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Application reference: 145636/JO/2026 

Application type: Removal/variation of conditions 

Proposal: Variation of conditions 2 (Drawings and Plans), 4 (Highways 
Works), 5 (Wayfinding), 24 (Phase B CMP), 37 (Phase D CMP) 
and 38a (Phase D Materials) attached to planning application 
137350/JO/2023 to amend the external facade design, reconfigure 
internal layouts to include cycle parking hub, increase from 488 to 
490 car parking spaces and inclusion of ground floor commercial 
unit Use Class E(b) (café/restaurant) 

Site address: Baring Street Manchester M1 2PY 

Ward(s): Piccadilly 

Date application valid: 25 May 2026 

Applicant name: Mayfield Medlock Ltd 

Agent (if any): Michael Percival 

Case officer: Angela Leckie 

Recommendation: Approve 

Date of 
recommendation: 

10 September 2026 

 
Background 
 
Permission for the first phase of development within the Mayfield SRF Area was approved in 
February 2020. The first phase of development comprised two office buildings, a multi-storey car 
park and Mayfield Park. 
 
Under planning permission reference 124972/FO/2019 within the development site which is 
approximately 5.01 ha consent was granted for a 9 storey office development (the Poulton) with 
mezzanine above ground floor and basement commercial uses and plant level,11 storey Multi-
Storey Car Park with associated landscaping; a 6 acre public park, highways and infrastructure 
works alongside enabling works. This consent was subsequently amended under application ref 
no 132255/JO/2021 which approved amendments to the Park. The Park element and enabling 
works approve under the latter consent have been fully implemented and this is now the extant 
planning permission.  
 
There was then a subsequent amendment 137350/JO/2023 for the following: 
  
Variation to condition 2 (approved drawings) to make amendments to Multi Storey Car Park to 
include; an increase in the basement area to provide a full basement comprising circa 450 cycle 
parking spaces, lockers, shower facilities, introduction of commercial uses (Class E) at ground 
floor and basement; amendments to location of parking spaces and reduction in overall spaces 
from 581 spaces to 488 spaces; the provision of additional EV spaces and capacity; 



amendments to the external appearance (revised façade treatment to facilitate active and 
basement uses and alteration to the proposed structural grid and structural construction to allow 
for demountable modular build sitting above a concrete plinth to improve future adaptability); 
inclusion of  Plant, PV array at roof level; inclusion of additional plant for powering, heating, 
cooling, and ventilating the building and EV charging spaces and revisions to the location of the 
security room, storage areas, servicing areas and back of house facilities and to amend 
conditions 43(Plant noise) , 44 (Noise uses),  45 (Refuse), 46 (hours), 47 (Fumes), 
51(Deliveries), 61 (Amplified Music) 62 (Uses)  and 63 (Management) to include these 
requirements for Phase C (MSCP) as a result of the new ground floor and basement uses 
proposed included attached to on planning permission 132255/JO/2021 (as amended by 
138008/NMC/2023). The amendments to the scheme were to enable the delivery of a ‘ Mobility 
Hub’ rather than just a Multi Storey Car Park.  
 
A S96 application (app ref no 137219/NMC/2023) was also approved to change the description 
of development so that ground floor and basement commercial units (included in the Office 
element) can also be included with the Mobility Hub. 
 
Separately, full Planning Permission (application 137263/FO/2023) was granted in 2023 for a 
revised form of Office Development (the Poulton): 
 
Erection of 9 storey office development with mezzanine and plant level (Class E) with ground 
and basement floor retail, cafe and / or restaurant and / or gym (Use Class E) uses, rooftop 
amenity spaces and terrace levels, associated public realm and riverside walkway and 
associated works. 
 
The development at both Plot N (Mobility Hub) and Plot O (The Poulton) have now progressed 
to the site remediation phase. 
 
Under planning permission ref no 125248/FO/2019 consent was granted for the erection of 13 
storey building (including ground and mezzanine) comprising office space (Use Class B1) above 
ground floor commercial uses with rooftop amenity spaces and external terrace levels, internal 
ancillary storage spaces for waste, cycles, rooftop plant, back of house functions and 
associated landscaping works. This development is known as the Republic and is currently 
under construction. 
 
This was subsequently amended under app ref no 137349/JO/2023,  a S73 application  to vary 
condition 2 (approved Dwgs) attached to application ref no 125248/FO/2019 with amendments to 
include alterations to massing on southern elevation terrace areas, changes to external facade 
design and changes in entrance and internal layout and to amend the wording of conditions 3 
(Materials), 4 (Contaminated Land), 5 (CMP), 6 (Archaeology), 7 (EA contamination), 8 (Piling), 
10 (SUDS 1), 13 (Circular Economy Statement), 14 (Local Labour Agreement), 17 (Noise 
commercial), 23 (Surface Water Drainage), 30 (Landscaping), 34 (Noise External Areas), 36 
(Management of Commercial units) and 38 (UXB Mitigation) to align with condition discharges for 
application ref no 125248/FO/2019 as amended by 134907/NMC/2022 and  135956/NMC/2023; 
The consent granted under this application is now in the process of being implemented.  

Description of site/building 
 
Listed building:  Not applicable  
 
Conservation area: Not applicable  
 
Tree Preservation Order:  Not applicable 
 



The development site is approximately 5.01 ha and is located entirely within the Mayfield SRF 
area. The Mayfield area is bounded by Fairfield Street to the north; Temperance Street to the 
north-east; the Mancunian Way Ring Road (A653) to the south; and London Road (A6) to the 
west. It is close to Piccadilly Rail Station and the Metrolink. More specifically the site lies 
between Mayfield Park and the Mancunian Way.  
 
The amendments proposed through this application relate to an area identified as Plot N. The 
original consent application ref no 124972/FO/2019 was in respect of this plot for a Multi Storey 
Car Park.  
 
The wider SRF area extends to 30 acres overall, the SRF endorsed in 2010, set out a vision to 
create a commercially led mixed-use neighbourhood within a high quality environment, including 
a new city centre park. It sought to enhance connectivity and deliver regeneration benefits. It 
was updated in 2014 to strengthen connections to Piccadilly station and create a stronger 
gateway to the City Centre, building on the Northern Hub rail expansion and act as a catalyst for 
the regeneration anticipated as a result of HS2.   
   
The phased development of Mayfield should deliver a commercially led mixed-use area 
comprising a new park, 154,800 sq m of office space, 1500 homes, a hotel and retail and leisure 
facilities. This should create up to 10,000 office, retail, leisure and construction jobs and 
regeneration benefits that would drive economic growth. Public spaces and routes would improve 
permeability and movement. The SRF has been broken down into developable sub-areas and 
this application relates to a plot within an area the lies between Mayfield Park, the Mancunian 
Way and Baring Street where office uses are envisaged.  

Meanwhile uses within the wider SRF site over the past 6 years have commenced the process of 
regeneration and have introduced economic and social activity. 
 
Application ref no 132255/JO/2021 has been partially implemented Phase A (enabling works) and 
Phases F, G, H and Mayfield Park were completed in 2022.  
 
The remaining phases to be completed under the above consents are as follows: 
 
Phase B - London Road junction & temporary access road.  
Phase C – MSCP, public realm and associated works. 
Phase E - Baring Street Office 1, public realm, and associated works.  
Plot M – Baring Street Office 2, public realm, and associated works (the subject of this application) 
Phase D - Baring Street and associated highways and public realm.  
Phase X – temporary retention of Freight Island that is to be replaced at a later date. 
 
The existing Site is previously developed ‘brownfield land’. The site is not within a Conservation 
Area, there are no adjacent listed buildings but the depot is a non-designated heritage asset. The 
nearest listed buildings are the Star and Garter Public House and Piccadilly Station (both Grade 
II) and London Road Fire Station (Grade II*). 

This application has been submitted in conjunction with the following application: 

145635/FO/2026: Erection of 11 storey office (Use Class E) development including mezzanine 
and plant level, ground floor retail, cafe and / or restaurant uses (Use Class E), and/or bar (Sui 
Generis), with partial basement, rooftop amenity spaces, terraces, public realm, and associated 
works. 

Description of area  



Close to the site the former railway arches on Temperance Street are occupied by workshops, 
storage spaces and meanwhile uses. Much of the rest of the area has low rise warehouse and 
industrial units, open land and car parking.  

To the west is the Macdonald Hotel and purpose built student accommodation and the area forms 
an important link to the North Campus.  

Description of development 
 
This application seeks approval for amendments to the Mobility Hub element of the 2023 S73 
application as set out below. The proposed amendments largely relate to the external 
appearance and internal functionality of the Mobility Hub to simplify construction and optimise 
operation of the development. These further refinements are proposed following further 
investigations into buildability which have included input from a potential contractor.  
 
Conditions  2 (Drawings and Plans), 4 (Highways Works), 5 (Wayfinding), 24 (Phase B CMP), 
37 (Phase D CMP) and 38a (Phase D Materials)  attached to application ref no 137350/JO/2023 
will need to be amended to facilitate these minor material amendments. The amendments are 
described below:  
 

 The footprint of the building is now a simple rectangle and the extent of the basement 
level has been reduced.  

 The main stair core, previously to the north of the building, has been relocated to the 
south west corner (Baring Street), now presenting as a prominent external feature clad in 
anodised red expanded mesh. The stair core has been relocated as the footprint of the 
Poulton, subject to a separate application, has been extended into this area to provide a 
more generous and viable floorplate; 

 Re-introduction of expressed arches at the base of the structure, which serve to address 
previous ventilation considerations. 

 The development is now proposed to feature a fully wrapped façade, utilising perforated 
aluminium rainscreen panels for the upper levels. These panels would incorporate 
contemporary interpretations of historic prints that were previously made on site, drawing 
on Manchester specific influences to create a distinctive visual identity. To introduce 
depth and visual interest, the façade would incorporate 3D elements with varied panel 
depths. The primary cladding material for the crown, arches, and main body will be dark 
red or silver anodised aluminium expanded mesh, set upon a concrete upstand at the 
base.  

 Vehicle, pedestrian and cycle access are now kept separate, ensuring safety and 
improved user experience. The cycle hub sits at ground floor (previously located in the 
basement), providing easier access and advertising active travel. Vehicle access would 
be from the Mancunian Way and cycle hub access would be from Baring Street. There 
would be a pedestrian entrance located on each core, allowing access from offices, the 
Park and Piccadilly. 

 Internally, the ground floor layout has been reconfigured. The cycle hub would offer 385 
cycle parking spaces, complemented by male, female, and unisex shower and changing 
facilities. Additionally, 12 dedicated motorcycle bays. On a typical parking floors, the 
scheme now provides 490 parking spaces, comprising 420 standard bays, 50 electric 
vehicle charging bays, and 20 accessible bays. 

 The ground floor commercial unit would be relocated within the ground floor level and 
there would be no basement level.  

 Previous basement and ground floor plant space would be consolidated at ground floor, 
with only a small basement proposed for the sprinkler tank. This would ensure 
operational efficiency and reduces the amount of excavation required. 

 Generator plant would be located on level 9 and screened to obscure the equipment 
 Increase in level of PV’s on rooftop. 



 Updates to public realm around the mobility hub in response to the buildings amended 
footprint and accessibility requirements.  The public realm has been designed to allow for 
change and adaptation for the long term ambition for Baring Street, if the adjacent site 
were to come forward. It would be capable of adaption and change to accommodate a 
potential realignment of Baring Street to support the potential development on the West 
of Baring Street. The footpath along the western edge of the Mobility Hub could be 
retained and form part of the new pavement. 
 

An EIA Addendum utilises the same baseline information that was established in the Original 
EIA dated December 2019.  
Consultations & Notification Responses 
 
Publicity - The occupiers of adjacent premises have been notified and the proposals have been 
advertised in the local press as a major development, affecting a right of way, affecting the setting 
of a listed building and accompanied by an Environmental Impact Assessment.   
 
No Representations have been received. 
 
Head of Highways- Has no objection. 
 
Greater Manchester Police (Design for Security)- No comments received 
 
Head of Regulatory and Enforcement Services – Have no objections. 
 
Greater Manchester Ecology Group (GMEU) – Have no objection.  
 
Flood Risk Management Team – Have no objection. 
 
Environment Agency – No comments received.  
 
United Utilities – No comments received. 
 
Greater Manchester Archaeological Unit –Have no objection. 
 
Work and Skills – Have no objection. 
 
Natural England – No comments received. 
 
Relevant Policies 
 
Places for Everyone  
 
Joint Development Plan Document, for nine of the 10 boroughs which make up Greater 
Manchester adopted on 21st of March 2024 – The following policies are of relevance to this 
application:   
 
JP-Strat1: Core Growth Area  
JP-Strat2 – City Centre  
JP-Strat14 – A Sustainable and Integrated Transport Network  
JP-S1 – Sustainable Development  
JP-S2- Carbon and Energy  
JP-S4 – Flood Risk and the Water Environment  
JP-S5- Clean Air  
JP-S6- Resource Efficiency  



JP-J1 – Supporting Long Term Economic Growth  
JP-J2 – Employment Sites and Premises  
 
JP-G6 – Urban Green Space  
JP-G8 – A net enhancement of biodiversity and geodiversity  
JP-G9- A Net Enhancement of Biodiversity and Geodiversity  
JP-P1 Sustainable Places  
Policy JP-P2: Heritage   
Policy JP-C1: An Integrated Network  
Policy JP-C4: Streets for All  
Policy JP-C3: Public Transport 
Policy JP-C5: Streets for All 
Policy JP-C8 :Transport Requirements of New Development 
 
Core Strategy   
 
Development Plan Document 2012-2027 (“the Core Strategy”) was adopted by the City Council 
on the 11th of July 2012. The following policies are of relevance to this application:   
 
SP 1 (Spatial Principles) 
EC1 (Land for Employment and Economic Development)  
CC1 (Primary Economic Development Focus (City Centre and Fringe))  
CC5 (Transport)  
CC6 (City Centre High Density Development)  
CC7 (Mixed Use Development)  
CC8 (Change and Renewal)  
CC9 (Design and Heritage)  
CC10 (A Place for Everyone)  
T1 (Sustainable Transport)  
T2 (Accessible Areas of Opportunity and Need)  
EN1 (Design Principles and Strategic Character Areas)  
EN2 Tall Buildings  
EN3 Heritage)  
EN4 Reducing CO2 Emissions by Enabling Low and Zero Carbon Development  
EN5 Strategic Areas for low and zero carbon decentralised energy infrastructure  
EN6 ‘Target framework for CO 2 reductions from low or zero carbon energy  
EN9 ’Green Infrastructure’  
EN8 (Adaptation to Climate Change)  
EN14 Flood Risk  
EN15 (Biodiversity and Geological Conservation)  
EN16 (Air Quality)  
EN17 (Water Quality)  
EN18 (Contaminated Land and Ground Stability)  
EN19 (Waste)  
DM1 (Development Management)  
 
Saved UDP Policies: The Unitary Development Plan for the City of Manchester was adopted in 
1995. However, it has now been largely replaced by the Manchester Core Strategy. There are 
some saved policies which are considered relevant and material and therefore have been given 
due weight in the consideration of this planning application. The relevant saved policies are as 
follows:  



 
DC19.1 Listed Buildings  
DC20 Archaeology  
DC22 (Footpath Protection)  
DC26.1 and DC26.5 Development and Noise  
 
National Planning Policy Framework (NPPF)  - The following sections are relevant to the 
consideration of this application.  
 
Section 5  Meeting the challenge of climate change. 
Section 7 Building a Strong, Effective Economy.  
Section 8 Ensuring the Vitality of Town Centres. 
Section 12 Making effective use of land.  
Section 15 Promoting Sustainable Transport.  
Section 14 Achieving Well Designed Places.  
Section 18 Managing flood risk and coastal change 
Section 19 Conserving and Enhancing the natural environment 
Section 20 Conserving and enhancing the historic environment 
 
Other Legislative Requirements  Planning (Listed Buildings and Conservation Areas) Act 
1990  
 
Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 (LBCA Act) 
states that in considering whether to grant planning permission for development which affects 
the setting of a Listed Building Consent the LPA shall have special regard to the desirability of 
preserving the building or its setting or any features of special architectural or historic interest 
which it possesses.   
 
Legislative requirements 
 
S149 (Public Sector Equality Duty) of the Equality Act 2010 provides that in the exercise of all its 
functions the Council must have regard to the need to eliminate discrimination, advance equality 
of opportunity and foster good relations between person who share a relevant protected 
characteristic and those who do not. This includes taking steps to minimise disadvantages 
suffered by persons sharing a protect characteristic and to encourage that group to participate in 
public life. Disability and Age are among the protected characteristics.  
 
S17 Crime and Disorder Act 1998 provides that in the exercise of its planning functions the 
Council shall have regard to the need to do all that it reasonably can to prevent crime and 
disorder. 
 
Assessment  
 
Environmental Statement 
 
The application is supported by an EIA carried out on the basis that the Proposed Development 
has the potential to give rise to significant effects on the environment. 
 
In accordance with the EIA Regulations, this ES sets out the following information: 
 
A description of the Proposed Development comprising information about its nature, size and 
scale; 
 



 The data necessary to identify and assess the main effects that the Proposed 
Development is likely to have on the environment; 

 
 A description of the likely significant effects, direct and indirect on the environment, 

explained by reference to the Proposed Development’s possible impact on human 
beings, flora, fauna, soil, water, air, climate, cultural heritage, landscape and the 
interaction between any of the foregoing material assets; 

 
 Where significant adverse effects are identified with respect to any of the foregoing, 

mitigation measures have been proposed in order to avoid, reduce or remedy those 
effects; and 

 
 Summary, in non-technical language, of the information specified above. 

 
It is considered that the environmental statement has provided the Local Planning Authority with 
sufficient information to understand the likely environmental effects of the proposals and any 
required mitigation. 
 
