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Demolition of existing buildings and re-development of site to construct four buildings varying in height from: ground plus 10 storeys; to ground plus 35 storeys incorporating 248 residential units residential units (Class C3); a hotel (Class C1); retail (Class A1); financial and professional (Class A2); restaurant and cafe (Class A3); drinking establishment (Class A4); hot food takeaway (Class A5); and 599 basement car parking spaces set within fully accessible public realm including new public open spaces; new pedestrian connections and new riverside walkways and spaces: together with related highways, access and servicing works, landscaping and associated works. 

088257/LO/2008/C1 

The placing of a new wall and balustrade of Victoria Bridge to create a new at grade physical connection between Blackfriars Street and Victoria Bridge street via a section of new riverside walkway associated with the concurrent application for redevelopment of land bounded by Blackfriars Street, Victoria Bridge Street, Deansgate and the River Irwell (Application No. 088133/FO/2008/C1) at Victoria Bridge and Victoria Bridge Street, Manchester, M3 2EQ.

088132/LO/2008/C1

Removal of brick structure concealing part of Blackfriars Bridge facade, removal of two 1.8 metre sections of balustrade and making good remaining stonework in connection with the creation of a new at grade physical connection between Blackfriars Street and Victoria Bridge Street via a section of new riverside walkway associated with the concurrent application for redevelopment of land bounded by Blackfriars Street, Victoria Bridge Street, Deansgate and the River Irwell (application No. 088133/FO/2008/C1) at Blackfriars Bridge / Blackfriars Street/ Victoria Street and Victoria Bridge Street, Manchester, M3 2EQ.
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	Applicant
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	Report of
	HEAD OF PLANNING



Purpose of report
To describe the above applications for Planning Permission and Listed Building consent, to set out the issues involved and to put forward recommendations. 

Recommendation

The Head of Planning recommends that the Committee:

i) Be MINDED TO APPROVE planning application 088133/FO/2008/C1 subject to referral to the Secretary of State for the Environment, Transport and the Regions in accordance with the Town and Country Planning Act 1990 and under the Town and Country Planning ( Shopping Development England and Wales )  ( No 2 )  Directions 1993,

ii) Approve Listed Building consent applications   088257/LO/2008/C1 and 088132/LO/2008/C1,

subject to the conditions listed, the reasons set out in this report and at the end of the report.

Financial Consequences for the Revenue Budget
There are no financial consequences for the Revenue Budget.

Financial Consequences for the Capital Budget
There are no financial consequences for the Revenue Budget.

Contact Officer(s)
	Anthony Mitchell

Julie Roscoe
	0161 234 4776 a.mitchell@manchester.gov.uk
0161 234 3294 

j.roscoe@manchester.gov.uk


Background Documents

Planning application 088133/FO/2008/C1 

Listed Building consent application 088257/LO/2008/C1

Listed Building consent application 088132/LO/2008/C1

The Unitary Development Plan for the City of Manchester (UDP) 

Manchester City Council Executive Report (dated 22 October 2008)

Manchester City Centre Strategic Plan 

Regional Centre Transport Strategy 

Bomb-damaged area Masterplan

DETR Circular 02/99 Environmental Impact Assessment 

Planning Policy Statement 1, 3, 5, 22 and 25

Planning Policy Guidance Notes 13, 15 and 24.

Third Party Consultations:
Over 925 residents, businesses and other third parties in the area were notified on each application.  It is customary for this list to be included in the report to Committee, however for this application it extends to many pages so in this instance the full list has been placed on the application files and not included in this report.  A plan has been attached which shows the extent of notification.
Responses of:
The Dean of Manchester - Manchester Cathedral

English Heritage (NW Region)

Commission for Architecture and the Built Environment

Environment and Operations (Highways) 

Manchester City Centre Management Company

City Centre Regeneration

Environment Agency

GMPTE

British Waterways Board

Manchester Airport

Civil Aviation Authority

Greater Manchester Police

Natural England

Director of Regulatory & Enforcement Services

Green Space Manager

Wards affected
City Centre Ward

Implications for:
	Anti-poverty
	Equal Opportunities
	Environment
	Employment

	   No
	Yes
	YES
	Yes


1.0 INTRODUCTION

1.1 
The planning application and accompanying listed building consent applications relate to a site measuring approximately 0.95 hectares that is bounded by Deansgate, Victoria Bridge Street, Blackfriars Street, and the River Irwell. Victoria Bridge and  Blackfriars Bridge which are both grade II listed structures adjoin the site.

