nd Floor 275-JMA-B1-02-DR-A-022202 
· Proposed 3rd to 6th Floor 275-JMA-B1-03-DR-A-022203
· Proposed 7th Floor 275-JMA-B1-07-DR-A-022207
· Proposed 8th Floor 275-JMA-B1-08-DR-A-022208
· Proposed Basement Floor 275-JMA-B1-B1-DR-A-022200 
· Proposed Lower Ground Floor 275-JMA-B1-LG-DR-A-022200
· Proposed Roof 275-JMA-B1-RF-DR-A-022209
· Proposed South Elevation 275-JMA-B1-ZZ-DR-A-042200 
· Proposed East Elevation 275-JMA-B1-ZZ-DR-A-042201
· Proposed North Elevation 275-JMA-B1-ZZ-DR-A-042202 
· Proposed West Elevation 275-JMA-B1-ZZ-DR-A-042203 
· Proposed East Inner Courtyard 275-JMA-B1-ZZ-DR-A-042204
· Proposed West Inner Courtyard 275-JMA-B1-ZZ-DR-A-042205 
· Proposed Section AA 275-JMA-B1-ZZ-DR-A-052200 
· Bay Study 01 275-JMA-B1-ZZ-DR-A-104200 
· Bay Study 02 275-JMA-B1-ZZ-DR-A-104201
· Bay Study 03 275-JMA-B1-ZZ-DR-A-104202
· Design & Access Statement, produced by JMA Architects
· Air Quality Assessment, produced by Redmore Security 
· BREEAM Pre Assessment Report, produced by Atelier Ten ltd
· Energy and Sustainability Statement, produced by Atelier Ten Ltd
· Environmental Standards Statement, produced by Atelier Ten Ltd
· Drainage Statement, produced by Woolgar Hunter
· Noise Impact Assessment, produced by Atelier Ten Ltd 
· Crime Impact Assessment, produced by Graphite Security 
· BNG Exemption Statement, produced by Arbtech
· Statement of Community Involvement, produced by Counter Context
· Transport Statement and Travel Plan, produced by SLR 
· Television Reception Survey, produced by Gtech
· Local Labour Agreement, produced by Deansgate Ventures
· Daylight/Sunlight Assessment, produced by Proximity
· Review of Commercial Workspace and Refurbishment Viability, produced by OBI
· Draft Construction Management Plan, produced by Edmond Shipway
· Energy and Carbon Proforma, produced by Atelier Ten Ltd
· Heritage Statement, produced by Turley 
· Preliminary Ecological Assessment and Preliminary Roost Assessment, produced by Arbtech 
· Summary of Economic Benefits, produced by Wisher Consulting
· Ventilation Statement, produced by Atelier Ten Ltd 
· Waste Strategy, produced by SLR

And with the following drawings and documents, received by the City Council as Local Planning Authority on 04 September 2026:

· Proposed Hotel Ground Floor Hotel Use 275-JMA-B1-00-DR-A-022200
· Proposed Hotel Lower Ground Floor Hotel Use 275-JMA-B1-LG-DR-A-022200

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) Prior to the commencement of the development, a Local Labour Proposal Framework that outlines the approach to local recruitment for 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 occupation of the development. 

In this condition a Local Labour 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 Labour Proposal 
iii) measures to monitor and review the effectiveness of the Local labour 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 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).


	4)
	Prior to the commencement of development, 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 Plan shall include:

· The duration/phasing of construction works and associated vehicle trips; 
· Confirmation of display of an emergency contact number;
· Contact details of the site manager/responsible person to discuss issues/amendments that arise; 
· Wheel Washing, dust suppression measures and schedule for maintenance of drains and gulleys; 
· Requirements for any tower crane, including arrangements for delivery, assembly and removal; 
· Routing of construction traffic and associated swept-path assessment; 
· Details of the location and arrangements for contractor parking; 
· The identification of the vehicular access points into the site; 
· Site set up plan highlighting location of welfare facilities, material and plant storage, waste storage and loading/unloading areas; 
· Impact on adjacent TROs including loading bays, bus stops/shelters (to be agreed with TfGM), taxi bays etc;
· Traffic Management measures for vehicles, pedestrians and cyclists; 
· Details/mitigation of any impacts on street furniture, crossing points, highway layout, lines etc; 
· Details/mitigation of any proposed utility connections and how these will be coordinated and managed to reduce impacts on the highway; 
· The management and coordination of construction activities with reference to ongoing/imminent construction works in the locality;
· Highway dilapidation survey including photographs and commentary on the condition of carriageway/footways on construction vehicle routes surrounding the site;
· Measures to control noise and vibration;
· Dust suppression measures;
· Compound locations where relevant;
· A community consultation plan and;
· Sheeting 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 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).