The above replicates that submitted with the previous application. The original EIA covered the 
assessment of Mayfield Park, Plot O (Office 1 – ‘The Poulton’), Plot N (multi storey car park) and 
Plot M (Office 2 – ‘The Republic’). The three buildings forming the basis of the EIA were originally 
approved under two separate permissions: 124972/FO/2019 (Plots O, N and Park plus enabling 
works for phase 1, now 132255/JO/2021) and 125248/FO/2019 (Plot M).  

On application ref no 132255/JO/2021 a further EIA Addendum was submitted with amendment 
application to address proposed changes at Mayfield Park. This demonstrated that there would 
be no significant effects on the environment, on or close to the application site, beyond those 
already identified and mitigated for within the EIA dated December 2019, as a result of the 
proposed minor material amendments to the Park. Therefore, the conclusions presented in the 
original Environmental Statement were considered to remain valid and, as such, the ES was 
capable of supporting the Section 73 application. 

On application ref no 137350/JO/2023 the EIA Technical Team reviewed the proposed 
amendments, alongside the original conclusions of the relevant EIA chapter, and  confirmed that 
the conclusions contained therein would remain broadly unaffected because of the proposed 
amendments. This was confirmed in an ES Statement of Conformity submitted with that 
Application. 
 
For this application the approved ES (which includes the above previous addendums and 
Statements of Conformity) has been assessed to consider whether it needs to be updated 
because of the proposed amendments. An updated ES would be required if significant effects that 
have not been previously identified arise because of the proposed changes. 
 
The EIA Technical Team has reviewed the Proposed Development, alongside the original 
conclusions of the relevant EIA chapter, and has confirmed that the conclusions contained therein 
will remain broadly unaffected because of the changes to the previously approved Planning 
Permission, save for specific topic areas. The topic areas that have been reassessed are Wind, 
Daylight, Sunlight and Overshadowing, and Townscape and Visual Impact Assessment. A further 
EIA Addendum has been submitted in relation to those topic areas. 
 

This EIA Addendum has updated the baseline position in relation to the specific topic areas that 
have been reassessed, which is set out in each chapter for completeness. Primarily, this is 
because the Republic (Plot M) and the completed IQ development on Echo Street now form part 
of the baseline of the Proposed Development and is assessed as part of the EIA, where it 



originally formed part of the Proposed Development and cumulative scenario. Notwithstanding 
this, the baseline imagery for the baseline conditions have not been updated. Instead, the 
assessment focuses on the Proposed Development and cumulative scenario given the nature of 
the amendments and the specific views that have been agreed for updating with the LPA. Only 
the Mobility Hub and Poulton are visible in the two views that have been updated, forming the 
basis of this assessment. 
 
Whilst it is important that any revisions to EIA development is consistent in its approach to the 
established baseline and assesses or acknowledges the scheme against that original context, the 
commencement of at least one of the developments in the proposed or cumulative scenario 
necessitates a shift in the baseline scenario in this case.    
 
This change in baseline does not alter the conclusions of the assessment in the cumulative 
scenario but instead alters the sequence of effects generated that have been previously tested.  
The remaining chapters, which have not been reassessed, utilise the same baseline information 
that was established in the most recently approved application (137263/FO/2023) and supporting 
EIA Statement of Conformity (2019 baseline).   
 
In broad terms, the generation of significant effects because of the proposed amendments that 
were not previously identified as part of the previously approved Development on Plot O are 
unlikely, given that: 
 

 The Approved Development went through an EIA Scoping process, which concluded that 
the development required an EIA in relation to focused topic areas. The EIA was 
undertaken in relation to these topics and approved because of the original planning 
application, which tested a scheme that is broadly in line with the amended proposals as 
set out in this Statement.  
 

 The EIA Technical Team has reviewed the proposed amendments, alongside the original 
conclusions of the relevant EIA chapter, and has confirmed that the conclusions contained 
therein will remain broadly unaffected because of the proposed amendments. This is 
confirmed in an ES Statement of Conformity submitted with this Application. 
 

 The relationship of the Approved Development with surrounding land uses following the 
proposed amendments will still be compatible given that the site is located within a key 
regeneration area within a city centre location, which is highly accessible by a variety of 
transportation methods.  

 
Principal of amendments 
 
The proposed amendments largely relate to the external appearance and internal functionality 
of the Mobility Hub to simplify construction and optimise operation of the development including 
reducing the amount of excavation required for the basement footprint.  These further 
refinements are proposed following further investigations into buildability which have included 
input from a potential contractor and overcomes buildability and structural challenges 
associated with the Mobility Hub and the adjacent Poulton office development being connected 
by and sharing a flank wall.  
 
The internal reconfigurations are designed to significantly enhance its functionality as a 'Mobility 
Hub', promoting sustainable transport and providing amenities. The provision cycle parking 
spaces, comprehensive shower and changing facilities, and dedicated motorcycle bays at 
ground level, alongside a retail unit, would directly support the objectives of creating an active 
and vibrant ground floor.  



 
The principle of the amendments is considered to be acceptable in order to support the 
completion of the Phase 1A developments originally approved in 2020. 
 
Design 
 
The fully wrapped façade featuring perforated aluminium panels that incorporate Mayfield-
inspired designs will create a distinctive and high-quality visual identity. The re introduction of 
expressed arches at the base (in the original but not 2023 amendments) clad in dark red 
anodised aluminium expanded mesh, would enhance visual interest and address functional 
requirements.  
 
Contrasting materiality on the cores would allow for legibility and wayfinding. The relocation of 
the main stair core to the south-west corner, with its distinctive external cladding, improves 
wayfinding from the main highway network, and improves architectural coherence.  
 
 
Similar to the consented scheme perforated aluminium panels orientated in vertical bands with 
reduced horizontal breaks would create a continuous vertical piece of material. This would 
reflect the historic technique for drying the historic calico prints whereby they were hung from 
the ceiling in long strips. The perforations are required for the ventilation strategy of the mobility 
hub and use patterns inspired by abstracted versions of Hoyle’s floral designs to add visual 
interest to the façade. There will be circa 6 alternating versions of the prints and the vertical 
panels on the upper levels vary in depth, alternating panel to panel to create depth within the 
facade and break the roofline up with undulations. Difference between panel depths is 
maximised on the areas of cladding which fall either side of the arches, in order to give a 
greater sense of depth to the arches. 
 
The previous scheme expressed the Mayfield datum with a change of material from metal to 
brick. This strategy did not work from a functional perspective as brick does not allow for the 
required free area for natural ventilation. Arches have been introduced at ground floor, 
responding to the vernacular of the neighbouring Temperance Street. The dimensions and 
rhythm relates to the structural grid set out above. The tops of the arches would align with the 
adjacent office building ground floor and the Mayfield Depot Building a contrast materiality is 
used to further highlight this and they would be inset with expanded metal cladding that 
continue to relate to the railway arches of Mayfield, but with a contemporary reinterpretation. 
Openings would be avoided in the perforated patterned cladding to ensure that the arches are 
fully framed and read clearly. An embossed four digit number will be applied above the arches, 
subtly referencing the original Hoyle print design. This line of text further emphasises the line of 
the Mayfield datum. All louvres to the elevations would include decorative panels.  
 
In order to coordinate with overall site dimensions the structural grid varies from 2.5m to 5m on 
the east and west elevations. This grid ensures efficient compatibility with either traditional or 
system build structures. This adjustment helps improve the overall efficiency of the deck layout.  
 
 
The footprint of the building is now a simple rectangle, with a projecting core facing on to Baring 
Street. Contrast materiality on the would visually aid legibility and wayfinding and would serve 
as a clear visual marker for vertical circulation. Retail has been focused to face towards the 
neighbouring office buildings connecting it with the wider network of retail spaces which would 
increase activity facing into the park and improve overall natural surveillance.  
 



It is considered that the proposed amendments to the external appearance would not 
undermine the architectural quality secured in the originally approved façade whilst ensuring 
buildability following detailed design development.   
 
The amended cycle hub is now primarily accessed from Baring Street would have an improved 
visual presence from the public realm, therefore encouraging use and making it a more integral 
part of the building. 
 
Townscape Impacts 
 
In terms of the 14 key verified views and 1 indicative kinetic view have been analysed within the 
original ES view 4 and 5 were considered relevant to review toto understand and additional 
impact of the amended development on the townscape. 
 
Representative Viewpoint 4 Baring Street 
 
The revised proposal allows for improved separation between the office block (now known as 
the Poulton) and the Multi Storey Car Park (‘Mobility Hub’). The Proposed Development 
continues to remain sensitive, at this point, to the scale and massing of the urban context in 
which it is situated. The impact of the material palette, established in the 2023 scheme, also 
remains unchanged, drawing inspiration, as it does, from the industrial character and robust 
architectural language of the surrounding historic depot structures. Impacts would however 
continued to be minor beneficial.  
 
Representative viewpoint 5 Baring Street  
 
This is a close-up view of both the office block, the Poulton, and the Baring Street Mobility Hub 
and illustrates the radical transformation of townscape character that will result from this 
development. The relationship of the two buildings has been through a clearer distinction 
between the two buildings which improves legibility.  
 
There are ground floor level improvements with a strengthened datum. Here, the defined, robust 
and solid pattern of fenestration, with recessed panels, adds to the articulation at street level, 
echoing references of the datum lines established as part of the surrounding Mayfield 
development. Impacts would however continued to be minor beneficial.  
 
Public Realm 
 

   
Existing Approval                                Proposed                                                             Potential Future Amendments 

 
Crime and Disorder 
 
The simplified rectilinear building form would remove the previous wedge shaped core with a 
set back space between the Poulton and the Mobility Hub.  which has subsequently been 



considered as a potential risk in terms of  a space that could attract antisocial behaviour. 
Additionally the limited informal surveillance has also been reduced.  
 
The proposals would be consistent with Policy DM1 of the Core Strategy.  
 
Flood Risk and Sustainable Urban Drainage 
 
Although the EA fluvial flood mapping was updated in 2025, there is no material change to the 
risk of flooding at the site, now and in the future, for the latest site proposals since the approved 
planning application in 2023. 
 
Amenity 
 
There would be no additional impacts on amenity in terms of noise generation and required 
mitigation as a result of the proposed changes to the plants and commercial unit size and 
location. 
 
Given the above the proposals would be acceptable and consistent with Core Strategy Policies 
SP1 and DM1 and saved UDP policies DC10.1, 10.2, 10.3 and 10.4 and DC26.1 and 26.5.  
 
Sustainability / Climate Change: Building Design and Performance  
 
The amended scheme continues to demonstrate a strong commitment to environmental 
sustainability. The simplified building footprint and improved material efficiency contribute to a 
reduced overall impact in terms of embodied carbon. The design now includes full roof coverage 
of PV array to increase on-site electricity generation, enhancing the building's sustainability 
performance.  
 
The 50 EV-charging points, with the ability to increase to reflect future demand, directly 
responds to Places for Everyone Policy JP-C8 by promoting increased Ultra-Low Emission 
Vehicle (ULEV) charging infrastructure. The material selection, including lower embodied carbon 
and recyclable options, would further reinforces the scheme's sustainability and lower carbon 
emissions associated with the development. 
 
In view of the above the proposals are considered to be in accordance with PfE policy JP-S2, 
JP-C8 and Core Strategy Policies EN4 and EN6. 
 
Traffic and Transport Impacts 
 
The proposed amendments would enhance the scheme's alignment with policies promoting 
sustainable transport, safety, and community well-being. Vehicle, pedestrian and cycle access 
are kept separate, ensuring safety and improved user experience. The cycle hub sits at ground 
floor, providing easier making access more convenient and removing the need for ramps, lifts 
and stairs.  It would have a greater visual presence and as such it is considered that the use of 
active travel modes would be better promoted.  
 
Pedestrian entrance located on each core would allowing access from offices, the Park and 
Piccadilly improving connectivity. 
 
The Holcroft Moss SPD thresholds would not be exceeded during the construction phase and 
therefore no mitigation is required. 
 
Vehicle access from Mancunian Way, kept separate from pedestrian Mancunian Way and cycle 
movements. 



 
Overall it is considered that the amended scheme would result in improvements in highway 
safety, connectivity to adjacent uses and the legibility and ultimately promoting of the available 
active travel provision within the Hub. 
 
The proposals would align with the requirements of PfE policy JP-C7 
Core policies CC5, DM1 and T2.  
 
Environmental Impact Assessment  
 
It is noted that an Environmental Impact Assessment and Addendums and Statement of 
Conformity was submitted with the previous applications. In light of the changes to the scheme, 
an Addendum Statement has been submitted to consider whether the changes to the scheme 
affect the conclusions of the original ES. Due the nature of the proposed amendments the 
chapters relating to Wind, Daylight, Sunlight and Overshadowing, and Townscape and Visual 
Impact Assessment required an update (alongside their Cumulative Impacts).  
 
The Addendum confirms that the proposed amendments would not result in any significant 
effects on the environment beyond the extent identified in the conclusions of the approved EIA.   
 
On the above basis notwithstanding the proposed minor material amendments to the proposals, 
the overall levels of impact would stay the same as the ES 2019 and potential impact can be 
mitigated to non-significant levels in line with the Original EIA such that the conclusions of the 
2019 ES are unaltered.  
 
Therefore, the conclusions presented in the original Environmental Statement are considered to 
remain valid and, as such, the ES is capable of supporting the Section 73 application being 
submitted at this time. 
 
Conditions  
 
A number of conditions have been updated to reflect to amended scheme. A number of 
conditions have been updated to reflect to amended scheme:  2 (Drawings and Plans), 3 
(Phasing), 5 (Wayfinding), 24 (Phase B CMP), 37 (Phase D CMP) and 38a (Phase D Materials).  
 
Condition 4 (Highways Works) cannot be updated at this time as the final sign off of application 
ref no CDN/25/0931 is still to be confirmed. 
 

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 

The amended proposals would deliver the vision, objectives and development principles for 
Mayfield.  This would start to establish this new City Centre Neighbourhood.  
 
The amended proposals would continue to contribute to a significant proportion forecast 
employment growth in sectors with higher than average GVA within the City. They would deliver 
a significant quantum of new floorspace and associated environmental improvements in a highly 
sustainable location.  

Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that applications 
should be determined in accordance with the development plan unless material considerations 
dictate otherwise. The proposals have been considered in detail against the policies of the 
current Development Plan and taken overall are considered to be in compliance with it. 
 
Recommendation: Approve 

 



Conditions attached to this decision 
1) The development must be begun not later than 14.02.2023 

Reason - Required to be imposed pursuant to Section 91 of the Town and Country 
Planning Act 1990. 

 
2) The development hereby approved shall be carried out in accordance with the 

following drawings and documents: 

 

Drawings 

 

(a) General / site-wide drawings 

Dwgs 0198_MAY-SEW-N01-1000-DR-L-001125 (Mayfield Phase 1, Application 1: 
Site Plan and Location Plan), 0343-SEW-ZZ-ZZ-DR-Z-0001000 Rev P00 (Mayfield 
Phase 1, Application 1: Earthworks and Riverworks Phase A) and Dwgs 0198_MAY-
SEW-N01-1000-DR-L-001124 (Mayfield Phase 1, Application 1: Phase B, C, D, E, 
F, G, H, I, X); 0343-SEW-ZZ-ZZ-DR-Z-0000026 Rev P00 (Mayfield Phase 1, 
Application 1: Demolition Plan); 0436-SEW-ZZ-00-DR-L-001100 Rev4 (Mayfield 
Phase 1 - Site Wide Landscape Context Plan). 

 

(b) Phase C (Mobility Hub / MSCP) Landscaping: 

0198_MAY-SEW-N01-1000-DR-L-201100; 0198_MAY-SEW-N01-1000-DR-L-
201101; 0198_MAY-SEW-N01-1000-DR-L-201102; 0198_MAY-SEW-N01-1000-
DR-L-201103; 0198_MAY-SEW-N01-1000-DR-L-201104; 0198_MAY-SEW-N01-
1000-DR-L-201105; 0198_MAY-SEW-N01-1000-DR-L-201301; 0198_MAY-SEW-
N01-1000-DR-L-201302; 0198_MAY-SEW-N01-1000-DR-L-201303; 0198_MAY-
SEW-N01-1000-DR-L-201304; 0198_MAY-SEW-N01-1000-DR-L-201305; 
0198_MAY-SEW-N01-1000-DR-L-201306; 0198_MAY-SEW-N01-1000-DR-L-
203501; 0198_MAY-SEW-N01-1000-DR-L-203502; 0198_MAY-SEW-N01-1000-
DR-L-203503; 0198_MAY-SEW-N01-1000-DR-L-203504; 0198_MAY-SEW-N01- 
1000-DR-L-203505; 0198_MAY-SEW-N01-ZZZZ-SP-L-207000; 0198_MAY-SEW-
N01-ZZZZ-SP-L-207001 

 

Building: 

 

0198 MAY-STR-N01-00-DR-A-1002 SITE LOCATION PLAN P A1 P01; 0198_MAY-
STR-N01-00-DR-A-1003 PROPOSED SITE PLAN P A1 P01; 0198_MAY-STR-N01-
099B-DR-A-3100 P04 Proposed Basement Floorplan; 0198_MAY-STR-N01-00-DR-
A-1101 PROPOSED GROUND FLOOR PLAN P A1 P01; 0198_MAY-STR-N01-01-
DR-A-1102 PROPOSED FIRST FLOOR PLAN P A1 P01; 0198_MAY-STR-N01-02-
DR-A-1103 PROPOSED SECOND FLOOR PLAN P A1 P01; 0198_MAY-STR-N01-



03-DR-A-1104 PROPOSED THIRD FLOOR PLAN P A1 P01; 0198_MAY-STR-N01-
04-DR-A-1105 PROPOSED FOURTH FLOOR PLAN P A1 P01; 0198_MAY-STR-
N01-05-DR-A-1106 PROPOSED FIFTH FLOOR PLAN P A1 P01; 0198_MAY-STR-
N01-06-DR-A-1107 PROPOSED SIXTH FLOOR PLAN P A1 P01; 0198_MAY-STR-
N01-07-DR-A-1108 PROPOSED SEVENTH FLOOR PLAN P A1 P01; 0198_MAY-
STR-N01-08-DR-A-1109 PROPOSED EIGHTH FLOOR PLAN P A1 P01; 
0198_MAY-STR-N01-09-DR-A-1110 PROPOSED NINTH FLOOR PLAN P A1 P01; 
0198_MAY-STR-N01-XX-DR-A-1111 PROPOSED ROOF PLAN P A1 P01; 
0198_MAY-STR-N01-XXXX-DR-A-3500 P03 Proposed West Elevation; 0198_MAY-
STR-N01-XXXX-DR-A-3501 P04 Proposed South Elevation; 0198_MAY-STR-N01-
XXXX-DR-A-3502 P03 Proposed East Elevation; 0198_MAY-STR-N01-XX-DR-A-
1601 PROPOSED LONG SECTION P A1 P01; 0198_MAY-STR-N01-XX-DR-A-
1602 PROPOSED SHORT SECTION P A1 P01;  0198_MAY-STR-N01-XXXX-DR-
A-3515 Proposed West Elevation with Window Arrangement; 0198_MAY-STR-N01-
XXXX-DR-A-3516 Proposed South Elevation with Window Arrangement; 
0198_MAY-STR-N01-XXXX-DR-A-3517 Proposed East Elevation with Window 
Arrangement; 0198_MAY-STR-N01-XXXX-DR-A-3785 P02 Proposed Bay Studies – 
Cycle Hub Entrance; 0198_MAY-STR-N01-XXXX-DR-A-3788 P02 Proposed Bay 
Studies – Retail Frontage East; and 0198_MAY-STR-N01-XXXX-DR-A-3789 
Proposed Bay Studies – Services Frontage South. 