1.2
The site occupies a prominent location in the northern part of the City Centre adjacent to the primary commercial and retail areas and is in close proximity to the inner ring road, which affords excellent accessibility. The site is close to Victoria railway station, Metrolink, Metro-shuttle, and a wide range of bus services to all destinations within Greater Manchester

1.3
It is within walking distance of all of the services and facilities of the City Centre, including Urbis, the Millennium Quarter, Manchester Arndale, the Central Business District and Spinningfields.  

1.4
Manchester Cathedral and Chethams School of Music, both Grade I Listed Buildings, are located to the north of the site.  The application site does not fall within a conservation area but is adjacent to the Cathedral Conservation Area. 

1.5
The surrounding area has benefited from significant investment over the last decade particularly within the City Centre Renewal Area. This site is the only remaining area within the master-plan which has not been redeveloped.  

1.7
The buildings in the surrounding area comprise a range of uses including retail, offices, residential, a telecoms interchange, cultural, social, hotel and a car park.  Most of the surrounding buildings are mid-twentieth century in architecture and are a product of their time. There are tall buildings on the site and in the area (as well as extant planning approvals)  which help to create a varied city skyline to this northern gateway.  

1.9
The site contains a mix of uses including an hotel (the existing tall-building element to the site), a restaurant, and a public car park.  The buildings fronting onto Deansgate are part derelict/part vacant presenting a dead frontage to the street.    

1.10
The current buildings turn their back on the River Irwell and the riverside walkway has poor accessibility with little permeability. It has no activity or natural surveillance and fails to promote views of the Grade II listed Blackfriars and Victoria Bridges.  There is a need and an opportunity to reconnect the riverside back in to the city at this stretch, and to exploit it as a resource.  

1.11 
A report to the Executive on 22 October 2008 sought endorsement of a redevelopment strategy for the existing Ramada complex as a key component of the City Centre North Framework Area.

1.12
The following recommendations were endorsed

· the redevelopment strategy for the Ramada Complex to include a landmark mixed-use scheme incorporating a hotel, grade A commercial development, residential development and retail;

· to approve in principle, subject to agreeing the detailed commercial arrangements for the redevelopment, the appropriation of the site for planning purposes under s232 of the Town and Country Planning Act 1990, and the delegate to the Chief Executive the authority to appropriate the site following such agreement; 

· request that Planning and Highways Committee take the redevelopment strategy into material consideration when determining any Planning Applications for this site; 

· to request that a further report be brought to the Executive in due course on the detailed commercial arrangements with the owners of the Ramada Complex; and

· to request that a further report be brought to the Executive in due course on the City Centre North Strategy.
2.0
THE APPLICATION

2.1
The application proposes the demolition of all existing buildings and comprehensive redevelopment to create four buildings varying in height from ground plus 10 storeys to ground plus 35 storeys incorporating 248 residential units (Class C3); a hotel (Class C1); offices (Class B1); retail (Classes A1, A2, A3, A4 and A5) and 599 basement car parking spaces all set within a new and fully accessible public realm including new public open spaces, a network of pedestrian connections and new riverside walkways and spaces, together with related highways, access and servicing works, landscaping and associated works
2.2
An integral part of the application is the creation of a riverside walkway along the entire length of the Irwell frontage at two levels, with the principal pedestrian thoroughfare along this route providing level access between Blackfriars Street and Victoria Bridge Street. This would necessitate the removal of a brick built structure and alterations to two modern 1.8 metre sections of balustrade to Blackfriars Bridge in order to establish a physical connection. This section of the bridge is listed by association to the main part of the bridge. The proposals affecting Victoria Bridge would involve a new glass balustrade adjacent to the existing solid stone balustrade to the listed bridge. At basement level a new wall would be joined to the abutment of the bridge, but would not affect the fabric of the bridge. The new walkway would meet a fundamental part of the objectives of the City Irwell Park Project being progressed jointly by Manchester City Council and Salford City Council together with other regeneration partners.