	5)
	Notwithstanding the details of condition 2 above, prior to any exterior works associated with the development, all material to be used on all external elevations of the development (including windows, replacement entrance, canopies) shall be submitted for approval in writing by the City Council, as Local Planning Authority. 

This shall include the submission of samples 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, ventilation/air brick details 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.


	6)
	Prior to the painting of the concrete and brickwork, a sample of the painting of both the concrete and brickwork shall be presented to and then be approved in writing by the City Council as Local Planning Authority.

The development shall then be carried out in accordance with the approved details/samples. 
 
Reason - In order to ensure a satisfactory appearance in the interests of visual amenity in accordance with policies SP1 and DM1 of the Core Strategy and the requirements of the National Planning Policy Framework.


	7)
	Prior to any external works to the metal and curtain walling system, a full-sized sample panel of this shall be submitted to and be approved in writing by the City Council as Local Planning Authority. 

The development shall be implemented in accordance with the approved details. 

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.


	8)
	Prior to the installation of the new slimline fixed window system, a full specification and sample of the new window system shall be submitted to and be approved in writing by the City Council as Local Planning Authority.

The development shall be implemented in accordance with the approved details.

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)
	The development hereby approved shall achieve a post-construction Building Research Establishment Environmental Assessment Method (BREEAM) rating of at least a Very Good rating.
 
Post construction review certificate(s) shall be submitted to and approved in writing by the City Council as Local Planning Authority, within six months of the building hereby approved being first used. 

﻿Reason - In order to minimise the environmental impact of the development, pursuant policy JP-S2 of Places for Everyone, policies SP1, T1-T3, EN4-EN7 and DM1 of the Core Strategy, the principles contained within The Guide to Development in Manchester SPD (2007), and the National Planning Policy Framework.


	10)
	The development hereby approved shall be carried out in accordance with the Environmental Standards Statement received by the City Council as Local Planning Authority on 11 June 2026.

A post construction review certificate/statement shall be submitted for approval in writing by the City Council, as Local Planning Authority, within 3 months of first use of a building at the development hereby approved. 

﻿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.


	11)
	a) Prior to the commencement of the development, a scheme for the storage and disposal of refuse shall be submitted to and be approved in writing by the City Council as Local Planning Authority.

New developments shall have refuse storage space for segregated waste collection and recycling. Internal and external storage areas are required. The waste management proforma will need to confirm which containers and the number of receptacles are for which waste stream.

b) The arrangements of the approved waste management scheme shall be in place prior to the first use of the development and shall remain in situ whilst the use or development is in operation

Reason - In order to ensure that adequate provision is made within the development for the storage and recycling of waste in accordance with policies DM1 and EN19 of the Core Strategy for the City of Manchester. 


	12)
	Prior to the commencement of development, details of a sustainable surface water drainage scheme and a foul water drainage scheme shall be submitted to and approved in writing by City Council as the Local Planning Authority. The drainage schemes must include:

(i) An investigation of the hierarchy of drainage options in the National Standards for Sustainable Drainage Systems (or any subsequent amendment thereof). This investigation shall include evidence of an assessment of ground conditions and the potential for infiltration of surface water;
(ii) A restricted rate of discharge of surface water agreed with the local planning authority (if it is agreed that infiltration is discounted by the investigations);
(iii) Levels of the proposed drainage systems including proposed ground and finished floor levels in AOD;
(iv) Incorporate mitigation measures to manage the risk of sewer surcharge where applicable;
(v) Details of points of discharge for foul and surface water; and
(vi) Foul and surface water shall drain on separate systems.

The approved schemes shall be in accordance with the National Standards for Sustainable Drainage Systems (2025) or any subsequent replacement national standards. Prior to occupation of the proposed development, the drainage schemes shall be completed in accordance with the approved details and retained thereafter for the lifetime of the development.

Reason - To prevent the increased risk of flooding, to improve and protect water quality and ensure future maintenance of the surface water drainage system pursuant to policy EN17 of the Core Strategy. 


	13)
	Prior to the first use of the development, the full quantum/provision of cycle spaces that shall be provided shall be submitted in writing to and be approved by the City Council as Local Planning Authority. Sufficient sheltered and secure cycle parking will need to be made available for both staff and customers, in accordance with Core Strategy standards. 

The approved cycle parking scheme shall be implemented and thereafter retained and maintained in situ. 