 

(c) Phase E (Plot O - Poulton): 1811-BA-XX-99-DR-A-P-0099 Rev A (Planning, 
Basement floor plan, Proposed); 1811-BA-XX-00-DR-A-P-0100 Rev C (Planning, 
Ground floor plan, Proposed); 1811-BAXX-01-DR-A-P-0101 Rev A (Planning First 
floor/ mezzanine plan, Proposed); 1811-BA-XX-02-DR-A-P-0102 Rev B (Planning, 
Second Level floor plan, Proposed); 1811-BA-XX-03-DR-A-P-0103 Rev A (Planning, 
Third floor plan Level 3 floor plan, Proposed); 1811-BA-XX-04-DR-A-P-0104 Rev A 
(Planning, Fourth floor plan, Proposed); 1811-BA-XX-05-DRA-P-0105 Rev A 
(Planning, Fifth floor plan, Proposed); 1811-BA-XX-06-DR-A-P-0106 Rev A 
(Planning, Sixth floor plan, Proposed); 1811-BAXX-07-DR-A-P-0107 Rev A 
(Planning, Seventh floor plan, Proposed); 1811-BA-XX-08-DR-A-P-0108 Rev A 
(Planning, Eighth floor plan, Proposed); 1811-BA-XX-09-DR-A-P-0109 Rev A 
(Planning, Ninth floor plan, Proposed); 1811-BA-XX-10-DR-A-P-0110 Rev A 
(Planning, Roof plan, Proposed); 1811-BA-XX-AA DR-A-P-0210 Rev B (Planning, 
Section, Proposed); 1811-BA-XXNN- DR-A-P-0310 Rev A (Planning, North 
elevation, Proposed); 1811-BA-XXEE-DR-AP-0320 Rev B (Planning, East 
elevations, Proposed); 1811-BA-XX-SS-DR-A-P-0330 Rev B (Planning, South 
elevation, Proposed); 1811-BA-XX-WW-DR-A-P-0340 Rev B (Planning, West 
elevation, Proposed); 1811-BA-XX-ZZ-DRA-P-0410 Rev A (Planning, Bay Study, 
Typical, Type 1a, Proposed); 1811-BA-XX-ZZ-DR-A-P-0411 Rev A (Planning, Bay 
Study, Foyer, Type 2b, Proposed); 811-BA-XX-ZZ-DR-A-P-0440 Rev A (Planning, 
Bay Study, Main entrance, Type 2c, Proposed); 

 

(d) Phases F, G and H (Mayfield Park): 1076-03-CE-YY-XX-DR-HI-DE-010 Rev P02 
(Typical Cross Section), 1076-03-CEYY- XX-DR-HI-SE-001 Rev P02 (Cross 
Sections Sheet 1), 1076-03-CE-YY-XX-DR-HI-SE-002 Rev P01 (Cross Sections 
Sheet 2), 1076 03-CE-YYXX-DR-HI-DE-003 Rev P02 (Typical Pavement Details 
Sheet 3), 1076-03 CE-YY-XXDR-HI-DE-004 Rev P01 Typical Pavement Details 
Sheet 4), 0042912-BHE XX-XX-SKC-0040 Rev D (Phase 1 Highways Access 
Strategy), 1076-03-CE-YY-XX DR-HI-GA-001 Rev P06 (Highways Layout: Phase 1), 



1076-03-CE-YY-XX-DR-D-GA 001 Rev P04 (Surface Water Drainage Plan); 
MAY101-WSL-EXT-GIL-DR-7060-0105; MAY101-WSL-EXT-GIL-DR-7060-0102; 
MAY101-WSL-EXT-GIL-DR-7060-0106; MAY101-WSL-EXT-GIL-DR-7060-0127; 
MAY101-WSL-EXT-GIL-DR-7060-0123; MAY101-WSL-EXT-GIL-DR-7060-0124; 
MAY101-WSL-EXT-GIL-DR-7060-0119; MAY101-WSL-EXT-GIL-DR-7060-0125; 
MAY101-WSL-EXT-GIL-DR-7060-0105; MAY101-WSL-EXT-GIL-DR-7060-0126; 
MAY101-WSL-EXT-GIL-DR-7060-0107; MAY101-WSL-EXT-GIL-DR-7060-0113; 
MAY101-WSL-EXT-GIL-DR-7060-0409; MAY101-WSL-EXT-GIL-DR-7060-0118; 
MAY101-WSL-EXT-GIL-DR-7060-0117; MAY101-WSL-EXT-GIL-DR-7060-0116; 
MAY101-WSL-EXT-GIL-DR-7060-0115; MAY101-WSL-EXT-GIL-DR-7060-0119; 
MAY101-WSL-EXT-GIL-DR-7020-0333; MAY101-WSL-EXT-GIL-DR-7020-0400; 
MAY101-WSL-EXT-GIL-DR-7020-0401; MAY101-WSL-EXT-GIL-DR-7020-0402; 
MAY101-WSL-EXT-GIL-DR-7020-0403; MAY101-WSL-EXT-CIV-DR-7020-3001 
A.3; MAY101-WSL-EXT-CIV-DR-7020-5001 A.6; MAY101-WSL-EXT-GIL-DR-7020-
0340; MAY101-WSL-EXT-GIL-DR-7020-0341; MAY101-WSL-EXT-GIL-DR-7020-
0342; MAY101-WSL-EXT-GIL-DR-7020-0343; MAY101-WSL-EXT-GIL-DR-7020-
0416; MAY101-WSL-EXT-GIL-DR-7020-0417; MAY101-WSL-EXT-GIL-DR-7020-
0418; MAY101-WSL-EXT-GIL-DR-7020-0419; MAY101-WSL-EXT-GIL-DR-7020-
0420; MAY101-WSL-EXT-GIL-DR-7020-0421; MAY101-WSL-EXT-GIL-DR-7020-
0422; MAY101-WSL-EXT-GIL-DR-7020-0423; MAY101-WSL-EXT-GIL-DR-7020-
0424; MAY101-WSL-EXT-GIL-DR-7020-0425; MAY101-WSL-EXT-GIL-DR-7020-
0426; MAY101-WSS-EXT-CIV-DR-7060-6001 A.1; MAY101-WSS-EXT-CIV-DR-
7060-6002 A.1; 1076-15-CIV-XX-XX-DR-S-002 C04; 1076 15-CIV-XX-XX-DR-S-202 
C04; 1076-15-CIV-XX-XX-DR-S-203 C04; MAY101-WSS EXT-CIV-DR-7060-8700 
A.1; MAY101-WSS-EXT-CIV-DR-7060-8701 A; MAY101 WSS-EXT-CIV-DR-7030-
8720 A.2; MAY101-WSS-EXT-CIV-DR-7000-8730 A.2; MAY101-WSS-EXT-CIV-DR-
7060-8701 S04.1; MAY101-WSS-EXT-CIV-DR-7060-8702 S04.1; MAY101-WSS-
EXT-CIV-DR-7060-8703 S04.2; MAY101-WSS-EXT-CIV-DR 7030-8721 S04.1; 
MAY101-WSS-EXT-CIV-DR-7030-8722 S04.1; MAY101-WSS-EXT CIV-DR-7000-
8730 S04.1; MAY101-WSS-EXT-CIV-DR-7000-7530 A; MAY101-WSS EXT-CIV-
DR-7060-5101 A.1; MAY101-WSS-EXT-CIV-DR-7030-5120 A.1; MAY101 WSS-
EXT-CIV-DR-7000-5230 A; MAY101-WSS-EXT-CIV-DR-7060-5201 A; MAY101 
WSS-EXT-CIV-DR-7030-5220 A; MAY101-WSL-EXT-GIL-DR-7020-0209; MAY101 
WSL-EXT-GIL-DR-7020-0211; MAY101-WSL-EXT-GIL-DC-7000-0500 Revision 
P03 (February 2022); MAY101-WSL-EXT-GIL-DR-7060-0409; MAY101-WSL-EXT-
GIL-DR 7020-0416-0426; SURFACE WATER DRAINAGE PLAN 1076-03-CE-YY-
XX-DR-D-GA 001 Rev 04; ) Buro Happold Engineering Drawings confirming Existing 
Site Conditions (drawing ref. 0046688-BHE-XX-XX-DR-W-0001 Rev B); Proposed 
General Arrangement (drawing ref. 0046688-BHE-XX-XX-DR-W-0002 Rev B); 
Proposed Edge Treatment (drawing ref. 0046688-BHE-XX-XX-DR-W-0007 Rev C); 
Proposed Sections (drawing refs. 0046688-BHE-XX-XX-DR-W-0003 Rev B; 
0046688- BHE-XX-XX-DR-W 0004 Rev B; 0046688-BHE-XX-XX-DR-W-0005 Rev 
B; 0046688- BHE-XX-XX-DR-W 0007 Rev B and, 0046688-BHE-XX-XX-DR-W-
0008 Rev B) 

 

and 

 

Documents: 



 

(a) Recommendations and Targets set out within Buro Happolds Mayfield Ecology 
Strategy with Biodiversity Net Gain calculations - Phase 1 Dated 26 September 
2019  

 

(b) Mayfield- Baring Street Office 1 issued by JY Waste management and servicing 
strategy (Waste Only) dated 20-12-19;   

 

(c) Sections 4.71 to 4.74 Servicing and Waste Management (Park) contained within 
Deloitte Real Estates Mayfield Manchester: Phase 1 Planning Statement September 
2019 

 

(d) Mayfield Site wide and Phase 1 Flood Risk Assessment 0042912 13 September 
2019 Revision 00 by Buro Happold  

 

(e) Temporary Treatment Plans within section 6.12 of the Masterplan Design and 
Access Statement by Studio Egret West 

 

 (f) u and i Lettings Strategy 14-01-20;  

 

 (g) Mayfield Community Engagement Vision September 2019;  

 

(h) Buro Happold Mayfield Energy Strategy 26 September 2019;  

 

(i) Noise Targets (Offices) within Appendix 6.3 (WSP) Mayfield Phase 1: EIA 
Volume 1 dated September 2019 by Deloitte Real Estate; 

 

(j) Mitigation Measures in relation to Air Quality as set out in Sections 8.112 to 8.116 
of Mayfield Phase 1: EIA Volume 1 dated September 2019 by Deloitte Real Estate; 

 

(k) Mitigation Measures in relation to Wind as set out in Sections 12.115 of Mayfield 
Phase 1: EIA Volume 1 dated September 2019 by Deloitte Real Estate; 



 

(l) Recommendations including mitigation measures within Section 5, as set out 
within the Buro Happold Flood Risk Assessment ; 

 

(m) Additional Mitigation Measures detailed within table 17.1 of Mayfield Phase 1: 
EIA Volume 1 dated September 2019 by Deloitte Real Estate;  

 

(n) Buro Happold Mayfield Cycling Strategy 27 September 2019; 

 

(o) Planting details as shown in Section 6.11 of the Park Design and Access 
Statement by Studio Egret West;   

 

(p) Sections, 6.1 to 6.14, 7 and 8.1 of the of the Park Design and Access Statement 
by Studio Egret West and Responses to Access Officer Document received on 20-
12-19; and 

 

(q) Recommendations within the Crime Impact Assessment Version B dated 26-06-
23 (MSCP), 04-09-19 (Offices) and 16-04-19 (Park)  

 

updated as relevant by  

 

(a) GeoEnvironmental and Geotechnical Desk Study Report prepared by 
BuroHappold [Reference 035548 dated 10 August 2017, (previously submitted as 
Appendix 10.2 ES Volume 2)] 

 

(b) Phase 2 Site Investigation - Proposed Mayfield Park, Manchester prepared by 
RoC Consulting Ltd [Revision R3 dated December 2020 (Revised 11/03/2021)];  

 

(c) Phase 2 Site Investigation - Freight Island Event Space prepared by RoC 
Consulting [Revision 0 dated 23/02/2021];  

 



(d) Phase 2 Site Investigation - Plots O & N, Mayfield prepared by RoC Consulting 
Ltd [Revision R3 dated 18/11/2020];  

 

(e) Water Monitoring Report Analytical report prepared by i2 Analytical 
Ltd. [Number: 21-62916 Revision 1 dated 23/03/2021];  

 

(f) Phase 3A Remediation Strategy - Mayfield Park prepared by RoC Consulting 
[Revision R2 dated December 2020 (Revised 16/03/2021)]; 

 

(g) Remediation And Enabling Works Validation Report for Mayfield Park, Plots M, N 
and O, dated November 2021  

 

(h) Explosive Ordnance Threat Assessment and an Explosive Ordnance Threat 
Mitigation Strategy, prepared by Planit; 

 

(i) Technical Note - Hydraulic Modelling - Mayfield Park Phase 1 Full Build Out 
prepared by Buro Happold [Revision 02 dated 20th April 2021];  

 

(j) Technical Note - Hydraulic Modelling - Mayfield Park Enabling Works prepared by 
Buro Happold [Ref.: Revision 01 dated 5th February 2021];  

 

(k) Technical Note - Information to Support Discharge of Condition 10 and 22 
[Revision 04 prepared by Buro Happold dated 20th April 2021];  

 

(l) Mayfield, Manchester, Japanese Knotweed Strategy [Revision 2 dated 2 
February 2021]; 

 

(m) Stage 4 Drainage Strategy prepared by Buro Happold [Rev. P07 dated 1 March 
2021] 

 and Deloittes e-mail dated 04-03-21;  

 

as updated and supplemented by  



 

(n) Buro Happold Technical Note 20 April 2021 Rev 03 - Information to Support 
Discharge of Condition 66;   

 

(o) Hydraulic Modelling - Mayfield Park Full Build Out (Technical Note) Rev 02;  

  

(p) Technical Note - Hydraulic Modelling Mayfield Park Design Changes Revision 01 
dated 11 February 2022;  

 

(q) Construction Management Plan - Mayfield Enabling Works (Phase A) prepared 
by P.P. O'Connor;  

 

(r) Licencing Cover Letter, granting a mitigation license from Natural England until 
16 January 2022;  

 

(s) Licence: Mitigation, permitting the licensable activities associated with 
development works consented under reference number 124972/FO/2019; 

 

(t) Annex: Special Conditions to Individual Bat Mitigation Licence;  

 

(u) Mayfield Geomorphological Assessment (December 2020) prepared by Buro 
Happold; (v) Mayfield Park Flood Warning and Evacuation Plan (Ref.: MAY101-
WSB-EXT-BUR-DC-7000-0002 dated 04 March 2022); 

 

(w) Mayfield Well Investigation and Treatment Technical Note prepared by Buro 
Happold dated 03 February 2022 (x) and BH Document Condition 86 - Hoyle Street 
Culvert, and  

(y) Planning Statement Addendum Mayfield Manchester Phase 1 MSCP dated June 
2023 prepared by Deloitte Real Estate;  

 

(z) Ecology Assessment of proposed slide structure dated 13 December 2021; (aa) 
Mayfield Hydraulic Modelling As-Built Update TN00 (Project No. 0046688, Buro 



Happold, 6 May 2022) and Summary of River Channel Alterations and Remedial 
Work, (Project: 1076-13 Mayfield Park, Civic Engineers Ltd, 13/05/22 - V02);  

 

(ab) EIA Addendum Volume 1 and Volume 2 prepared by Deloitte Real Estate dated 
October 2021  

 

as updated by  

 

(ac) EIA Statement of Conformity and appendices dated June 2023,  

 

(ad) Mayfield MSCP Ventilation and Extraction Statement dated 19-05-23 prepared 
by Hoare Lea;  

 

(ae) Drainage Statement Mayfield Manchester Plot N dated 12-06-23; and 

 

(af) Mayfield Plot O Planning Statement Addendum dated June 2023.   