2.3
The changes to both the Victoria and Blackfriars bridges are the subject of the concurrent applications for Listed Building Consent (ref 088132/LO/2008/C1) and (ref 088257/LO/2008/C1), which are also considered in this report.    

2.4
The proposed floorspace is as follows: 

· Residential building: ground plus 35 storeys – 248 apartments;

· Hotel: ground plus 26 storeys – 250 guest rooms, 5 meeting rooms, restaurant, 600sqm ballroom; 

· Office 1: ground plus 10 storeys – 12,911 sq m;  

· Office 2: ground plus 11 storeys – 12,859 sq m; 

· 5,732 sq m gross of retailing; and 

· Car parking: 599 spaces at six below ground basement levels. 

The proposed layout of the buildings is shown on the plan attached to the report.

2.5
The tallest building would be ground plus 35 storeys and would help to define the junction of the City’s main routes of Deansgate and Market Street and would act as a beacon at the terminus of each street.  The other buildings would respond to this height, and the local city context, primarily the Cathedral and surrounding buildings would step down towards the north. 

2.6
All servicing would be off Blackfriars Street, beneath the residential building.  All parking, the energy centre, refuse and recycling storage and collection, servicing and delivery facilities are located and accessed underground, via this access point.  The remainder of the site would have active frontages providing a strong relationship with surrounding streets.  Café and restaurant uses would allow for seating and spill out areas.  The public realm represents over 50% of the site area.  Each of the uses would have concierge facilities and this, together with natural surveillance, overlooking, passive surveillance, clear glazed visually permeable spaces, would create a safe and secure environment.  

2.7
The development would be expected to achieve a BREEAM rating of very good, and it is anticipated that it will incorporate both a ‘combined heat and power’ facility, and ground-source heat-pump.  

2.8
In addition to the planning application forms, certificates, notices and drawings, the following documents have been submitted in support of the planning application: 

1. Landscape drawings and Public Realm Strategy;

2. Design and Access Statement;

3. Tall Buildings Statement

4. Crime Impact Statement

5. Waste Management & Minimisation Strategy

6. Fumes, Vapours and Ventilation Strategy

7. Environmental Standards Statement

8. Summary of Human Effects document

9. Statement of Community Involvement

10. Environmental Statement (comprising the following chapters           

                and appendices): 

a. Land Use and Planning Policy

b. Socio-Economic 

c. Transport and Access

d. Noise and Vibration

e. Air Quality 

f. Wind

g. Sunlight, Daylight and Overshadowing

h. Townscape and Visual Impact

i. Historic Environment

j. Archaeology

k. Ecology and Nature Conservation

l. Ground Conditions and Groundwater

m. Water resources, Flood Risk and Drainage



Telecommunications
2.9  Listed Building Consent (088132/LO/2008/C1)

2.9.1 In connection with the planning application, two applications    

seeking listed building consent have been submitted.  Both relate  to listed bridges within the development site.

2.9.2 The first application relates to Blackfriars Bridge, which lies 

adjacent to Blackfriars Street.  The application seeks consent to remove two sections of the existing parapet/balustrade and making good of stonework following the work; the removal of a small section of concrete, brickwork and balustrade railings and finally the removal of a brick buttress to allow for an existing archway to be exposed.