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


	14)
	a) Prior to the occupation of the development, a full travel plan shall be submitted in writing to and be approved in writing by the City Council as Local Planning Authority.

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 working and staying at the development; 
ii) a commitment to surveying the travel patterns of staff and guests during the first three months of the first use of the development 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 

b) Within six months of the first use of the development, 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 staff and guests, pursuant to policies T1, T2 and DM1 of the Manchester Core Strategy (2012).


	15)
	As there have been Common Pipistrelle recorded on-site, Precautionary Working Methods (PMWs) for bats must be followed during the development works.

Reason - In order to ensure appropriate mitigation is agreed in order to mitigate against the impact on bat habitats pursuant to policy EN15 of the Manchester Core Strategy (2012).


	16)
	Black Redstart has been recorded on-site and is a protected bird under Schedule 1 of the Wildlife and Countryside Act 1981, as well as a Section 41 species under NERC Act 2026.

Care should be taken when external works are undertaken, and any work that will impact on habitats where nesting birds may be present (for example building works on the roof or near vegetation), shall not occur between the 1st March and 31st August in any year unless a detailed bird nest survey by a suitably experienced ecologist has been carried out immediately prior to clearance and written confirmation provided that no active bird nests are present which has been agreed in writing by the City Council as local planning authority.

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


	17)
	 a) Notwithstanding the details of condition 2 above, prior to first use of the development hereby approved a scheme for the extraction of any fumes, vapours and odours from the premises shall be submitted to and be approved in writing by the Local Planning Authority. 

The applicant will need to consult with a suitably qualified ventilation engineer and submit a kitchen fume extract strategy report for approval. The strategy should include risk assessments for odour and noise and be based on appropriate guidance such as that published by EMAQ titled ‘Control of Odour and Noise from Commercial Kitchen Exhaust Systems’ dated September 2018. Details should also be provided in relation to replacement air.

The approved scheme shall be implemented before the use commences and shall remain operational thereafter. 

b) Prior to the first use of ﻿the extraction of any fumes, vapours and odours from the premises, confirmation shall be submitted for the approval of the City Council as Local Planning Authority that the approved scheme has been implemented.
 
c) In the event of non-conformity with the details approved in part a of this condition, then any measures/changes required to achieve conformity shall be carried out. Any required measures/changes and verification shall continue until conformity has been achieved and agreed in writing by the Local Planning Authority, before the use can commence. 
 
Reason - In order to ensure the efficient dispersal of cooking odours from the premises in the interests of the amenity of neighbouring occupiers and to ensure that any ventilation flues/ducting can be accommodated without detriment to character and appearance of the host building and the surrounding area in accordance with policies SP1 and DM1 of the Core Strategy and the National Planning Policy Framework. 
 


	18)
	a)  Notwithstanding the details of condition 2 above, prior to the installation of any plant equipment or any louvres that service plant equipment, either a scheme that demonstrates that any plant equipment will achieve a rating level of 5dB (LAeq) below the typical background (LA90) level in each octave band at the nearest noise sensitive location, or a scheme showing a method to acoustically treat/insulate any plant equipment so as to achieve a rating level of 5dB (LAeq) below the typical background (LA90) level in each octave band at the nearest noise sensitive location, shall be submitted to and approved in writing by the City Council as Local Planning Authority. The development shall then be carried out in accordance with the approved details.

At this stage it would appear all the plant is not yet known so an indicative assessment with plant noise limits have been provided. The City Council can accept the plant noise limits at this stage for the roof top plant but will also require confirmation on limits for the basement plant as the receptors may be different to the receptors at height and overlooking the plant. 

The assessment will need to include the basement plant room which will duct externally via a louvre. The assessment doesn’t fully acknowledge all the receptors as the existing occupiers of the building will need to be considered and the very noise sensitive properties at no 1 Deansgate will also need to be included as a receptor, especially those apartments that overlook the roof top plant. These properties are naturally ventilated so need to be considered. 

The City Council can provide further comment once the plant has been identified (rooftop and basement) and updated assessment undertaken as the design develops. 

Limits have been presented for emergency generator plant and reference to a testing strategy has been provided which the City Council can accept.

The full strategy will need to be submitted for review as the design develops (confirm days / hours of testing, frequency / regularity / full load tests/ how receptor will be notified prior to testing.
 
b) Prior to the first use of the development, a verification report, which will include post-completion testing, shall be submitted to and approved in writing by the City Council as Local Planning Authority to validate that the plant equipment achieves a rating level of 5dB (LAeq) below the typical background (LA90) level in each octave band at the nearest noise sensitive location.
 
c) In the event of non-conformity with a rating level of 5dB (LAeq) below the typical background (LA90) level in each octave band, then any measures/changes required to achieve conformity shall be carried out. Any required measures/changes and verification shall continue until conformity has been achieved and agreed in writing by the Local Planning Authority, before the use can commence.
 