 

as amended by Design and Access Addendum by Studio Egret West, dated March 
2026; Planning Statement Addendum by Deloitte, dated March 2026, updated via 
Cover Letter; Ventilation Strategy by Hoare Lea, dated March 2026; Energy Strategy 
by Hoare Lea, dated March 2026; Holcroft Moss Note by Buro Happold, dated 
March 2026; Flood Risk Statement of Conformity by Buro Happold, dated April 
2026; Transport Assessment Addendum prepared by Buro Happold dated July 
2026; Holcroft Moss SPD Construction Traffic Note prepared by Deloitte 
LLP; Mayfield Mobility Hub Technical Note - Cycle Parking and WasteEnvironmental 
Statement Addendum, including Volume 1 and Volume 3, and Appendix 14.2A - 
Updated Views 4 and 5, dated March 2026;   

Reason - To ensure that the development is carried out in accordance with the 
approved plans. Pursuant to Core Strategy SP1, CC3, CC5, CC6, CC7, CC9, CC10, 
T1, T2, EN1, EN2, EN3, EN6, EN8, EN9, EN11, EN14, EN15, EN16, EN17, EN18, 
EN19, DM1 and PA1 saved Unitary Development Plan polices DC20 and DC26.1. 

 
3) The programme for the delivery of Phase A to I, as detailed within dwgs 0343-SEW-

ZZZZ-DR-Z-0001000 Rev P00 (Mayfield Phase 1, Application 1: Earthworks and 
Riverworks A) and MAY101-WSL-EST-GIL-DR-7060-0129-S4-01 (Phases B, C, D, 
E, F, G, H, I) shall be undertaken in accordance with the Mayfield Phasing and 
Delivery Schedule dated August 2026 stamped as received on 04-08-2026. 



 

Reason: For the avoidance of doubt to allow the development to be carried out in a 
phased manner and to ensure that the phasing in delivered in a satisfactory manner, 
pursuant to Policy DM1 of the Core Strategy. 

 
4) Prior to the first occupation of each relevant phase of the development hereby 

approved, details of the following relevant footpath and highway works shall be 

submitted for approval in writing by the City Council, as Local Planning Authority. 
For 

the avoidance of doubt further information submitted in relation to each phase of 
work, 

shall include the following: 

(a)Detailed designs in relation to the above to including materials, layout, junction 
protection, carriageway widths, kerb heights, street lighting, entry treatments, 
signing, lining and traffic management. 

(b) Details of any doors opening onto the highway or areas of public realm; 

(c) Details of the relocation of 15 pay and display bays on Travis Street and the 
associated pay machines; 

(d)A 20 mph speed limit should be introduced on the Mancunian Way Slip Road and 
Berry Street to ensure that the entirety of the phase 1 road network has consistent 
speed limits; 

(e) Details of the elements of the highway that will be privatised to allow for private 
maintenance of high specification materials; 

(f) Vehicle access control management; and 

(g) Appropriate blister and corduroy tactile paving is provided at all relevant 
crossing/transition points. 

 

The scheme shall then be implemented in accordance with the approved details. 

 

 

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). 

 



5) The submission of details of a wayfinding strategy, to include signage (including for 
directing cyclists to nearby cycle routes) and any other appropriate methods to 
ensure the legibility of linkages within adjacent neighbourhoods and transport 
infrastructure 

(which includes consideration of older and disabled people), shall be submitted 
within 6 months of phases 

F, G and H opening and approved by the Local Planning Authority. 

 

Reason: Pursuant to Core Strategy Policies DM1 and SP1 

 
6) The development, hereby approved, shall be carried out fully in accordance with the 

approved Explosive Ordnance Threat Assessment and an Explosive Ordnance 
Threat Mitigation Strategy, prepared by Planit, discharged under CDN/20/0690 on 
28 May 2021. 

 

If, at any time during development, high risk UXO not previously identified (as part of 
the approved UXO risk management and mitigation programme / plan approved 
under 40a) is encountered / found to be present, no further development shall be 
carried out until a revised and/or additional UXO risk management and mitigation 
programme / plan is submitted detailing how the high risk UXO not previously 
identified shall be dealt with, and is approved in writing by the Local Planning 
Authority. The revised and/or additional UXO risk management and mitigation 
programme / plan shall be implemented as approved and following completion of 
mitigation a completion verification report shall be prepared and submitted in writing 
to the Local Planning Authority for approval confirming that that all risks to (including 
the possible evacuation of) existing and proposed premises have been satisfactorily 
mitigated. 

 

Reason: To ensure that the risks from unexploded ordnance to future users of the 
land and existing neighbouring land are eliminated and or minimised to ensure that 
development can take place without unacceptable risk to workers and neighbours 
including any unacceptable major disruption to the wider public on and off site that 
may arise as a result of evacuation/s associated with the mitigation of UXO, 
pursuant to policies EN18 and DM1 of the Core Strategy for Manchester. 

 

 
7) Each relevant phase of the development, hereby approved, shall be carried out fully 

in accordance with the following: 

 

(a) (i) GeoEnvironmental and Geotechnical Desk Study Report prepared by 
BuroHappold, [Reference 035548 dated 10 August 2017 (previously submitted as 



Appendix 10.2 ES Volume 2]; (ii) Phase 2 Site Investigation - Proposed Mayfield 
Park, Manchester prepared by RoC Consulting [Revision R3 dated December 2020 
(Revised 11/03/2021)]; (iii) Phase 2 Site Investigation (Freight Island Event Space - 
Phase X) prepared by RoC Consulting [Revision 0 dated 23/02/2021]; (iv) Phase 2 
Site Investigation (Plots O & N, Mayfield) prepared by RoC Consulting [Revision R3 
and 18/11/2020]; (v) Water Monitoring Report Mayfield Depot Analytical report 
prepared by i2 Analytica [Number: 21-62916, Issue No: 1. l Ltd. 23/03/2021]; and 
(vi) Phase 3A Remediation Strategy, Mayfield Park prepared by ROC Consulting 
[Revision R2 dated 16/03/2021]; discharged under CDN/20/0690 on 28 May 2021; 
and (vii) Well Investigation and Treatment Technical Note, Buro Happold, 3 
February 2022; to identify and evaluate all potential sources and impacts of any 
ground contamination, groundwater contamination and/or ground gas relevant to the 
site and identify risks that merit further investigation in order to set out details that 
are required to remediate the land. 

 

(b) All phases of the development (save for Phases C and X) shall be carried out in 
accordance with the Remediation and Enabling Works Validation Report for 
Mayfield Park, Plots M, N and O prepared by E3P [14-575-R1-Rev 1 dated 
November 2021], approved in writing by the City Council as Local Planning Authority 
as amended by Deloittes e-mails 07-04-22 (Ground Gas) and 14-04-22 (Play Area), 
and Cover System Validation Report Mayfield Park dated September 2022 prepared 
by E3P. 

 

(c) Notwithstanding the Technical Note TN001 dated 24/08/23 prepared by Civic 
Earth, prior to Phases C and X commencing, as identified in Condition 3 (phasing), 
details of any additional remediation measures shall be submitted and approved in 
writing by the Local Planning Authority.  

 

(d) In the event that ground contamination, groundwater contamination and/or 
ground gas, not previously identified, are found to be present on the site at any time 
before the development is occupied, then development shall cease and/or the 
development shall not be occupied until, a report outlining what measures, if any, 
are required to remediate the land (the Revised Remediation Strategy) is submitted 
to and approved in writing by the City Council as local planning authority and the 
development shall be carried out in accordance with the Revised Remediation 
Strategy, which shall take precedence over any Remediation Strategy or earlier 
Revised Remediation Strategy. 

 

Reason - To ensure that the presence of or the potential for any contaminated land 
and/or groundwater is detected and appropriate remedial action is taken in the 
interests of public safety, pursuant to Section 11 of the National Planning Policy 
Framework and policy EN18 of the Core Strategy. 

 

 



8) The development, hereby approved, shall be carried out fully in accordance with the 
WSI prepared by Salford Archaeology and two plans showing the proposed 
locations of the archaeological evaluation trenches (Mayfield Phase A - Part 1 and 
Mayfield Phase A - Part 2) discharged under CDN/20/0690; and the Mayfield 
Archaeology Dissemination and Interpretation Scheme dated 08 March 2022. 

 

Reason: In accordance with NPPF Section 16, Paragraph 199 - To record and 
advance understanding of the significance of any heritage assets to be lost and to 
make this evidence publicly accessible. 

 
9) The provision of a coach drop-off and emergency pedestrian egress for the Depot 

(as approved under application ref no 123728/FO/2019) shall be provided in 
accordance with drawing ref: 0345-SEW-ZZ-00-D approved on 16 April 2021 under 
CDN/20/0689. 

 

Reason: To ensure a satisfactory development pursuant to Core Strategy Policies 
SP1 and DM1 

 
10
) 

The development hereby approved shall be undertaken in accordance with the note 
detailing phasing of works to the river and modelling exercise to be undertaken, as 
updated by: Technical Note - Hydraulic Modelling - Mayfield Park Phase 1 Full Build 
Out (Revision 02 dated 20th April 2021); Technical Note - Hydraulic Modelling - 
Mayfield Park Enabling Works (Revision 01 dated 5th February 2021); Technical 
Note - Information to Support Discharge of Condition 10 and 22 (revision 04 dated 
20th April 2021); as updated by Technical Note - Hydraulic Modelling Mayfield Park 
Design Changes (Revision 01 dated 11 February 2022) Mayfield Hydraulic 
Modelling As-Built Update TN00 (Project No. 0046688, Buro Happold, 6 May 2022) 
and Summary of River Channel Alterations and Remedial Work, (Project: 1076-13 
Mayfield Park, Civic Engineers Ltd, 13/05/22 - V02 to ensure that the overall aims of 
the approved FRA (Buro-Happold ref 0042912 dated 13/9/2019) will be met.   

 

Reason  

 

To reduce the risk of flooding to the proposed development and its future users 
pursuant to Core Strategy Policies EN08 and EN14. 

 
11
) 

The development hereby permitted must be undertaken in accordance with the 
details of existing and proposed ground levels of the park area as set out in Dwgs 
MAY101-WSL-EXT-GIL-DR-7060-0101-B-03 (1 of 3), MAY101-WSL-EXT-GIL-DR-
7060-0101-B-03 (2 of 3) and MAY101-WSL-EXT-GIL-DR-7060-0101-B-05 (3 of 3) 
approved in writing by the local planning authority. The scheme shall be fully 
implemented and subsequently maintained, in accordance with the scheme's timing 



/ phasing arrangements, or within any other period as may subsequently be agreed, 
in writing, by the local planning authority. 

 

The scheme shall be fully implemented and subsequently maintained, in accordance 
with the scheme's timing/phasing arrangements, or within any other period as may 
subsequently be agreed, in writing, by the local planning authority. 

 

Reason  

 

To prevent flooding by ensuring the satisfactory storage of/disposal of surface water 
from the site pursuant to Core Strategy Policies EN08 and EN14.  

 

 
12
) 

The development shall proceed in accordance with the approved method statement 
for the removal of Japanese Knotweed (Mayfield, Manchester, Japanese Knotweed 
Strategy, Revision 2, Dated 2 February 2021) as approved under CDN/20/0866 

 

Reason  

 

The above condition is necessary to prevent the spread of Japanese knotweed 
which is an invasive species. Without it, avoidable damage could be caused to the 
nature conservation value of the site contrary to national planning policy as set out 
in the National Planning Policy Framework paragraph 170 and pursuant to Core 
Strategy Policy EN15. 

 
13
) 

As informed by (i) GeoEnvironmental and Geotechnical Desk Study Report 
prepared by BuroHappold [Reference 035548 dated 10 August 2017 (previously 
submitted as Appendix 10.2 ES Volume 2]; as superseded by (ii) Phase 2 Site 
Investigation - Proposed Mayfield Park, Manchester prepared by RoC Consulting 
[Revision R3 dated December 2020 (Revised 11/03/2021)] (iii) Phase 2 Site 
Investigation (Freight Island Event Space - Phase X) prepared by RoC Consulting 
[Revision 0 dated 23/02/2021]; (iv) Phase 2 Site Investigation (Plots O & N, 
Mayfield) prepared by RoC Consulting [Revision R3 and 18/11/2020]; (v) Water 
Monitoring Report Mayfield Depot Analytical report prepared by i2 Analytica 
[Number: 21-62916, Issue No: 1. l Ltd. 23/03/2021]; remediation for each phase of 
the development identified in Condition 3, save for Phase X, shall take place in 
accordance with (vi) Phase 3A Remediation Strategy, Mayfield Park prepared by 
ROC Consulting [Revision R2 dated 16/03/2021] as verified by Remediation and 
Enabling Works Validation Report for Mayfield Park, Plots M, N and O prepared by 
E3P [14-575-R1-Rev 1 dated November 2021], as amended by Deloittes e-mails 07-



04-22 (Ground Gas) and 14-04-22 (Play Area), and Cover System Validation Report 
Mayfield Park dated September 2022 prepared by E3P.  

 

b) Prior to commencement of further works to Phase X identified in Condition 3, the 
following information shall be submitted to the Local Planning Authority for approval: 

 

Additional site investigation scheme, based on the information already submitted, to 
provide information for a detailed assessment of the risk to all receptors that may be 
affected, including those off site. 

  

The results of the site investigation and the detailed risk assessment referred to in 
(1) and, based on these, an options appraisal and remediation strategy giving full 
details of the remediation measures required and how they are to be undertaken. 

 

A verification plan providing details of the data that will be collected in order to 
demonstrate that the works set out in the remediation strategy in (2) are complete 
and identifying any requirements for longer-term monitoring of pollutant linkages, 
maintenance and arrangements for contingency action shall be submitted. 

  

Details for Phase X should be submitted prior to development commencing in that 
area. Any changes to these components require the express written consent of the 
local planning authority. The scheme shall be implemented as approved. 

 

All phases of development, save for Phase X and Phase C as identified in Condition 
3, the site shall be delivered in accordance with the Remediation and Enabling 
Works Validation Report for Mayfield Park, Plots M, N and O prepared by E3P [Ref.: 
14-575-R1-Rev 1 dated November 2021], approved in writing by the Local Planning 
Authority, confirming the results of the remediation strategy set out in Condition 
13a.  

 

c) The verification report for Phase X and Phase C, as identified in Condition 3, shall 
be submitted for approval in writing by the Local Planning Authority prior to those 
phases commencing in line with the details approved for Phase X and Phase C as 
set out in part a) of this condition. 

 

Reason  



 

For the ongoing protection of the Water Environment from risks arising from land 
contamination pursuant to Section 11 of the National Planning Policy Framework 
and policy EN17 of the Core Strategy 

 

 
14
) 

Piling or any other foundation designs using penetrative methods shall not be 
permitted other than with the express written consent of the local planning authority, 
which may be given for those parts of the site where it has been demonstrated that 
there is no resultant unacceptable risk to groundwater. The development shall be 
carried out in accordance with the approved details. 

 

Reason  

 

For the ongoing protection of the Water Environment from risks arising from land 
contamination pursuant to Section 11 of the National Planning Policy Framework 
and policy EN17 of the Core Strategy 

 
15
) 

No infiltration of surface water drainage into the ground where adverse 
concentrations of land contamination are known or suspected to be present is 
permitted other than with the express written consent of the local planning authority, 
which may be given for those parts of the site where it has been demonstrated that 
there is no resultant unacceptable risk to controlled waters. The development shall 
be carried out in accordance with the approval details. 

 

Reason - For the future protection of the Water Environment from risks arising from 
land contamination pursuant to Section 11 of the National Planning Policy 
Framework and policy EN17 of the Core Strategy. 

 
16
) 

Notwithstanding the details as set out within condition 2, the development of all 
phases, excluding Phase X, hereby approved shall be carried out in accordance 
with Stage 4 Drainage Strategy, Mayfield Park [Rev P07 prepared by Buro Happold 
dated 01 March 2021], Well Investigation and Treatment Technical Note (dated 03 
February 2022) and Deloittes e-mail dated 04-03-21 to ensure that surface water 
drainage works have been implemented in accordance with Non-Statutory Technical 
Standards for Sustainable Drainage Systems (March 2015) or any subsequent 
replacements national standards, as approved in writing by the Local Planning 
Authority under CDN/20/0691. 

 

 



Part B) Drainage details for phase X, C and E, including use of SuDs, reduction in 
surface water run off rate by at least 50%, evidence the drainage system is design 
to avoid flooding in a 1 in 100 year rainfall event, overland flow routes for extreme 
events and construction details should be submitted and approved by the Local 
Planning Authority in writing prior to commencement of that phase of development. 

 

Reason: To promote sustainable development, secure proper drainage and to 
manage the risk of flooding and pollution. This condition is imposed in light of 
national policies within the NPPF and NPPG and local policies EN08 and EN14. 

 
17
) 

The management of the drainage details approved for Phases F, G and H shall be 
implemented in accordance with documents approved under CDN/22/0627 namely 
Deloitte e-mail 19-10-22; Drainage plans LAWNDRAIN002 and RG001; Drainage 
Note 05 12 22; Mayfield Park Sustainable Drainage Operation and Management 
Plan 046688 14 August 2022 Revision 00; and Photos stamped as received on 05-
09-22.  

 

No development hereby permitted shall be occupied / used until details of the 
implementation, maintenance and management of the sustainable drainage scheme 
have been submitted to and approved by the local planning authority. The scheme 
shall be implemented and thereafter managed and maintained in accordance with 
the approved details. Those details shall include: 

 

(a)Verification report providing photographic evidence of construction as per design 
drawings; 

(b)As built construction drawings if different from design construction drawings; 

(c)Management and maintenance plan for the lifetime of the development which 
shall include the arrangements for adoption by any public body or statutory 
undertaker, or any other arrangements to secure the operation of the sustainable 
drainage scheme throughout its lifetime. 

 

Reason: To manage flooding and pollution and to ensure that a managing body is in 
place for the sustainable drainage system and there is funding and maintenance 
mechanism for the lifetime of the development. This condition is imposed in light of 
national policies within the NPPF and NPPG and local policies EN08 and EN14. 