2.9.3 The work is required as part of the proposal to create a new at 

grade physical connection between Blackfriars Street and Victoria Bridge Street via a new riverside walkway.

2.9.4 The fabric of the bridge to be removed largely dates back to 1991 

and is stone clad reinforced concrete.  The balustrade sections to be removed would be minimal and relates to two small sections only.  The solid piers which frame the balustrades sections would be retained and it would be possible at a future time to replace the balustrade.  The buttress to be removed is of modern engineering brick and would allow for the full expanse of the bridge to be exposed.

2.9.5 By undertaking the proposed works it would be possible to create 

           a new pedestrian bridge, designed to be fully accessible and safe.

2.10 Listed Building Consent (088257/LO/2008/C1)

The second application which seeks listed building consent proposes for a new glass balustrade to approach (but not touch) the stone balustrade of Victoria Bridge, on Victoria Bridge Street, in addition for a new wall to join the abutment of the bridge at basement level.

2.11 The City Council has a land ownership interest in the site. Members are reminded that in determining this proposal, they are discharging their duties as Local Planning Authority and must disregard the City Councils ownership interest.

 3.0
PUBLICITY

3.1
The planning application has been advertised as:

· a major development;

· affecting the setting of listed buildings;

· a development for which an environmental impact assessment has been carried out; and

· a development in the public interest. 

The Listed Building Consent applications have been advertised as:

· a development affecting a Listed Building

Site notices have been displayed and businesses and residents in the area notified of the application, as a result the following have been received.

4 letters of objection which raise the following issues:

· Views from residential apartments would be dramatically cut down to the river.

· The church building and Urbis will be obscured.

· There are reservations about yet another tall apartment block.

· Proposal is trying to get the biggest building footprint.

· Buildings closest to the Cathedral should be smaller and lower and more sympathetic.

· The proposed development will only further increase traffic, dust and noise.

· The centre does not need another development.

· What about providing social housing in the area.

· There are too many level changes.

· The architecture is uninspiring and will contribute to the heat island effect.

· Public space may become a magnet for anti-social behaviour.

· It would cause disruption to local businesses.

4 letters of support from residents and businesses in the area who believe that:

· This would be an improvement on what is on site at present.

· The scheme offers an opportunity for maximising pedestrian links.

· The proposal would transform the site and open up links which would facilitate further regeneration.

3.2
In addition to the above, the applicant held a public consultation event on 28 and 29 October 2008 at the Cathedral Visitor Centre, opposite the site.  The applicant sent out invitations to 604 local residents and businesses, as well as an advertisement in the Manchester Evening News. 

4.0
CONSULTATIONS

· Director of Operational Services – no objections received.

· Head of Regulatory Services (Contaminated Land) – no objections received, recommends condition.

· Head of Regulatory and Enforcement Services – no objections received, however recommends standard conditions relating to noise insulation, hours of use and wheel wash.

· Head of Engineering Services –comments awaited and will be reported to Committee.

· Green Space Manager – has no objection.

· Landscape Practice  - no comments received.

· The Dean of Manchester, Manchester Cathedral – enthusiastically supports the application, believing it would present a clear and unique opportunity to influence change in this part of the City Centre.

· Director of Housing – no comments received

· CABE - Made the following comments: 

This is a promising scheme that should provide a striking landmark at this important northern gateway into Manchester and open up the undervalued River Irwell to the rest of the city. The design team presents a compelling logic for locating tall buildings in this location and we think the analysis that has underpinned this proposal could start to inform a city-wide strategy for tall buildings. In particular CABE supports the principle of a pairing of towers of the heights and forms proposed.  The two office buildings respect the setting of the Cathedral and the river. The proposals for the public realm should provide the City with a welcome new focal point for the riverside and create two new valued public spaces on Deansgate.

Built Form

In terms of built form, CABE considers that the design team makes a convincing case for tall buildings in this significant northern gateway into Manchester.  Such an approach could lay the foundations for a citywide tall buildings strategy. A noticeable benefit of this approach is that is starts to suggest a ‘halo’ of development around the mediaeval core of Manchester, would be welcomed.