Reason - To minimise the impact of the development and to prevent a general increase in pre-existing background noise levels around the site. Pursuant to policies SP1 and DM1 of the Core Strategy and saved policy DC26 of the UDP.


	19)
	a) Notwithstanding the details of condition 2 above, prior to the first use of the development, a noise impact assessment of the premises and a scheme of acoustic treatment shall be submitted to for approval by the City Council as Local Planning Authority. 

The indicative acoustic assessment prepared by Atelier Ten dated May 2026 has been received and need an assessment is required on noise breakout / transfer from the bar area to the existing occupied retail premises within the building with details of the maximum permissible internal noise level, details of any separating floor / transfer path insulation and how the recommended levels will be will be set and controlled.

The levels provided so far seem to be indicative and only reflect breakout from the premises to the façade of the hotel windows and seem very high (95dB), it is assumed this is with doors / windows closed. The City Council will need assessment based on doors open if there is access to the bar area from directly outside. The assessment also only includes predicted noise levels during the daytime and based on the indicative internal noise level the criteria would not be met at night. There is comment to suggest the bar would not be open at night so bar hours will need confirming and the revised assessment will need to provide internal nighttime noise limits if the bar area is in use during the night (post 23:00).
 
The premises shall be acoustically insulated and treated to limit the breakout of noise in accordance with a noise impact assessment, and the measures shall remain in-situ for the duration of the development. 

b) Prior to the first use/occupation of the development, a Completion/Verification Report shall be submitted to for approval by the Local Planning Authority to validate that the work undertaken conforms to the recommendations and requirements of the approved noise impact assessment. 

c) In the event of any non-conformity with the approved noise insulation and ventilation scheme, then any further measures that are required to achieve the required noise criteria shall be carried out. Any required measures and validation shall continue until conformity has been achieved and agreed in writing by the Local Planning Authority, prior to first use/occupation of the development. 

Reason - To minimise the impact of the development and to prevent a general increase in pre-existing background noise levels around the site. Pursuant to policies SP1 and DM1 of the Core Strategy and saved policy DC26 of the UDP. 
 


	20)
	a) Three months prior to the first occupation of the development, a Local Labour Proposal Framework that outlines the approach to local recruitment for the end use(s) 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 occupation of the development.

In this condition a Local Labour 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 Labour Proposal
iii) measures to monitor and review the effectiveness of the Local labour Proposal in achieving the objective of recruiting and supporting local labour objectives

b) Within 6 months of the first occupation of the development, a Local Labour Proposal 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. Any Local Labour Proposal approved by the City Council, as Local Planning Authority, shall be implemented in full at all times whilst the use is is operation.

Reason – The applicant has demonstrated a commitment to recruiting local labour pursuant to policies SP1, EC1 and DM1 of the Manchester Core Strategy (2012)


	21)
	Prior to the first use of the hotel use of the development, a signage strategy for the hotel element of the building and for the future ground floor commercial tenants shall be submitted in writing to and be approved by the City Council, as Local Planning Authority. 
 
The signage strategy will include timescales for implementation for the hotel element of the building.
 
The approved signage strategy shall then be implemented for the hotel element of the development.
 
The signage strategy shall also outline a signage design strategy for the future commercial ground floors tenants, and this shall be used to inform any future advertisement consent applications for these commercial units.
 
﻿Reason - In the interest of visual amenity pursuant to policies SP1 and DM1 of the Manchester Core Strategy (2012).



	22)
	Prior to the first use of the development, details of the location, size and specification of the accessible hotel bedrooms (including inclusion of hoists) shall be submitted for approval in writing by the City Council as Local Planning Authority. 

The approved details shall be implemented as part of the development and thereafter retained and maintained in situ. 

Reason - In the interest of ensuring the hotel accommodation is accessible to all pursuant to policy DM1 of the Manchester Core Strategy (2012).


	23)
	Prior to the first use of the development hereby approved, details of the number, siting and appearance of bird and bat boxes at the development shall be submitted for approval in writing by the City Council, as Local Planning Authority. 

This should include the integration of at least one bird box (ideally an ‘open nest box’) and one bat box onto the building.

﻿The approved details shall be implemented and be in place prior to the first occupation of each building of the development 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).