 
18
) 

Excluding Phase A, the development hereby approved shall be carried out in 
accordance with the Local Economic and Social Benefit Strategy for Mayfield 
(Construction Phase) prepared by Deloitte dated 26 January 2022. This includes a 
requirement to report back 



to the City quarterly during the construction phase on outputs and outcomes. 

 

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

 
19
) 

Phases F, G and H shall be operated in accordance Mayfield Park Flood Warning 
and Evacuation Plan (MAY101-WSB-EXT-BUR-DC-7000-0002) prepared by Buro 
Happold dated 04 March 2022 and the Emergency Riverside Access Drawing 
Sketch (MAY101-WSB-EXT-BUR-SK-7060-0001 S1.2) agreed with the relevant 
authorities and confirms that the development is signed up to EA's Flood warnings 
direct alert system submitted and approved in writing by the City Council as Local 
Planning Authority. This is subject to Greater Manchester Resilience Unit being 
made aware of any updates to the plan 
(email contingencies.agma@manchester.gov.uk). 

 

Reason - In the interests of public safety, pursuant to policies DM1 and EN14 of the 
Core Strategy. 

 
20
) 

No externally mounted telecommunications equipment shall be mounted on any part 
of the building hereby approved, including the roofs other than with express written 
consent of the Local Planning Authority. 

 

Reason - In the interest of visual amenity pursuant to Core Strategy Policies DM1 
and SP1 

 
21
) 

Phase A of the development, as detailed in condition 3 above, shall be carried out in 
accordance with the approved Construction Management Plan - Mayfield Enabling 
Works (Phase A) prepared by P.P. O'Connor. Report Version: Revision I dated 29 
April 

2021, approved under CDN/20/0692. 

 

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). 

 
22
) 

Each phase of development shall be carried out in accordance with Technical Note - 
Hydraulic Modelling - Mayfield Park Phase 1 Full Build Out dated 20th April 2021 
prepared by BuroHappold; Hydraulic Modelling Mayfield Park Enabling Works 
prepared by Buro Happold dated 5th February 2021; Technical Note - Information to 
Support Discharge of Condition 10 and 22 Revision 04, prepared by Buro Happold 
dated 20th April 2021, and Technical Note - Hydraulic Modelling Mayfield Park 



Design Changes Revision 01 dated 11 February 2022; Mayfield Hydraulic Modelling 
As-Built Update TN00 (Project No. 0046688, Buro Happold, 6 May 2022) and 
Summary of River Channel Alterations and Remedial Work, (Project: 1076-13 
Mayfield Park, Civic Engineers Ltd, 13/05/22 - V02, which includes details of any 
temporary works necessary to maintain the agreed river flow rates and attenuation 
volumes provided within the proposed area of the Park so as not to change the flood 
risk upstream or downstream of the Park. 

 

Reason - To ensure that there are no detrimental impacts to flood levels, flood 
storage or flood flow routes. 

 
23
) 

The removal of the River Medlock culvert (as detailed in condition 3 above) shall be 
undertaken in accordance with Licencing Cover Letter, granting a mitigation license 
from Natural England until 16 January 2022; Licence: Mitigation, permitting the 
licensable activities associated with development works consented under reference 
number 124972/FO/2019; and, Annex: Special Conditions to Individual Bat 
Mitigation Licence, outlining the special conditions which are attached to licence that 
has been issued for the destruction of the culvert. Approved under CDN/21/0098 

 

Reason 

 

In the interests of the protection of bat roosts and associated foraging and 
commuting areas pursuant Section 15 of the National Planning Policy Framework 
and pursuant to Core Strategy policies EN15 and SP1 

 
24
) 

The construction of Phase B shall be undertaken in accordance with the 
Construction Management Plan prepared by AtkinsRealis dated January 
2024. (Discharged under CDN/24/0051) 

 

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). 

 
25
) 

Prior to first occupation of Phases C or E, a Sustainability Strategy shall be 
submitted and agreed in writing by Manchester City Council. This will detail how 
Mayfield will maximise the social, environmental and economic benefits for the City 
of Manchester, with reference to the Phase 1 Sustainability Statement (Application 
1) 27 September 2019 as a reference document. This will include a reporting 
mechanism back to the City Council. 

 



The strategy should also consider how Mayfield can: 

 

*Remove health inequalities and enable more healthy lifestyles; 

* Align with the Play Strategy with Manchester Joint Health & Wellbeing 
Strategy;and 

*Local Labour or Recruitment Plan which outlines the immediate and future staffing 
of the approved end use.  

 

Reason: Pursuant to Core Strategy Policies SP1, DM1, CC1, CC8, CC10, EN1, 
EN4, EN6, EN8 and EC1 

 
26
) 

Prior to the commencement of Phase C of the development (as detailed in condition 
3 above) a detailed construction management plan outlining working practices 
during development shall be submitted to and approved in writing by the local 
planning authority (in consultation with the Environment Agency), which for the 
avoidance of doubt should include; 

 

*Display of an emergency contact number; 

*Details of measures to control dust and mud including on the surrounding public 
highway including: details of how the wheels of contractor's vehicles are to be 
cleaned during the construction period; 

*Dust suppression measures; 

*Compound locations where relevant; 

*Location, removal and recycling of waste; 

*Routing strategy and swept path analysis; 

*Parking of construction vehicles and staff; 

*Sheeting over of construction vehicles; 

*Details of how measures in relation to safe working near to Metrolink will be 
complied with; 

*Communication strategy with residents which shall include details of how there will 
be engagement, consult and notify residents during the works;  

 



Development shall be carried out in accordance with the approved construction 
management plan. 

 

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). 

 
27
) 

a) Notwithstanding the details submitted with the application, prior to the 
commencement of Phase C (as detailed in condition 3 above) the following shall be 
submitted for approval in writing by the City Council, as Local Planning Authority: 

 

Samples and specifications of all materials to be used and drawings to illustrate 
details of full sized sample panels that will be produced as appropriate. The panels 
to be produced shall as appropriate include jointing and fixing details between all 
component materials and any component panels , programme for the production of 
the full sized sample panels and a strategy for quality control management; and 

 

(b) The sample panels and quality control management strategy shall then be 
submitted and approved in writing by the City Council as local planning authority in 
accordance with the programme and dwgs as agreed above. 

 

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. 

 
28
) 

Prior to the commencement of Phase C (as detailed in condition 3 above) a 
programme for submission of final details of the public realm works and highway 
works, as relevant, as shown in dwgs numbered 0368-SEW-ZZ-00-DR-L-001100 
Rev4, 0345-SEW-P0-00-DR-L-001103 Rev3 and 0345-SEW-P0-00-DR-L-001104 
Rev3 shall be submitted and approved in writing by the City Council as Local 
Planning Authority. The programme shall include an implementation timeframe and 
details of when the following details will be submitted: 

 

(a) Details of all hard landscaping works (to include use of natural stone or other 
high quality materials) including to Baring Street which demonstrably fully consider 
and promote inclusive access (including older and disabled people); 

 



(b) Details of all soft landscaping works, including planting within the arches of the 
building (excluding tree planting) with species choice to be agreed in consultation 
with Greater Manchester Ecology Unit. 

 

(c) Details of the proposed tree species within the public realm including proposed 
size, species and planting specification including tree pits and design and details of 
on going maintenance; The proposed choice of planting shall be informed through 
input from a qualified ecologist and arboriculturist to ensure that the planting is 
suitable for its proposed microclimate (including the impact of the massing, height 
and materials on adjacent buildings) and ground conditions and evidence that 
species choice will create seasonal interest and be adaptable to disease and future 
climate change scenarios;  

 

(d) Details of measures to create potential opportunities to enhance and create new 
biodiversity within the development to include, the choice of planting species within 
the public realm, bat boxes and bricks, bird boxes; 

 

(e) Lighting around the site; and 

 

(f) Details of temporary landscaping and boundaries to adjacent plots in line with the 
phasing within Temporary Treatment Plans within section 6.12 of the Masterplan 
Design and Access Statement by Studio Egret West; and 

 

The detailed scheme shall demonstrate adherence to the relevant sections of DFA2 
and MCC-recommended guidance in relation to Age Friendly Public Realm including 
Age-Friendly Seating and Sense of Place and the Alternative Age-Friendly 
Handbook and shall then be submitted and approved in writing by the City Council 
as local planning authority in accordance with the programme as agreed above.   

 

The scheme shall demonstrate adherence to the relevant sections of DFA2 and 
MCC-recommended guidance in relation to Age Friendly Public Realm including 
Age-Friendly Seating and Sense of Place and the Alternative Age-Friendly 
Handbook. 

 

The approved scheme shall be implemented not later than 12 months from the date 
the proposed building is first occupied. If within a period of 5 years from the date of 
the planting of any tree or shrub, that tree or shrub or any tree or shrub planted 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 



or shrub of the same species and size as that originally planted shall be planted at 
the same place, fine 

 

 

Reason - To ensure a satisfactory development delivered in accordance with the 
above plans and in the interest of pedestrian and highway safety pursuant to 
pursuant to Section 170 of the NPPF 2019, 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 R1.1, I3.1, T3.1, S1.1, E2.5, E3.7 
and RC4 of the Unitary Development Plan for the City of Manchester and policies 
SP1, DM1, EN1, EN9 EN14 and EN15 of the Core Strategy. C&E 

 

 
29
) 

Prior to commencement of Phase C (as detailed in condition 3 above) a Strategy for 
the how the circularity in all features of material sourcing, design, construction and 
stewardship will be secured and monitored shall be submitted to and approved in 
writing by the City Council as Local Planning Authority, with reference to the 
Principle of Ambition set out on Page 20 of the Phase 1 Sustainability Statement 
(Application 1) 27 September 2019 Mayfield Sustainability Statement (Phase 1A) 
(27.09.2019).  

 

Within 6 months of the completion of development a Monitoring Report to assess 
the performance of the Strategy, lessons learnt, constraints and any proposed 
mitigating measures for improving performance on futures phases and overcoming 
constraints shall be submitted to the City Council.   

 

Reason - In order to minimise the environmental impact of the development, 
pursuant to policies SP1, DM1, EN4 and EN8 of Manchester's Core Strategy, and 
the principles contained within The Guide to Development in Manchester SPD 
(2007) and the National Planning Policy Framework. 

 
30
) 

Prior to implementation of any proposed lighting scheme for Phase C (as detailed in 
condition 3 above) details of the scheme including a report to demonstrate that the 
proposed lighting levels would not have any adverse impact on the amenity of 
residents within this and adjacent developments shall be submitted to and agreed in 
writing by the City Council as local planning authority: 

 

Reason - In the interests of visual and residential amenity pursuant to Core Strategy 
policies SP1, CC9, EN3 and DM1 of the Core Strategy. 

 



31
) 

If any lighting at the development hereby approved for Phase C (as detailed in 
condition 3 above) when illuminated, causes glare or light spillage which in the 
opinion of the Council as local planning authority causes detriment to adjoining and 
nearby residential properties, within 14 days of a written request, a scheme for the 
elimination of such glare or light spillage shall be submitted to the Council as local 
planning authority and once approved shall  

thereafter be retained in accordance with details which have received prior written 
approval of the City Council as Local Planning Authority. 

 

Reason - In order to minimise the impact of the illumination of the lights on the 
occupiers of nearby residential accommodation, pursuant to policies SP1 and DM1 
of the Core Strategy 

 
32
) 

Before phase C (as detailed in condition 3 above) commences a scheme for dealing 
with the discharge of surface water and which demonstrates that the site will be 
drained on a separate system, with only foul drainage connected into the foul sewer 
and that it will not impact on adjacent the Metrolink infrastructure and tramway (to be 
confirmed in consultation with TfGM) , shall be submitted to and approved in writing 
by the City Council as Local Planning Authority.The approved scheme shall be 
implemented in full before use of the residential premises first commences.  

 

Reason - Pursuant to National Planning Policy Framework Section 14 and Core 
Strategy DM1 

 
33
) 

Phase C (as detailed in condition 3 above) shall include for full disabled access to 
be provided to all areas of public realm and via the main entrances and to the floors 
above.  

 

Reason - To ensure that satisfactory disabled access is provided by reference to the 
provisions Core Strategy policy DM1 

 
34
) 

Before the Car Park (Phase C) is first brought into use details of a Management and 
Servicing Strategy for the building including details of on site management and 
security; building servicing how payment would be managed; and how assistance 
would be available to customers shall be submitted to and approved in writing by the 
City Council as Local Planning Authority.  

 

Reason - In the interests of public safety and pursuant to policies DM1 and SP1 of 
the Core Strategy 

 



35
) 

Phase C shall be carried out in accordance with the Crime Impact Assessment 
Version A dated 16-04-19 (MSCP).The development shall only be carried out in 
accordance with these approved details. The development hereby approved shall 
not be occupied or used until the 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 
Strategy and to reflect the guidance contained in the National Planning Policy 
Framework 

 
36
) 

No development of shall commence unless and until final details of the number of 
disabled parking spaces has been submitted to and approved in writing by the City 
Council as Local Planning Authority. All works approved in discharge of this 
condition shall be fully completed before the development hereby approved is first 
occupied. 

 

Reason - The development does not provide sufficient car parking facilities and in 
order to provide alternative arrangements (e.g. parking leases with car parking 
companies; car sharing; or car pool arrangement) for the needs of future residents 
whom may need to use a motorcar and Policies DM1 and T1. 

 
37
) 

The development, hereby approved, shall be carried out fully in accordance with the 
approved Construction Management Plan, prepared by Eric Wright Group 
(discharged under CDN/25/0931) 

 

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). 

 
38
) 

(a) Notwithstanding the details submitted with the application, prior to the 
commencement of Phase D of the development (as detailed in condition 3 above) 
the following shall be submitted for approval in writing by the City Council, as Local 
Planning Authority: 

 

(a) Samples and specifications of all materials to be used, a programme for the 
submission of these samples and a strategy for quality control management; and 

 



(b) The samples and quality control management strategy shall then be submitted 
and approved in writing by the City Council as local planning authority in accordance 
with the programme as agreed above. 

 

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. 

 
39
) 

(a) Notwithstanding the details submitted with the application, prior to the 
commencement of Phase E (as detailed in condition 3 above) the following shall be 
submitted for approval in writing by the City Council, as Local Planning Authority: 

 

Samples and specifications of all materials to be used on all external elevations and 
drawings to illustrate details of full sized sample panels that will be produced. The 
panel to be produced shall include jointing and fixing details between all component 
materials and any component panels , details of the drips to be used to prevent 
staining and details of the glazing and frames, a programme for the production of 
the full sized sample panels and a strategy for quality control management; and 

 

(b) The sample panels and quality control management strategy shall then be 
submitted and approved in writing by the City Council as local planning authority in 
accordance with the programme and dwgs as agreed above. 

 

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. 

 
40
) 

Prior to the commencement of Phase E of the development (as detailed in condition 
3 above) a detailed construction management plan outlining working practices 
during development shall be submitted to and approved in writing by the local 
planning authority which for the avoidance of doubt should include; 

 

*Display of an emergency contact number; 

*Details of measures to control dust and mud including on the surrounding public 
highway including: details of how the wheels of contractor's vehicles are to be 
cleaned during the construction period; 

*Dust suppression measures; 



*Compound locations where relevant; 

*Location, removal and recycling of waste; 

*Routing strategy and swept path analysis; 

*Parking of construction vehicles and staff; 

*Sheeting over of construction vehicles; 

*Details of how measures in relation to safe working near to Metrolink will be 
complied with; 

*Communication strategy with residents which shall include details of how there will 
be engagement, consult and notify residents during the works;  

 

Development shall be carried out in accordance with the approved construction 
management plan. 

 

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). 

 
41
) 

Prior to commencement of Phase E (as detailed in condition 3 above) a Strategy for 
the how the circularity in all features of material sourcing, design, construction and 
stewardship will be secured and monitored shall be submitted to an approved in 
writing by the City Council as Local Planning Authority, with reference to the in line 
with the Principle of Ambition set out on Page 20 of the Phase 1 Sustainability 
Statement (Application 1) 27 September 2019. 

 

Within 6 months of the completion of development a Monitoring Report to assess 
the performance of the Strategy, lessons learnt, constraints and any proposed 
mitigating measures for improving performance on futures phases and overcoming 
constraints shall be submitted to the City Council.   

 

Reason - In order to minimise the environmental impact of the development, 
pursuant to policies SP1, DM1, EN4 and EN8 of Manchester's Core Strategy, and 
the principles contained within The Guide to Development in Manchester SPD 
(2007) and the National Planning Policy Framework. 

 
42
) 

Phase E (as detailed in condition 3 above) shall be carried out in accordance with 
the Mayfield Energy Strategy Dated 26 September 2019 and Baring Street Office 1 



Mayfield, Manchester, SUSTAINABILITY ENERGY STRATEGY REVISION D - 
20.09.2019 by Hoare Lee 

 

 

A post construction review certificate/statement shall be submitted for approval, 
within a timeframe that has been previously agreed in writing by the City Council as 
local planning authority. 

 

Reason - In order to minimise the environmental impact of the development, 
pursuant to policies SP1, DM1, EN4 and EN8 of Manchester's Core Strategy, and 
the principles contained within The Guide to Development in Manchester SPD 
(2007) and the National Planning Policy Framework. 