Public Realm

With regards to Public Realm, CABE believes this development delivers a great deal for Manchester, opening up the river to the city and extending the commercial centre northwards. The benefits that will come with active public uses such as the hotel, retail and restaurants to animate Deansgate and the two-level river terrace will be considerable. The triple height galleria separating buildings 2 and 3, and the diagonal route between buildings 2 and 4 are also welcome moves which should ensure access to the river from Deansgate is obvious and straightforward. 

Sustainability and environment

CABE are also pleased to see that issues of sustainability are being considered as integral to the design of the buildings. It welcomes the intention to reuse the excess heat from the commercial elements of the scheme in other areas of the development.

Conclusion

In conclusion CABE admires the intelligence of this scheme and the skill with which the design team has responded to the brief and the challenges presented by the site. While it considers the tall buildings to be more successful in their resolution than the lower office buildings, overall it is felt the benefits this scheme will bring to the city of

Manchester will ensure it is regarded as a fitting final piece of redevelopment in line with the post-bombing masterplan for the City Centre.  CABE recommends that the local authority apply conditions relating to the materials and detailing of the buildings and the public realm to ensure the quality suggested in the planning submission is secured in the built scheme.

· English Heritage – Generally supportive of the scheme and considered that the proposed development pays appropriate respect to the Cathedral and other important listed buildings, whilst forming a link with proposed higher developments across the river in the Greengate area of Salford. English Heritage recommended particular attention is paid to the materials used in the public realm, and that careful thought is given to ways in which this links with the area around the Cathedral.

· Environment Agency – no objection subject to conditions

· Greater Manchester Police – support the scheme and anticipate the proposals would achieve Secured By Design

· GMPTE – no objection

· Natural England – applaud the incorporation of measures such as green roofs and native tree planting and measures which would enhance the sustainability of the development. However, it was felt that there is little provision of green space in the public realm at street level.

· Greater Manchester Archaeological Unit – Recommended a condition which requires a programme of archaeological works are carried out before development commences.

· Countryside Agency – no objection

· Greater Manchester Ecology Unit – no objection

· British Waterways – no objection

· Conservation Areas and Historic Buildings Panel – comments will be reported to Committee.

· Greater Manchester Geological Unit – has raised no objection although have provided advice on information required for a site waste management plan.

· City Co – fully supports the application.  Aside from removing one of the longest-standing strategic eyesores the development offers much of a positive gain in terms of the built environment.

· United Utilities – has no objection.

· Civil Aviation Authority – simply asks that the developer consults aeronautical safeguarding maps.

· Manchester Airport – recommends a condition that the developer obtains a Manchester Airport Crane Permit.

· Salford City Council – no comments received.

· Central Salford Urban Regeneration Company – no comments received.

· Government Office for the North West – no comments received.

· Lancashire wild Life Trust – any comments will be reported to Committee.

· Inland Waterways Association – any comments will be reported to Committee.

5.0  
ISSUES

5.1     
National Policy 

5.1.1  
Planning Policy Statement 1 (PPS1): Creating Sustainable Communities

PPS1 encourages the promotion of urban and rural regeneration to improve the well-being of communities, improve facilities, promote high quality and safe development and create new opportunities for the people living in those communities. Policies should promote mixed-use developments that create linkages between different uses and create more vibrant places.  The principle of this development which involves urban regeneration, a high quality and safe mixed-use scheme that would help to create a more vibrant place is considered to be fully in accordance with PPS1.

5.1.2   Planning Policy Statement 6 (PPS6): Planning for Town Centres

PPS6 is firmly based on the principles of sustainable development and the need to sustain and enhance the role of City Centres for the benefit of all. Key issues include the need to plan for growth and growing City Centres, to tackle exclusion by ensuring access for all to a wide range of everyday goods and services and to promote sustainable patterns of development and less reliance on the car. The redevelopment of this site within the heart of the conurbation, providing a range of facilities that are available to the general public in a highly accessible location would be consistent with PPS6. 