	24)
	a) Prior to first use of the development, a scheme for boiler emissions shall be submitted to and approved in writing by the City Council as Local Planning Authority. 

b) Prior to use 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.


	25)
	a) Prior to commencement of the development, an air quality impact and exposure assessment together with any mitigation measures to safeguard local air quality shall be submitted to and be approved in by writing by the City Council as Local Planning Authority. 

b) Prior to occupation 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.


	26)
	The development hereby approved shall be carried out in accordance with the Crime Impact Assessment, produced by Graphite Security, received by the City Council as Local Planning Authority on 11 June 2026.

The development hereby approved shall not be occupied or used until the City 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 Manchester Strategy (2012) and to reflect the guidance contained in the National Planning Policy Framework.


	27)
	Prior to the first use of the development hereby approved, details of habitat enhancement opportunities for invertebrates, such as installing insect hotels on-site or using bee bricks on the development, 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 occupation of each building of the development hereby approved and shall thereafter be retained and maintained in situ. 

Reason - In the interest of providing habitat enhancement opportunities for invertebrates to improve the ecological value of the application site pursuant to policies SP1 and EN15 of the Manchester Core Strategy (2012).


	28)
	Deliveries, servicing and collections, including waste collections shall not take place outside the following hours:

07:30 to 20:00 - Monday to Saturday
10:00 to 18:00 - Sunday and Bank Holidays
Reason - In the interest of residential amenity pursuant to policies SP1 and DM1 of the Manchester Core Strategy (2012).


	29)
	Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (England) Order 2015 (as amended) (or any order revoking and re-enacting that Order with or without modification), the basement, part ground and upper floors as marked out for hotel use on ‘Proposed Hotel Ground Floor Hotel Use 275-JMA-B1-00-DR-A-022200’ and ‘Proposed Hotel Lower Ground Floor Hotel Use 275-JMA-B1-LG-DR-A-022200’, both received by the City Council as Local Planning Authority on 04 September 2026, shall only be used as a Hotel Use Class C1, and for no other purposes within Class C, of the Schedule to the Town and Country Planning (Use Classes) Order 1987 (as amended) (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.


	30)
	No doors (other than those designated as fire exits) shall open outwards onto adjacent pedestrian routes. 

﻿Reason - In the interest of pedestrian safety pursuant to policy DM1 of the Manchester Core Strategy (2012).







	Informatives

	1)
	The applicant’s attention is drawn to the procedures for crane and tall equipment notifications, please see: https://www.caa.co.uk/Commercial-industry/Airspace/Event-and-obstacle-notification/Crane-notification/


	2)
	Due to the busy city-centre location and ongoing construction works in the vicinity, the applicant will need to make early contact with Highways Network Management and Licensing Teams prior to submitting the finalised CMP (Email: highwaylicences@manchester.gov.uk / highwaynetworkmanagement@manchester.gov.uk).


	3)
	Construction/demolition works should be confined to the following hours:

Monday - Friday: 7.30am - 6pm
Saturday: 8.30am - 2pm
Sunday / Bank holidays: No work 


	4)
	Whilst the works to the existing building has been assessed as very low risk for bats, the applicant is reminded that under the Habitat Regulation it is an offence to disturb, harm or kill bats. If a bat is found all work should cease immediately and a suitably licensed bat worker employed to assess how best to safeguard the bat(s). Natural England should also be informed.


	5)
	A water main is located in the vicinity of the site. It must not be built over, or our access to the pipeline compromised in any way. United Utilities require an access strip as detailed in our ‘Standard Conditions for Works Adjacent to Pipelines’. The applicant must comply with this document to ensure pipelines are adequately protected both during and after the construction period.

It is the applicant's responsibility to investigate the existence of any pipelines that might cross or impact their proposed site and also to demonstrate the exact relationship between United Utilities' assets and the proposed development. The applicant should not rely solely on the detail contained within asset maps when considering a proposed layout. 

It is important that the supporting information contained in the Appendix, Section 3.0 ‘United Utilities’ Property, Assets and Infrastructure’, is read in conjunction with this letter. This provides information that might impact a proposed layout and additional guidance that an applicant or developer must consider when United Utilities assets are located in, or in the locality of, the proposed site. Additional information is available on United Utilities' website.

The applicant should also review United Utilities’ ‘Standard Conditions for Works Adjacent to Pipelines’ document which can be found on their website.

Where United Utilities’ assets exist, it is essential that the applicant, or any subsequent developer, contact their Developer Services team prior to commencing any works on site, including trial holes, groundworks or demolition. 
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