 
43
) 

Prior to occupation of each relevant phase (Phase C or E) (as detailed in condition 3 
above) scheme for the acoustic insulation of any externally mounted ancillary 
equipment associated with  

 

(a) the offices; and  

 

 

(b) for each ground floor / basement commercial unit identified in 0439-SEW-ZZ-00-
DR-A-001100 Rev P3 (Proposed - Level 00 (Ground)), 0439-SEW-ZZ-B1-DR-A-
1099 Rev P3 (Proposed Floor Plan, Level B1; 1811-BA-XX-99-DR-A-P-0099 Rev A 
(Planning, Basement floor plan, Proposed); 1811-BA-XX-00-DR-A-P-0100 Rev C 
(Planning, Ground floor plan, Proposed) 

 

 

 

to ensure that it achieves a background noise level of 5dB below the existing 
background (La90) at the nearest noise sensitive location 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 equipment. The approved noise 
insulation scheme shall be completed before each of the approved uses commence. 

 

Prior to occupation a verification report shall be submitted to and approved in writing 
by the City Council as Local Planning Authority. This is required 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 above noise criteria has been met. Any 
instances of non-conformity with the recommendations in the report shall be detailed 
along with any measures required to ensure compliance with the agreed noise 
criteria. 

 

The approved scheme shall remain operational thereafter. 

 

Reason - To secure a reduction in noise in order to protect future occupiers and 
adjacent residents from noise nuisance, pursuant to policies SP1, H1 and DM1 of 
the Core Strategy and saved UDP Policy DC26. 

 
44
) 

Before each relevant phase of development (Phase C or E (as detailed in condition 
3 above) commences a scheme for acoustically insulating the Class E (g)(i) (Office 
Use) against noise from adjacent roads and any noise transfer from the ground 
floor/ basement commercial uses to any offices above (as applicable), shall be 
submitted to and approved in writing by the City Council as local planning authority. 

 

The approved noise insulation scheme shall be completed before each of the 
approved uses commence. Prior to occupation a verification report shall be 
submitted to and approved in writing by the City Council as Local Planning Authority. 
This is required 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 
above noise criteria has been met. Any instances of non-conformity with the 
recommendations in the report shall be detailed along with any measures required 
to ensure compliance with the agreed noise criteria. 

 

 

Reason - To secure a reduction in noise in order to protect future residents from 
noise nuisance, pursuant to policies SP1 and DM1 of the Core Strategy and saved 
UDP Policy DC26. 

 
45
) 

Each ground floor / basement commercial unit within each relevant phase (Phase C 
or E (as detailed in condition 3 above) identified on 0439-SEW-ZZ-00-DR-A-001100 
Rev P3 (Proposed - Level 00 (Ground)), 0439-SEW-ZZ-B1-DR-A-1099 Rev P3 
(Proposed Floor Plan, Level B1; 1811-BA-XX-99-DR-A-P-0099 Rev A (Planning, 
Basement floor plan, Proposed); 1811-BA-XX-00-DR-A-P-0100 Rev C (Planning, 
Ground floor plan, Proposed) shall not be occupied until a scheme for the storage 
(including segregated waste recycling) and disposal of refuse for each unit has been 
submitted to and approved in writing by the City Council as local planning authority. 



The details of the approved scheme shall be implemented as part 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. 

 
46
) 

Before each ground floor / basement use within each relevant Phase (Phase C or E 
(as detailed in condition 3 above)) identified on 0439-SEW-ZZ-00-DR-A-001100 Rev 
P3 (Proposed - Level 00 (Ground)), 0439-SEW-ZZ-B1-DR-A-1099 Rev P3 
(Proposed Floor Plan, Level B1; 1811-BA-XX-99-DR-A-P-0099 Rev A (Planning, 
Basement floor plan, Proposed); 1811-BA-XX-00-DR-A-P-0100 Rev C (Planning, 
Ground floor plan, Proposed) hereby approved commences, details of the proposed 
opening hours shall be submitted to and approved in writing by the City Council as 
local planning authority. The units shall be not be operated outside the hours 
approved in discharge of this condition. 

 

Reason - In interests of residential amenity in order to reduce noise and general 
disturbance in accordance with saved policy DC26 of the Unitary Development Plan 
for the City of Manchester and policies SP1 and DM1 of the Core Strategy. 

 
47
) 

Before use of each ground floor/ basement unit within either of the following 
commences: 

 

Class E (b) and   

Sui Generis Use (p and q) 

 

in each relevant phase (Phase C or E) commences final details of the method of 
extraction of any fumes, vapours and odours from any kitchen within the communal 
facilities shall be submitted to and approved in writing by the City Council as local 
planning authority prior to commencement of those uses. The details of the 
approved scheme shall be implemented prior to occupancy and shall remain in situ 
whilst the use or development is in operation. 

 

Defra have published a document entitled 'Guidance on the Control of Odour and 
Noise from Commercial Kitchen Exhaust Systems' (withdrawn but still available via 
an internet search). It describes a method of risk assessment for odour, guidance on 
minimum requirements for odour and noise control, and advice on equipment 
selection. It is recommended that any scheme should make reference to this 
document (particularly Annex B) or other relevant guidance. Details should also be 
provided in relation to replacement air. The applicant will therefore need to consult 



with a suitably qualified ventilation engineer and submit a kitchen fume extract 
strategy report for approval. 

 

 

Reason - To safeguard the amenities of the occupiers of nearby residential 
accommodation, pursuant to policies SP1 and DM1 of the Core Strategy 

 

 
48
) 

Prior to implementation of any proposed lighting scheme for Phase E (as detailed in 
condition 3 above) details of the scheme including a report to demonstrate that the 
proposed lighting levels would not have any adverse impact on the amenity of 
residents within this and adjacent developments shall be submitted to and agreed in 
writing by the City Council as local planning authority: 

 

Reason - In the interests of visual and residential amenity pursuant to Core Strategy 
policies SP1, CC9, EN3 and DM1 of the Core Strategy. 

 
49
) 

If any lighting within Phase E (as detailed in condition 3 above) when illuminated, 
causes glare or light spillage which in the opinion of the Council as local planning 
authority causes detriment to adjoining and nearby residential properties, within 14 
days of a written request, a scheme for the elimination of such glare or light spillage 
shall be submitted to the Council as local planning authority and once approved 
shall  

thereafter be retained in accordance with details which have received prior written 
approval of the City Council as Local Planning Authority. 

 

Reason - In order to minimise the impact of the illumination of the lights on the 
occupiers of nearby residential accommodation, pursuant to policies SP1 and DM1 
of the Core Strategy 

 
50
) 

Before Phase E (as detailed in condition 3 above) commences a scheme for dealing 
with the discharge of surface water and which demonstrates that the site will be 
drained on a separate system, with only foul drainage connected into the foul sewer 
and that it will not impact on adjacent the Metrolink infrastructure and tramway (to be 
confirmed in consultation with TfGM) , shall be submitted to and approved in writing 
by the City Council as Local Planning Authority.The approved scheme shall be 
implemented in full before use of the residential premises first commences.  

 



Reason - Pursuant to National Planning Policy Framework policies (PPS 1 (22) and 
PPS 25 (F8)) and DM1 

 
51
) 

Any Deliveries, servicing and collections associated with the management of the 
building and ancillary uses associated with each relevant Phase (Phase C or E (as 
detailed in condition 3 above)) including waste collections shall not take place 
outside the following hours: 

 

07:30 to 20:00 Monday to Saturday 

10:00 to 18:00 Sundays and Bank Holidays 

 

Reason - In interests of residential amenity in order to reduce noise and general 
disturbance in accordance with saved policy DC26 of the Unitary Development Plan 
for the City of Manchester and policies SP1 and DM1 of the Core Strategy. 

 
52
) 

Prior to occupation of Phase E as detailed on condition 3 a servicing strategy for the 
building shall be submitted to and approved in writing by the local planning authority 
to include evidence of consultation to seek agreement to the plan with the adjacent 
building owners and their agents. 

 

Servicing shall be carried out in accordance with the approved management plan. 

 

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

 
53
) 

The development of Phase E (as detailed in condition 3 above) hereby approved 
shall include for full disabled access to be provided to all areas of public realm and 
via the main entrances and to the floors above.  

 

Reason - To ensure that satisfactory disabled access is provided by reference to the 
provisions Core Strategy policy DM1 

 
54
) 

The window(s) at ground level, of Phase E (as detailed in condition 3 above) fronting 
onto the Park shall be retained as a clear glazed window opening at all times and 
views into the premises shall not be screened or obscured in any way. 

 



Reason - The clear glazed window(s) is an integral and important element in design 
of the ground level elevations and are important in maintaining a visually interesting 
street-scene consistent with the use of such areas by members of the public, and so 
as to be consistent with saved policy DC14 of the Unitary Development Plan for the 
City of Manchester and policies SP1 and DM1 of the Core Strategy. 

 
55
) 

Phase E (as detailed in condition 3 above) shall be carried out in accordance with 
the Crime Impact Assessment Version A dated 04-09-19 (Office).The development 
shall only be carried out in accordance with these approved details. The 
development hereby approved shall not be occupied or used until the 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 
Strategy and to reflect the guidance contained in the National Planning Policy 
Framework 

 
56
) 

Phase E (as detailed in condition 3 above) shall be carried out in accordance with 
Appendix 7.2 Framework Travel Plan within the Mayfield Phase 1: EIA Volume 1 
dated September 2019 by Deloitte Real Estate. 

 

In this condition a travel plan means a document that includes the following: 

 

i) the measures proposed to be taken to reduce dependency on the private car by 
residents and those [attending or] employed in the development; 

ii) a commitment to surveying the travel patterns of residents during the first three 
months of 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; 

vi) measures to identify and promote walking routes connecting Piccadilly Station, 
the Metrolink, the City Centre and areas towards the Etihad Campus and New 
Islington; 

vii) details of cycle parking within the public realm 

 



Within six months of the first use of the development, a revised Travel Plan which 
takes into account the information about travel patterns gathered pursuant to item 
(ii) above shall be submitted to and approved 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 and 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 SP1, T2 and DM1 of the 
Core Strategy, the Guide to Development in Manchester SPD (2007) and Greater 
Manchester Air Quality action plan 2016. 

 

 
57
) 

Prior to the commencement of Phase E (as detailed in condition E above) a 
programmes for submission of final details of the public realm works and highway 
works as shown in dwgs numbered 0368-SEW-ZZ-00-DR-L-001100 Rev4, 0345-
SEW-P0-00-DR-L-001103 Rev3 and 0345-SEW-P0-00-DR-L-001104 Rev3 shall be 
submitted and approved in writing by the City Council as Local Planning Authority. 
The programme shall include an implementation timeframe and details of when the 
following details will be submitted: 

 

(a) Final details of the any required wind mitigation measures as set out in 
the Mayfield Phase 1: EIA Volume 1 dated September 2019 by Deloitte Real Estate; 

 

(b) Details of all hard (to include use of natural stone or other high quality materials) 
landscaping including to Baring Street and adjacent to the Mancunian Way; 

 

 

(c) Details of all soft landscaping works, (excluding tree planting) with species 
choice to be agreed in consultation with Greater Manchester Ecology Unit;  

 

(d) Details of the proposed tree species within the public realm including proposed 
size, species and planting specification including tree pits and design and details of 
on going maintenance; The proposed choice of planting shall be informed through 
input from a qualified ecologist and arboriculturalist to ensure that the planting is 
suitable for its proposed microclimate (including the impact of the massing, height 
and materials on adjacent buildings) and ground conditions and evidence that 
species choice will create seasonal interest and be adaptable to disease and future 
climate change scenarios;  



 

(e) Details of measures to create potential opportunities to enhance and create new 
biodiversity within the development to include, the choice of planting species within 
the public realm, bat boxes and bricks and bird boxes;  

 

(f) Location and design of all street furniture including seating, bins, bollards, 
handrails, recycling bins, play and exercise equipment, boundary treatments, 
planters and cycle parking provision: all to include features which fully consider and 
promote inclusive access (which includes older and disabled people);  

 

(g) Lighting around the site; 

 

(h )Details of temporary landscaping and boundaries to adjacent plots in line 
with the phasing within Temporary Treatment Plans within section 6.12 of the 
Masterplan Design and Access Statement by Studio Egret West; and 

 

(i) Details of how the design has minimised any potential hazards to the use of the 
public realm for the safe use of disabled people to include details of: designated 
routes for pedestrians; cyclists and vehicles; management of cyclists ; kerb edges; 
crossing and controlled crossing design and location; location of drop kerbs 
(including level areas between grass and hardstanding); location of rumble strips; 
location of raised crossings;design and location of any pop up power supplies; 
location of on site vehicle parking and drop off points; management of mortar cycle 
parking; provision of clear routes to ensure unrestricted access for all;  

 

and shall then be submitted and approved in writing by the City Council as local 
planning authority in accordance with the programme as agreed above. 

 

The approved scheme shall be implemented not later than 12 months from the date 
the proposed building is first occupied. If within a period of 5 years from the date of 
the planting of any tree or shrub, that tree or shrub or any tree or shrub planted 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 
or shrub of the same species and size as that originally planted shall be planted at 
the same place, 

 

Reason - To ensure a satisfactory development delivered in accordance with the 
above plans and in the interest of pedestrian and highway safety pursuant to 
pursuant to Section 170 of the NPPF 2019, 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 R1.1, I3.1, T3.1, S1.1, E2.5, E3.7 
and RC4 of the Unitary Development Plan for the City of Manchester and policies 
SP1, DM1, EN1, EN9 EN14 and EN15 of the Core Strategy. 

 
58
) 

Prior to occupation of any of the commercial units within Phase E (as detailed in 
condition 3 above) details of a signage strategy shall be submitted to and approved 
in writing by the City Council as Local Planning Authority. 

 

Reason - In the interests of visual amenity to enable careful attention to signage 
details and the level of visual clutter associated with any external seating is required 
to protect the character and appearance of this building in accordance with policies 
SP1 and DM1 of the Core Strategy. 

 
59
) 

The commercial units as shown on drawing 1811-BA-XX-00-DR-A-P-0100 REV 
C  shall remain as separate units and shall not be sub divided or amalgamated 
without the benefit of planning permission being secured. 

 

Reason- In the interests of residential amenity and to ensure the future viability and 
vitality of the commercial units pursuant to saved policy DC26 of the Unitary 
Development Plan for the City of Manchester and policies DM1, C5 and SP1 of the 
Manchester Core Strategy. 

 
60
) 

No externally mounted telecommunications equipment shall be mounted on any part 
of the Phase E (as detailed in condition 3 above) building hereby approved, 
including the roofs other than with express written consent of the Local Planning 
Authority. 

 

Reason - In the interest of visual amenity pursuant to Core Strategy Policies DM1 
and SP1 

 
61
) 

No amplified sound or any music shall be produced or played in any part of the site 
outside of each relevant phase of development (Phase C or E (as detailed in 
condition 3 above)) building other than in accordance with a scheme detailing the 
levels at which any music shall be played and the hours during which it shall be 
played which has been submitted to and approved in writing by the City Council as 
local planning authority.  

 

Reason - In interests of residential amenity in order to reduce noise and general 
disturbance in accordance with saved policy DC26 of the Unitary Development Plan 
for the City of Manchester and policies SP1 and DM1 of the Core Strategy. 



 

The development hereby approved shall include for full disabled access to be 
provided to all areas of public realm and via the main entrances and to the floors 
above. 

 

Reason - To ensure that satisfactory disabled access is provided by reference to the 
provisions Core Strategy policy DM1 

 
62
) 

The commercial units, within each relevant phase (Phase C or E (as detailed in 
condition 3 above)) as indicated on drawings 0439-SEW-ZZ-00-DR-A-001100 Rev 
P3 (Proposed - Level 00 (Ground)), 0439-SEW-ZZ-B1-DR-A-1099 Rev P3 
(Proposed Floor Plan, Level B1; 1811-BA-XX-99-DR-A-P-0099 Rev A (Planning, 
Basement floor plan, Proposed); 1811-BA-XX-00-DR-A-P-0100 Rev C (Planning, 
Ground floor plan, Proposed)XXXXX can be occupied as Use Classes E a, b, c, e, 
f and / or Use Class Sui Generis (p) and (q)) (excluding convenience retail). Class E 
(d) shall be permitted within the MSCP. 

 

The first use of each commercial unit to be implemented shall thereafter be the 
permitted use of that unit and any further change of use may be the subject of the 
requirement of a new application for planning permission or subject to the 
requirements of the Town and Country Planning (General Permitted Development) 
Order 2015. 

 

Reason - For the avoidance of doubt and in order to secure a satisfactory form of 
development due to the particular circumstance of the application site, ensuring the 
vitality of the units and in the interest of residential amenity, pursuant policy DM1 of 
the Core Strategy for Manchester. 

 
63
) 

In the event that any of the commercial units,within each relevant phase (Phase C or 
E) (as detailed in condition 3 above)) as indicated on drawings 0439-SEW-ZZ-00-
DR-A-001100 Rev P3 (Proposed - Level 00 (Ground)), 0439-SEW-ZZ-B1-DR-A-
1099 Rev P3 (Proposed Floor Plan, Level B1; 1811-BA-XX-99-DR-A-P-0099 Rev A 
(Planning, Basement floor plan, Proposed); 1811-BA-XX-00-DR-A-P-0100 Rev C 
(Planning, Ground floor plan, Proposed)XXXX are occupied as a Class E (b) or Sui 
Generis Use (p and q) , prior to their first use the following details must be submitted 
and agreed in writing by the City Council, as Local Planning Authority.   

 

These details are as follows: 

 



Management of patrons and control of external areas. For the avoidance of doubt 
this shall include: 

 

*An Operating Schedule for the premises (prevention of crime and disorder, 
prevention of public nuisance, Management of smokers) 

 

*Details of a Dispersal Procedure 

 

* Mechanism for ensuring windows and doors remain closed after 9pm 

 

The approved scheme shall be implemented upon first use of the premises and 
thereafter retained and maintained. 

 

Reason - To safeguard the amenities of nearby residential and hotel occupiers as, 
pursuant to policies SP1, DM1 and C10 of the Manchester Core Strategy and to 
saved policy DC26 of the Unitary Development Plan for Manchester. 