5.1.3
Planning Policy Statement 22 (PPS22): Renewable Energy 

One of the key principles contained within PPS22 is that development proposals should demonstrate any environmental, economic and social benefits as well as how any environmental and social impacts have been minimised through careful consideration of location, scale, design and other measures. The scheme would incorporate a combined heat and power plant and the possibility of ground source heat pumps is being explored. It is considered that the scheme complies with PPS22.

5.1.4
Planning Policy Guidance Note 15 (PPG15): Planning and the Historic Environment 

PPG15 states that in considering an application for works which affect a listed building there is a need to have special regard to certain matters, including the desirability of preserving the setting of the building. Where a listed building forms an important visual element in a street, it would probably be right to regard any development in the street as being within the setting of the building. The desirability of preserving or enhancing a conservation area should be a material consideration in the planning authority's handling of development proposals which are outside the conservation area but would affect its setting, or views into or out of the area. Impact on the Conservation Area and neighbouring listed buildings is considered in more detail in the report. A thorough assessment of the impact that the scheme would have on listed buildings including Victoria Bridge and Blackfriars Bridge and conservation areas has been provided in support of the applications. It is considered that any impact would be positive and therefore it is considered that the proposal complies with guidance within PPG15.

5.1.5
Planning Policy Guidance Note (PPG13): Transport

The scheme aims to minimise the need to use the private car and strongly promotes the use of public transport, walking and cycling. The location, scale, density, design and mix of land uses within the scheme would help to reduce the need to travel, reduce the length of journeys and make it safer and easier for people to access jobs, shopping, leisure facilities and services by public transport, walking and cycling and would therefore be consistent with PPG13.

5.1.6
Planning Policy Guidance Note 24 (PPG24): Planning and Noise 

PPG24 outlines the considerations to be taken into account in determining planning applications both for noise-sensitive developments and for those activities which will generate noise, introduces the concept of noise exposure categories for residential development, encouraging their use and recommending appropriate levels for exposure to different sources of noise and advises on the use of conditions to minimise the impact of noise.

5.2.0   North West of England Plan, Regional Spatial Strategy (RSS)

The RSS was adopted in September 2008 and replaces the previously published Regional Planning Guidance. The RSS provides a framework for development and investment in the region over the next fifteen to twenty years. There are relevant policies in the RSS related to this proposal. These are as follows: 

5.2.1
 Policy DP2 - Promote Sustainable Communities

The scheme would aim to meet the diverse needs of existing and future residents, promote community cohesion and equality and diversity, be sensitive to the environment and contribute to a high quality of life. 

5.2.2
Policy DP3 - Promote Sustainable Economic Development

The scheme would contribute to sustainable economic growth. 

5.2.3   Policy DP4 - Make the Best Use of Existing Resources and Infrastructure

The scheme would be consistent with the regional and sub-regional spatial frameworks (Chapter 5) and sub-regional policies (Chapter 10- 13 (10 being relevant to Manchester), by: 

1
building upon existing concentrations of activities and existing infrastructure

2
not requiring major investment in new infrastructure. 

The development would accord with the following sequential approach:

1
First, using existing buildings (including conversion) within settlements and previously development land within settlements;

2
Second, using other suitable infill opportunities within settlements

3
Third, the development of other land where this is well located in relation to housing, jobs and other services and infrastructure and which complies with the other principles in DP1-9.

5.2.4
Policy DP5 - Manage Travel Demand; Reduce the Need to Travel, and Increase Accessibility

The scheme would be located so as to reduce the need to travel, especially by car. It would be located in an urban area which has a strategic network where public transport is well provided. It would be genuinely accessible by public transport, walking and cycling. 

5.2.5   Policy DP7 - Promote Environmental Quality

Which states that environmental quality (including air, coastal and inland waters) should be protected and enhanced, including by:

1
Understanding and respecting the character and distinctiveness of places and landscapes;

2
The protection and enhancement of the historic environment;

3
Promoting good design in new development and ensuring that development respects its setting taking into account relevant design requirements

4
Reclaiming derelict land;

5
Maximising opportunity's for the regeneration of derelict or dilapidated areas;

5.2.6   Policy W6 - Tourism and the Visitor Economy

Which states that proposals and schemes should seek to deliver improved economic growth and quality of life, through sustainable tourism activity in the North West. This should be in line with the principles of Policy W7 and include a focus on the regional centres of Manchester (and others) where tourism is a contributory component of the economy

.           

5.2.7   MCR1 and MCR2 are the key sub-regional policies that relate to the site.  The proposals are generally in accordance with the policy framework set out in these policies.

5.3.0
Unitary Development Plan (UDP)

5.3.1   The application is considered to be consistent with UDP Policies and in particular with policies I3.1 (Employment & Economic Development  - Design of Commercial Development) E1.1 (Environmental Improvement & Protection - Air Pollution), E1.4 (Environmental Improvement & Protection - Noise Control), E1.5 (Environmental Improvement & Protection - Energy Conservation), E2.7 (Environmental Improvement and Protection) E3.4 (Environmental Improvement & Protection  - Canal Walkways), E3.5 (Environmental Improvement & Protection - Safe Environments), T3.7 (Transport - Cycle Parking), L1.3 (Leisure & Recreation - Access to Waterways), RC3 (Mixed Uses), RC4 (Environment), RC5 (Waterways), RC6 (Tourism), RC17 (Car Parking),  RC18 (Pedestrians),  DC9.1 (New Commercial & Industrial Development - Access for Disabled People), DC10.1 (Food & Drink), DC10.2 (Food & Drink) , DC26 (Development and Noise).

5.3.2 It is considered that the scheme would enhance the appearance, character and setting of the Cathedral; St Ann’s Square; and Parsonage Gardens Conservation Areas and the nearby listed buildings in accordance with policies E3.8 (Environmental Improvement & Protection - Conservation Areas), DC18.1 (Conservation Areas) and DC19.1 (Listed Buildings). The proposal is also consistent with the Small Area Framework for this area (policy RC20 - Area 17) building on significant recent developments in the area. 

5.3.3
Compliance with the relevant policies within the UDP is evidenced in the following sections of the report.

5.4.0
Environmental Impact Assessment

5.4.1 The applicant has submitted an Environmental Statement (ES) in accordance with the Town and Country Planning (Environmental Impact Assessment) (England and Wales) Regulations 1999 and Circular 2/99 (‘The Regulations’).  

It is considered that the ES has provided the Local Planning Authority with sufficient information to understand the likely environmental effects of the proposal and any mitigation required.                                                                                                                                                                                                                                                                                                    

5.4.2    Supplementary information was provided on the following:

- Regeneration and socio-economic impact;

- Urban design and visual impact (i.e. townscape and views);

- Historic environment (i.e. heritage context);

- Microclimate (i.e. ground-level wind conditions, sunlight/daylight);

- Local natural environment (i.e. ecology, hydrology, soils and     groundwater);

- Transport issues; 

- Ground Conditions and Contamination

- Air quality;

- Noise and vibration; 

- Air Quality

-  Sunlight/daylight/shading/solar dazzle/privacy and overlooking

- TV and radio reception; 

- Sustainability.

5.5.0
The Scheme's contribution to regeneration

5.5.1 Regeneration is an important planning consideration.  Over the 

past fifteen years, the City Council has had a considerable amount of success in terms of regenerating the city centre.  The work in the City Centre Renewal Area, Piccadilly, Spinningfields, around Manchester Central, Northern Quarter and Castlefield are all good examples of this.  However, much remains to be done if the City Centre is to remain competitive and it will be important to ensure that investment in Manchester continues.  