 

Prior to implementation of any proposed lighting scheme details of any proposed 
lighting scheme including a report to demonstrate that the proposed lighting levels 
would not have any adverse impact on the amenity of residents within this and 
adjacent developments shall be submitted to and agreed in writing by the City 
Council as local planning authority. 

 

Reason - In the interests of visual and residential amenity pursuant to Core Strategy 
policies SP1, CC9, EN3 and DM1 of the Core Strategy 

 
64
) 

Before the Phase E (as detailed in condition 3 above) building is first brought into 
use details of a Management Strategy for the building including details of on site 
management and security shall be submitted to and approved in writing by the City 
Council as Local Planning Authority. 

 

Reason - In the interests of public safety and pursuant to policies DM1 and SP1 of 
the Core Strategy 

 



65
) 

The hard landscaping materials to be used on phase F, G, H shall be in accordance 
with the materials as identified on MAY101-WSL-EXT-GIL-DR-7060-0102 and as 
set out within PPO Connor's Sample Tracking Folder dated March 2022. 

 

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. 

 
66
) 

Works to the river, in association with the delivery of Phase F (as detailed in 
Condition 3 above) shall be undertaken in accordance with the following documents 
Mayfield Geomorphological Assessment (December 2020) prepared by Buro 
Happold; Existing Site Conditions (drawing ref. 0046688-BHE-XX-XX-DR-W-0001 
Rev B); Proposed General Arrangement (drawing ref. 0046688-BHE-XX-XX-DR-W-
0002 Rev B); Proposed Edge Treatment (drawing ref. 0046688-BHE-XX-XX-DR-W-
0007 Rev C); Proposed Sections (drawing refs. 0046688-BHE-XX-XX-DR-W-0003 
Rev B; 0046688- BHE-XX-XX-DR-W-0004 Rev B; 0046688-BHE-XX-XX-DR-W-
0005 Rev B; 0046688- BHE-XX-XX-DR-W-0007 Rev B and, 0046688-BHE-XX-XX-
DR-W-0008 Rev B); and Design Note prepared by Buro Happold Hydraulic 
Modelling - Mayfield Park Phase 1 Full Build Out -Approved by the EA on 4th March 
2021 all as updated and supplemented by the Buro Happold Technical Note 20 April 
2021 Rev 03 -Information to Support Discharge of Condition 66 and Hydraulic 
Modelling - Mayfield Park Full Build Out (Technical Note) Rev 02 approved under 
CDN/20/0866 and detailed in condition 2 in addition to Emergency Riverside Access 
Drawing Sketch MAY101-WSB-EXT-BUR-SK-7060-0001 S1.2., Mayfield Hydraulic 
Modelling As-Built Update TN00 (Project No. 0046688, Buro Happold, 6 May 2022), 
and Summary of River Channel Alterations and Remedial Work, (Project: 1076-13 
Mayfield Park, Civic Engineers Ltd, 13/05/22 - V02 

 

Reason 

 

To ensure that there are no detrimental impacts to flood levels, flood storage or 
flood flow routes. To secure opportunities for enhancing the site's nature 
conservation and geomorphological value in line with national planning policy and 
adopted policy EN9 & EN12 of the Manchester Core Strategy (2012) and to work 
towards the objectives of the Water Framework Directive (2000/60/EC) by 
maximising opportunities to naturalise the watercourse through this heavily modified 
water body, and prevent any detrimental impacts to the hydromorphology quality 
element. 

 
67
) 

Phases F, G and H shall be operated in accordance with Estate Management 
Strategy Mayfield June 2022: Appendix 1.0 - Event Management Strategy the 
condition is discharged subject to opening hours being from dusk until dawn; 
Proposed CCTV Plan ref no 0042912 Rev D; and Deloittes e-mail dated 11 01 23 as 
discharged under CDN/22/0627.  



 

Reason  

 

To ensure the protection of wildlife and supporting habitat. Also, to secure 
opportunities for enhancing the site's nature conservation value in line with National 
planning policy paragraphs 170 and 175 and adopted policy EN9 & EN15 of the 
Manchester Core Strategy (2012).  

 

 
68
) 

Phases F, G and H shall be operated in accordance with Estate Management 
Strategy Mayfield June 2022: Appendix 1.0 - Event Management Strategy the 
condition is discharged subject to opening hours being from dusk until dawn; 
Proposed CCTV Plan ref no 0042912 Rev D; and Deloittes e-mail dated 11 01 23 as 
discharged under CDN/22/0627.  

 

Reason - In the interests of highway safety and amenity in accordance with saved 
policy DC26; of the Unitary Development Plan for the City of Manchester and 
policies SP1 and DM1 of the Core Strategy 

 

 
69
) 

Phases F, G and H shall be operated in accordance with Estate Management 
Strategy Mayfield June 2022 including Appendix 2.0 - Community Engagement 
Framework as discharged under CDN/22/0627.  

 

Reason - Pursuant to policies SP1 and DM1 of the Core Strategy 

 
70
) 

AuthoritPhases F, G and H shall be operated in accordance with Estate 
Management Strategy Mayfield June 2022: Appendix 1.0 - Event Management 
Strategy discharged under CDN/22/0627. 

 

Reason 

 

Pursuant to Core Strategy Policies SP1 and DM1 of the Core Strategy 

 
71
) 

The strategy for the how the circularity in all features of material sourcing, 
design,construction and stewardship will be secured and monitored, with reference 
to the Phase 1 Sustainability Statement (Application 1) 27 September 2019, shall be 



undertaken in accordance with MAY101-WSL-EXT-GIL-DC-7000-0500 Planning 
Condition Discharge document dated February 2022. 

 

Within 6 months of the completion of development a Monitoring Report to assess 
the performance of the Strategy, lessons learnt, constraints and any proposed 
mitigating measures for improving performance on futures phases and overcoming 
constraints shall be submitted to the City Council.   

 

Reason - In order to minimise the environmental impact of the development, 
pursuant to policies SP1, DM1, EN4 and EN8 of Manchester's Core Strategy, and 
the principles contained within The Guide to Development in Manchester SPD 
(2007) and the National Planning Policy Framework. 

 
72
) 

A bird nesting strategy for the entire site shall be undertaken in accordance with 
Appendix 9.2A (Bird Nesting Strategy) of the ES Addendum dated October 2021, 
submitted to and approved in writing by the City Council as Local Planning 
Authority. The agreed Strategy and Monitoring Plan shall be adhered to and 
implemented in full. 

 

Reason - To ensure a satisfactory development delivered in accordance with the 
above plans pursuant to Section 170 of the NPPF 2019 and policies SP1, DM1, 
EN1, EN9 and EN15 of the Core Strategy.  

 
73
) 

All external lighting shall be installed and operated as part of Phase F in accordance 
with agreed specifications and locations set out in MAY101-WSL-EXT-FRA-DC-
7000-0001, MAY101-WSL-EXT-FRA-DC-7000-0003, MAY101-WSL-EXT-FRA-DC-
7060-0001 and MAY101-WSL-EXT-FRA-DC-7060-0002 detailing how and where 
street lighting will be installed and through appropriate lighting contour plans 
demonstrated clearly that any impacts on the River Medlock for bats is negligible; 
and specify frequency and duration of use. All external lighting shall be installed and 
operated in accordance with agreed specifications and locations set out in the 
approved strategy and plans 

 

Reason : In the interests of the protection of bat roosts and associated foraging and 
commuting areas pursuant Section 15 of the National Planning Policy Framework 
and pursuant to Core Strategy policies EN15 and SP1 

 
74
) 

Phase F shall be carried out in accordance with the details of the public realm works 
and highway works as shown in dwgs numbered MAY101-WSL-EXT-GIL-DR-7060-
0105; MAY101-WSL-EXT-GIL-DR-7060-0102; MAY101-WSL-EXT-GIL-DR-7060-
0106; MAY101-WSL-EXT-GIL-DR-7060-0127 MAY101-WSL-EXT-GIL-DR-7060-
0123; MAY101-WSL-EXT-GIL-DR-7060-0124; MAY101- WSL-EXT-GIL-DR-7060-
0119; MAY101-WSL-EXT-GIL-DR-7060-0125; MAY101-WSL-EXTGIL-DR-7060-



0105; MAY101-WSL-EXT-GIL-DR-7060-0126; MAY101-WSL-EXT-GIL-DR-7060-
0107; MAY101-WSL-EXT-GIL-DR-7060-0113; MAY101-WSL-EXT-GIL-DR-7060-
0409; MAY101-WSL-EXT-GIL-DR-7060-0118; MAY101-WSL-EXT-GIL-DR-7060-
0117;MAY101-WSL-EXT-GIL-DR-7060-0116; MAY101-WSL-EXT-GIL-DR-7060-
0115; MAY101-WSL-EXT-GIL-DR-7060-0119, submitted and approved in writing by 
the City Council as Local Planning Authority, which for the avoidance of doubt, 
includes: 

 

(a) hard landscaping materials as shown on MAY101-WSL-EXT-GIL-DR-7060-0102 
and MAY101-WSL-EXT-GIL-DR-7020-0333; 

 

(b) soft landscaping works (excluding tree planting) as shown on MAY101-WSL-
EXT-GILDR-7060-0118; MAY101-WSL-EXT-GIL-DR-7060-0117; MAY101-WSL-
EXT-GIL-DR-7060- 0116; MAY101-WSL-EXT-GIL-DR-7060-0115; MAY101-WSL-
EXT-GIL-DR-7060-0119; 

MAY101-WSL-EXT-GIL-DR-7020-0416; MAY101-WSL-EXT-GIL-DR-7020-0417; 
MAY101-WSL-EXT-GIL-DR-7020-0418; MAY101-WSL-EXT-GIL-DR-7020-0419; 
MAY101-WSL-EXT GIL-DR-7020-0420; MAY101-WSL-EXT-GIL-DR-7020-0421; 
MAY101-WSL-EXT-GIL-DR- 

7020-0422; MAY101-WSL-EXT-GIL-DR-7020-0423; MAY101-WSL-EXT-GIL-DR-
7020-0424; MAY101-WSL-EXT-GIL-DR-7020-0425; and MAY101-WSL-EXT-GIL-
DR-7020-0426; 

 

(c) Proposed planting locations of trees, tree pit details and tree species to be 
provided in the public realm as shown on ref Dwg. MAY101-WSL-EXT-GIL-DR-
7060-0409; MAY101-WSL-EXT-GIL-DR-7020-0400; MAY101-WSL-EXT-GIL-DR-
7020-0401; MAY101- 

WSL-EXT-GIL-DR-7020-0402; MAY101-WSL-EXT-GIL-DR-7020-0403 and 
maintained in accordance with Planning Condition Discharge document dated 
October 2021 prepared by Gillespies. 

 

(d) Details of measures to create potential opportunities to enhance and create new 
biodiversity within the development as set out within the Ecology Strategy (Appendix 
9.1A) prepared by BuroHappold dated 12 October 2021, including Appendix A and 
B; 

 

(e) Street furniture as shown on MAY101-WSL-EXT-GIL-DR-7060-0106; 

 



(f) Lighting around the site and shown on MAY101-WSL-EXT-FRA-DC-7000-0001, 
MAY101-WSL-EXT-FRA-DC-7000-0003, MAY101-WSL-EXT-FRA-DC-7060-0001 
and MAY101-WSL-EXT-FRA-DC-7060-0002; 

 

(g) Details of how the design has minimised any potential hazards to the use of the 
public realm for the safe use of disabled people as set out in MAY101-WSL-EXT-
GIL-DC- 7000-0500 Planning Condition Discharge document dated February 2022 
prepared by 

Gillespies; and 

 

(h) Details of temporary landscaping for Phase X (as identified on MAY101-WSL-
EXT-GIL-DR-7060-0127 Rev 01) shown on MAY101-WSL-EXT-GIL-DR- 7060-0102 
and boundaries to adjacent plots in line with the phasing as approved under 
condition 3. 

 

The approved scheme shall be implemented not later than 12 months from the date 
the proposed building is first occupied. If within a period of 5 years from the date of 
the planting of any tree or shrub, that tree or shrub or any tree or shrub planted 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 
or shrub of the same species and size as that originally planted shall be planted at 
the same place. 

 

 

Reason - To ensure a satisfactory development delivered in accordance with the 
above plans and in the interest of pedestrian and highway safety pursuant to 
pursuant to Section 170 of the NPPF 2019, 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 R1.1, I3.1, T3.1, S1.1, E2.5, E3.7 
and RC4 of the Unitary Development Plan for the City of Manchester and policies 
SP1, DM1, EN1, EN9 EN14 and EN15 of the Core Strategy. 

 

 
75
) 

The proposed lighting scheme shall be carried out in accordance with MAY101-
WSL-EXT-FRA-DC-7000-0001, MAY101-WSL-EXT-FRA-DC-7000-0003, MAY101-
WSL-EXT-FRA-DC-7060-0001 and MAY101-WSL-EXT-FRA-DC-7060-0002 to 
ensure that that the proposed lighting levels would not have any adverse impact on 
the amenity of residents within this and adjacent developments shall be submitted to 
and agreed in writing by the City Council as local planning authority.  

 



Reason - In the interests of visual and residential amenity pursuant to Core Strategy 
policies SP1, CC9, EN3 and DM1 of the Core Strategy. 

 
76
) 

Phase F (as detailed in condition 3 above)- If any lighting at the development hereby 
approved, when illuminated, causes glare or light spillage which in the opinion of the 
Council as local planning authority causes detriment to adjoining and nearby 
residential properties, within 14 days of a written request, a scheme for the 
elimination of such glare or light spillage shall be submitted to the Council as local 
planning authority and once approved shall thereafter be retained in accordance 
with details which have received prior written approval of the City Council as Local 
Planning Authority.  

 

Reason - In order to minimise the impact of the illumination of the lights on the 
occupiers of nearby residential accommodation, pursuant to policies SP1 and DM1 
of the Core Strategy 

 
77
) 

The strategy for the how the circularity in all features of material sourcing, 
design,construction and stewardship will be secured and monitored, with reference 
to the Phase 1 Sustainability Statement (Application 1) 27 September 2019, shall be 
undertaken in accordance with MAY101-WSL-EXT-GIL-DC-7000-0500 Planning 
Condition Discharge document dated February 2022. 

 

Within 6 months of the completion of development a Monitoring Report to assess 
the performance of the Strategy, lessons learnt, constraints and any proposed 
mitigating measures for improving performance on futures phases and overcoming 
constraints shall be submitted to the City Council.   

 

Reason - In order to minimise the environmental impact of the development, 
pursuant to policies SP1, DM1, EN4 and EN8 of Manchester's Core Strategy, and 
the principles contained within The Guide to Development in Manchester SPD 
(2007) and the National Planning Policy Framework. 

 
78
) 

Prior to any Phase H (as detailed in condition 3 above) commencing a lighting 
design strategy for external lighting shall be submitted to and approved in writing by 
the LPA. The strategy shall: 

 

(a) show how and where street lighting will be installed and through appropriate 
lighting contour plans demonstrated clearly that any impacts on the River Medlock 
for bats is negligible; and 

 



(b) Specify frequency and duration of use. 

 

All external lighting shall be installed and operated in accordance with agreed 
specifications and locations set out in the strategy 

Reason 

In the interests of the protection of bat roosts and associated foraging and 
commuting areas pursuant Section 15 of the National Planning Policy Framework 
and pursuant to Core Strategy policies EN15 and SP1 

 
79
) 

Phase H (as detailed in condition 3 above) shall be carried out in accordance with 
the details of the public realm works and highway works as shown in dwgs 
numbered MAY101-WSL-EXT-GIL-DR-7060-0105; MAY101-WSL-EXT-GIL-DR-
7060-0102; MAY101-WSL-EXT-GIL-DR-7060-0106; MAY101-WSL-EXT-GIL-DR-
7060-0127 MAY101-WSL-EXT-GIL-DR-7060-0123; MAY101-WSL-EXT-GIL-DR-
7060-0124; MAY101- WSL-EXT-GIL-DR-7060-0119; MAY101-WSL-EXT-GIL-DR-
7060-0125; MAY101-WSL-EXTGIL-DR-7060-0105; MAY101-WSL-EXT-GIL-DR-
7060-0126; MAY101-WSL-EXT-GIL-DR-7060-0107; MAY101-WSL-EXT-GIL-DR-
7060-0113; MAY101-WSL-EXT-GIL-DR-7060-0409; MAY101-WSL-EXT-GIL-DR-
7060-0118; MAY101-WSL-EXT-GIL-DR-7060-0117;MAY101-WSL-EXT-GIL-DR-
7060-0116; MAY101-WSL-EXT-GIL-DR-7060-0115; MAY101-WSL-EXT-GIL-DR-
7060-0119, submitted and approved in writing by the City Council as Local Planning 
Authority, which for the avoidance of doubt, includes: 

 

(a) hard landscaping materials as shown on MAY101-WSL-EXT-GIL-DR-7060-0102 
and MAY101-WSL-EXT-GIL-DR-7020-0333; 

 

(b) soft landscaping works (excluding tree planting) as shown on MAY101-WSL-
EXT-GILDR-7060-0118; MAY101-WSL-EXT-GIL-DR-7060-0117; MAY101-WSL-
EXT-GIL-DR-7060- 0116; MAY101-WSL-EXT-GIL-DR-7060-0115; MAY101-WSL-
EXT-GIL-DR-7060-0119; MAY101-WSL-EXT-GIL-DR-7020-0416; MAY101-WSL-
EXT-GIL-DR-7020-0417; MAY101-WSL-EXT-GIL-DR-7020-0418; MAY101-WSL-
EXT-GIL-DR-7020-0419; MAY101-WSL-EXT GIL-DR-7020-0420; MAY101-WSL-
EXT-GIL-DR-7020-0421; MAY101-WSL-EXT-GIL-DR-7020-0422; MAY101-WSL-
EXT-GIL-DR-7020-0423; MAY101-WSL-EXT-GIL-DR-7020-0424; MAY101-WSL-
EXT-GIL-DR-7020-0425; and MAY101-WSL-EXT-GIL-DR-7020-0426; 

 

(c) Proposed planting locations of trees, tree pit details and tree species to be 
provided in the public realm as shown on ref Dwg. MAY101-WSL-EXT-GIL-DR-
7060-0409; MAY101-WSL-EXT-GIL-DR-7020-0400; MAY101-WSL-EXT-GIL-DR-
7020-0401; MAY101-WSL-EXT-GIL-DR-7020-0402; MAY101-WSL-EXT-GIL-DR-
7020-0403 and maintained in accordance with Planning Condition Discharge 
document dated October 2021 prepared by Gillespies. 



 

(d) Details of measures to create potential opportunities to enhance and create new 
biodiversity within the development as set out within the Ecology Strategy (Appendix 
9.1A) prepared by BuroHappold dated 12 October 2021, including Appendix A and 
B; 

 

(e) Street furniture as shown on MAY101-WSL-EXT-GIL-DR-7060-0106; 

 

(f) Lighting around the site and shown on MAY101-WSL-EXT-FRA-DC-7000-0001, 
MAY101-WSL-EXT-FRA-DC-7000-0003, MAY101-WSL-EXT-FRA-DC-7060-0001 
and MAY101-WSL-EXT-FRA-DC-7060-0002; 

 

(g) Details of how the design has minimised any potential hazards to the use of the 
public realm for the safe use of disabled people as set out in MAY101-WSL-EXT-
GIL-DC- 7000-0500 Planning Condition Discharge document dated February 2022 
prepared by Gillespies; and 

 

(h) Details of temporary landscaping for Phase X (as identified on MAY101-WSL-
EXT-GIL-DR-7060-0127 Rev 01) shown on MAY101-WSL-EXT-GIL-DR- 7060-0102 
and boundaries to adjacent plots in line with the phasing as approved under 
condition 3 

 

The approved scheme shall be implemented not later than 12 months from the date 
the proposed building is first occupied. If within a period of 5 years from the date of 
the planting of any tree or shrub, that tree or shrub or any tree or shrub planted 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 
or shrub of the same species and size as that originally planted shall be planted at 
the same place., 

 

Reason - To ensure a satisfactory development delivered in accordance with the 
above plans and in the interest of pedestrian and highway safety pursuant to 
pursuant to Section 170 of the NPPF 2019, 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 R1.1, I3.1, T3.1, S1.1, E2.5, E3.7 
and RC4 of the Unitary Development Plan for the City of Manchester and policies 
SP1, DM1, EN1, EN9 EN14 and EN15 of the Core Strategy.  

 
80
) 

All external lighting shall be installed and operated as part of Phase H in accordance 
with agreed specifications and locations set out in MAY101-WSL-EXT-FRA-DC-



7000-0001, MAY101-WSL-EXT-FRA-DC-7000-0003, MAY101-WSL-EXT-FRA-DC-
7060-0001 and MAY101-WSL-EXT-FRA-DC-7060-0002 detailing how and where 
street lighting will be installed and through appropriate lighting contour plans 
demonstrated clearly that any impacts on the River Medlock for bats is negligible; 
and specify frequency and duration of use. All external lighting shall be installed and 
operated in accordance with agreed specifications and locations set out in the 
approved strategy and plans. 

 

Reason - In the interests of visual and residential amenity pursuant to Core Strategy 
policies SP1, CC9, EN3 and DM1 of the Core Strategy. 

 
81
) 

Phase H (as detailed in condition 3 above)- If any lighting at the development 
hereby approved, when illuminated, causes glare or light spillage which in the 
opinion of the Council as local planning authority causes detriment to adjoining and 
nearby residential properties, within 14 days of a written request, a scheme for the 
elimination of such glare or light spillage shall be submitted to the Council as local 
planning authority and once approved shall thereafter be retained in accordance 
with details which have received prior written approval of the City Council as Local 
Planning Authority.  

 

Reason - In order to minimise the impact of the illumination of the lights on the 
occupiers of nearby residential accommodation, pursuant to policies SP1 and DM1 
of the Core Strategy 

 
82
) 

The strategy for the how the circularity in all features of material sourcing, 
design,construction and stewardship will be secured and monitored, with reference 
to the Phase 1 Sustainability Statement (Application 1) 27 September 2019, shall be 
undertaken in accordance with MAY101-WSL-EXT-GIL-DC-7000-0500 Planning 
Condition Discharge document dated February 2022. 

 

Within 6 months of the completion of development a Monitoring Report to assess 
the performance of the Strategy, lessons learnt, constraints and any proposed 
mitigating measures for improving performance on futures phases and overcoming 
constraints shall be submitted to the City Council.   

 

Reason - In order to minimise the environmental impact of the development, 
pursuant to policies SP1, DM1, EN4 and EN8 of Manchester's Core Strategy, and 
the principles contained within The Guide to Development in Manchester SPD 
(2007) and the National Planning Policy Framework. 

 

 



83
) 

Phase I (as detailed on condition 3 above) shall be carried out in accordance with 
the details of the public realm works and highway works as shown in dwgs 
numbered MAY101-WSL-EXT-GIL-DR-7060-0105; MAY101-WSL-EXT-GIL-DR-
7060-0102; MAY101-WSL-EXT-GIL-DR-7060-0106; MAY101-WSL-EXT-GIL-DR-
7060-0127 MAY101-WSL-EXT-GIL-DR-7060-0123; MAY101-WSL-EXT-GIL-DR-
7060-0124; MAY101- WSL-EXT-GIL-DR-7060-0119; MAY101-WSL-EXT-GIL-DR-
7060-0125; MAY101-WSL-EXTGIL-DR-7060-0105; MAY101-WSL-EXT-GIL-DR-
7060-0126; MAY101-WSL-EXT-GIL-DR-7060-0107; MAY101-WSL-EXT-GIL-DR-
7060-0113; MAY101-WSL-EXT-GIL-DR-7060-0409; MAY101-WSL-EXT-GIL-DR-
7060-0118; MAY101-WSL-EXT-GIL-DR-7060-0117;MAY101-WSL-EXT-GIL-DR-
7060-0116; MAY101-WSL-EXT-GIL-DR-7060-0115; MAY101-WSL-EXT-GIL-DR-
7060-0119, submitted and approved in writing by the City Council as Local Planning 
Authority, which for the avoidance of doubt, includes: 

 

(a) hard landscaping materials as shown on MAY101-WSL-EXT-GIL-DR-7060-0102 
and MAY101-WSL-EXT-GIL-DR-7020-0333; 

 

(b) soft landscaping works (excluding tree planting) as shown on MAY101-WSL-
EXT-GILDR-7060-0118; MAY101-WSL-EXT-GIL-DR-7060-0117; MAY101-WSL-
EXT-GIL-DR-7060- 0116; MAY101-WSL-EXT-GIL-DR-7060-0115; MAY101-WSL-
EXT-GIL-DR-7060-0119; MAY101-WSL-EXT-GIL-DR-7020-0416; MAY101-WSL-
EXT-GIL-DR-7020-0417; MAY101-WSL-EXT-GIL-DR-7020-0418; MAY101-WSL-
EXT-GIL-DR-7020-0419; MAY101-WSL-EXT GIL-DR-7020-0420; MAY101-WSL-
EXT-GIL-DR-7020-0421; MAY101-WSL-EXT-GIL-DR-7020-0422; MAY101-WSL-
EXT-GIL-DR-7020-0423;  

 

MAY101-WSL-EXT-GIL-DR-7020-0424; MAY101-WSL-EXT-GIL-DR-7020-0425; 
and MAY101-WSL-EXT-GIL-DR-7020-0426; 

 

(c) Proposed planting locations of trees, tree pit details and tree species to be 
provided in the public realm as shown on ref Dwg. MAY101-WSL-EXT-GIL-DR-
7060-0409; MAY101-WSL-EXT-GIL-DR-7020-0400; MAY101-WSL-EXT-GIL-DR-
7020-0401; MAY101-WSL-EXT-GIL-DR-7020-0402; MAY101-WSL-EXT-GIL-DR-
7020-0403 and maintained in accordance with Planning Condition Discharge 
document dated October 2021 prepared by Gillespies. 

 

(d) Details of measures to create potential opportunities to enhance and create new 
biodiversity within the development as set out within the Ecology Strategy (Appendix 
9.1A) prepared by BuroHappold dated 12 October 2021, including Appendix A and 
B; 

 



(e) Street furniture as shown on MAY101-WSL-EXT-GIL-DR-7060-0106; 

 

(f) Lighting around the site and shown on MAY101-WSL-EXT-FRA-DC-7000-0001, 
MAY101-WSL-EXT-FRA-DC-7000-0003, MAY101-WSL-EXT-FRA-DC-7060-0001 
and MAY101-WSL-EXT-FRA-DC-7060-0002; 

 

(g) Details of how the design has minimised any potential hazards to the use of the 
public realm for the safe use of disabled people as set out in MAY101-WSL-EXT-
GIL-DC- 7000-0500 Planning Condition Discharge document dated February 2022 
prepared by Gillespies; and 

 

(h) Details of temporary landscaping for Phase X (as identified on MAY101-WSL-
EXT-GIL-DR-7060-0127 Rev 01) shown on MAY101-WSL-EXT-GIL-DR- 7060-0102 
and boundaries to adjacent plots in line with the phasing as approved under 
condition 3 

 

The approved scheme shall be implemented not later than 12 months from the date 
the proposed building is first occupied. If within a period of 5 years from the date of 
the planting of any tree or shrub, that tree or shrub or any tree or shrub planted 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 
or shrub of the same species and size as that originally planted shall be planted at 
the same place., 

 

Reason - To ensure a satisfactory development delivered in accordance with the 
above plans and in the interest of pedestrian and highway safety pursuant to 
pursuant to Section 170 of the NPPF 2019, 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 R1.1, I3.1, T3.1, S1.1, E2.5, E3.7 
and RC4 of the Unitary Development Plan for the City of Manchester and policies 
SP1, DM1, EN1, EN9 EN14 and EN15 of the Core Strategy. 

 

 
84
) 

All external lighting shall be installed and operated as part of Phase I in accordance 
with agreed specifications and locations set out in MAY101-WSL-EXT-FRA-DC-
7000-0001, MAY101-WSL-EXT-FRA-DC-7000-0003, MAY101-WSL-EXT-FRA-DC-
7060-0001 and MAY101-WSL-EXT-FRA-DC-7060-0002 detailing how and where 
street lighting will be installed and through appropriate lighting contour plans 
demonstrated clearly that any impacts on the River Medlock for bats is negligible; 
and specify frequency and duration of use. All external lighting shall be installed and 



operated in accordance with agreed specifications and locations set out in the 
approved strategy and plans. 

 

Reason - In the interests of visual and residential amenity pursuant to Core Strategy 
policies SP1, CC9, EN3 and DM1 of the Core Strategy. 

 
85
) 

Phase I (as detailed in condition 3 above)- If any lighting at the development hereby 
approved, when illuminated, causes glare or light spillage which in the opinion of the 
Council as local planning authority causes detriment to adjoining and nearby 
residential properties, within 14 days of a written request, a scheme for the 
elimination of such glare or light spillage shall be submitted to the Council as local 
planning authority and once approved shall thereafter be retained in accordance 
with details which have received prior written approval of the City Council as Local 
Planning Authority.  

 

Reason - In order to minimise the impact of the illumination of the lights on the 
occupiers of nearby residential accommodation, pursuant to policies SP1 and DM1 
of the Core Strategy 

 
86
) 

Measures to safeguards the bat roost within the Hoyle Street culvert from lighting, 
noise and vibration during construction shall be undertaken in accordance with BH 
Document Condition 86 - Hoyle Street Culvert, submitted and agreed in writing to 
the LPA. This agreed method statement shall be adhered to and implemented in full. 

 

In the interests of the protection of bat roosts and associated foraging and 
commuting areas pursuant Section 15 of the National Planning Policy Framework 
and pursuant to Core Strategy policies EN15 and SP1. 

 
87
) 

Prior to commencement of development for Phase X, as identified on MAY101-
WSLEST-GIL-DR-7060-0129-S4-01, full details shall be submitted and agreed in 
writing with the Local Planning Authority. The details of this phase of development 
shall be implemented in accordance with the agreed details 

 

Reason - To ensure a satisfactory development delivered in accordance with the 
above plans and in the interest of pedestrian and highway safety pursuant to 
pursuant to Section 170 of the NPPF 2019, 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 R1.1, I3.1, T3.1, S1.1, E2.5, E3.7 
and RC4 of the Unitary Development Plan for the City of Manchester and policies 
SP1, DM1, EN1, EN9 EN14 and EN15 of the Core Strategy. 

 



88
) 

Prior to installation of any artwork within the Mayfield Park an Artwork Strategy shall 
be submitted and agreed in writing with the Local Planning Authority, with details of 
art to be submitted in accordance with that agreed Strategy. 

 

Reason: To ensure that any Strategy is delivered in a satisfactory manner, pursuant 
to Policy DM1 of the Core Strategy. 

 
89
) 

Before the operation of each ground floor / basement commercial units within each 
relevant phase of development (Phase C or E (as detailed in condition 3 
above) commences, details of how the units will be acoustically insulated and 
treated to limit the break out of noise to adjacent noise sensitive uses shall be 
submitted for approval in writing by the City Council, as Local Planning Authority. 
This shall include a noise study of the premises and a scheme of acoustic treatment. 

 

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, 
respectively. The scheme proposed may need to include different measures such as 
acoustic lobbies at access and egress points of the premises, acoustic treatment of 
the building structure, sound limiters linked to sound amplification equipment and 
specified maximum internal noise levels. 

 

The approved noise insulation scheme shall be completed before any of the 
approved uses commence. 

 

Prior to occupation a post completion report to verify that all of the recommended 
mitigation measures have been installed and effectively mitigate any potential 
adverse noise impacts in adjacent residential accommodation arising directly from 
the proposed development shall be submitted and agreed in writing by the City 
Council as local planning authority. Prior to occupation any non compliance shall be 
suitably mitigated in accordance with an agreed scheme.  

 

The approved details shall be implemented and remain in place for as long as the 
unit is in use (and any subsequent permitted changes of use under Class E)  

 

Reason - To secure a reduction in noise in order to protect future residents from 
noise nuisance, pursuant to policies SP1 and DM1 of the Core Strategy and saved 
UDP Policy DC26 
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) 

Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) (England) Order 2015 (or any order revoking and re-
enacting that Order with or without modification): 

 

The ground floor / basement commercial units of the development as shown on 
0439-SEW-ZZ-00-DR-A-001100 Rev P3 (Proposed - Level 00 (Ground)), 0439-
SEW-ZZ-B1-DR-A-1099 Rev P3 (Proposed Floor Plan, Level B1; 1811-BA-XX-99-
DR-A-P-0099 Rev A (Planning, Basement floor plan, Proposed); 1811-BA-XX-00-
DR-A-P-0100 Rev C (Planning, Ground floor plan, Proposed),within each relevant 
phase (Phase C or E)(as detailed in condition 3 above)) hereby approved shall only 
be used for Use Classes E a, b, c, e, f, g and / or Use Class Sui Generis (p) and (q)) 
(excluding convenience retail). Class E (d) is permitted in the MSCP.  

 

Reason - In the interest of protecting the amenity of the office users above pursuant 
to policies EC1, EC4 of the Manchester Core Strategy (2012). 
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) 

No doors (other than those designated as fire exits, access to the sub station and 
ground floor bin store shown on Dwgs 0439-SEW-ZZ-00-DR-A-001100 Rev P3 
(Proposed - Level 00 (Ground)), 0439-SEW-ZZ-B1-DR-A-1099 Rev P3 (Proposed 
Floor Plan, Level B1; 1811-BA-XX-99-DR-A-P-0099 Rev A (Planning, Basement 
floor plan, Proposed); 1811-BA-XX-00-DR-A-P-0100 Rev C (Planning, Ground floor 
plan, Proposed) shall open outwards onto adjacent public highway. 

 

 

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

The offices hereby approved shall be used only as offices to carry out any 
operational or administrative functions as set out under part (g)(i) of Use Class E 
and for no other purpose (including any other purpose in Class E of the Schedule to 
the Town and Country Planning (Use Classes) Order 1995 as amended, or any 
provision equivalent to that Class in any statutory instrument revoking and re-
enacting that Order with or without modification). 

 

Reason - To safeguard the amenities of the neighbourhood by ensuring that other 
uses which could cause a loss of amenity do not commence without prior approval 
pursuant to Core Strategy policies SP1 and DM1 and to ensure the permanent 
retention of the accommodation for office purposes. 
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) 

Prior to the first use of the development ,within each relevant phase (Phase C or 
E)(as detailed in condition 3 above)) hereby approved, details of the siting, scale 
and appearance of the solar panels to the roof of the buildings (including cross 
sections). The approved details shall then be implemented prior to the first use of 
the development and thereafter retained and maintained in situ. 

 

Reason - In the interest of ensuring the solar panels are installed and to ensure that 
they are appropriate in terms of visual amenity and solar glare pursuant to polices 
SP1, EN1, EN6 and DM1 of the Manchester Core Strategy (2012). 
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) 

The amenity space and roof terrace at level 4 (Offices) as shown in dwg 1811-BA-
XX-04-DR-A-P-0104 REV A hereby approved shall be used as ancillary facilities for 
office users or visitors to the office facilities and shall not be accessible or useable 
by the general public.  

 

Reason - To safeguard the amenities of the neighbourhood by ensuring that other 
uses which could cause a loss of amenity do not commence without prior approval 
pursuant to Core Strategy policies SP1 and DM1 and to ensure the permanent 
retention of the accommodation for office purposes. 

 
 

 
 
 