The immediate area benefits from a wide mix of uses. The area to the east of the site comprises the City Centre Renewal Area, comprising primarily retail uses, including some of the city’s most prestigious stores.  St. Ann’s Square lies to the south-east, with its mix of retail, cultural and commercial space, and Deansgate running south-south-westerly with its mix of strong retail and leisure uses, and office and commercial space.  

5.5.2 In light of the prominence of the location, the site’s potential 

regeneration benefits need to be considered within the wider context of the City Centre.  In order to make the fullest possible contribution to regeneration, the site should be developed to the very highest quality and provide a range of complementary uses with a focus on activities and uses that would complement and build upon this part of the regional centre. In this respect, particular attention must be paid to the need and opportunity to integrate more fully the areas in and around Victoria Station and the Co-op into the main commercial parts of the City Centre.

5.5.3 The current building presents dead frontages to Deansgate and 

offers no permeability.  The river is hidden from view from all but a few users, and the public space is inaccessible and hostile.  The fundamental design philosophy of the scheme is to create a vibrant new part of the city centre, creating vibrancy at ground floor level, and attracting people up Deansgate towards the Cathedral and Victoria Station, and the river.  The public realm would be at Deansgate grade, opening up for all users, and encouraging permeability and footfall. 

5.5.4 There would be a number of economic regeneration benefits. It 

would create an urban environment which is attractive to all those who want to live, work, shop and have fun in the area and help to ensure that the City Centre is competitive with the great regional cities in the world. It would help to strengthen the retail and business sectors and is accessible to all users offering a safe and healthy environment.  It would add to the diversity of vital functions and activities, promote additional investment opportunities and enhance the City’s distinctive quality of architectural and historic fabric.

5.5.5 The scheme would help to finalise the regeneration of the City 

Centre Renewal Area.  The proposal would also help to develop the international Brand of Manchester and support growth in the tourism and visitor economy.  In addition, the development would have a ‘major positive impact’ on the labour market by supporting employment growth and employment opportunities for local residents and deprived inner city wards. 

5.6.0
CABE/ English Heritage Guidance on Tall Buildings

One of the main issues to consider in assessing this proposal is whether this is an appropriate site for buildings of the size proposed.  In order to assess this, the proposal has been thoroughly assessed against UDP Policies, PPG 15 (paragraphs 5.3.1 and 5.7.0) and the following criteria as set out in the Guidance on Tall Buildings document published jointly by English Heritage and The Commission for architecture and the Built Environment (CABE): 

· “Relationship to Context”

The Urban Design and Tall Building Statement details the analysis undertaken.  Key considerations were the proximity of the site to major transport hubs, its siting at the visual terminus of a number of the city’s arterial roads, and its position at the junction with Deansgate and Market Street in the city core.  

A visual assessment has been included within the Environmental Statement.  A number of viewpoints were selected to cover different locations surrounding the development within Manchester City Centre and in neighbouring Salford. Viewpoints included: public buildings, public parks and open spaces, historic buildings, civic spaces and conservation areas, residential areas, public footpaths, high points, close up, mid range and distant views and views from major approach roads into the City Centre.  English Heritage was consulted early on in the view selection process and was involved with fieldwork, and agreeing the final selection of views.  This enabled preparation of verified modelled computer generated and rendered images of the proposal from each of the viewpoints. 

The nature of visual impacts has been determined for the various areas once the development has been completed. Those areas closest to the site would be more closely affected than those in the outer zones. However, it is considered that the replacement of what is currently an undistinguished complex of buildings of little aesthetic or architectural merit with a scheme that is contemporary, which relates well to its surroundings and is not unduly intrusive would be of significant benefit to the site and its environs.   

· “Relationship to Transport Infrastructure”

The site is well served by a variety of sustainable modes of transport.  The potential for travel by foot and cycle to and from the site is high, with a wide variety of important destinations situated within an acceptable walk or cycle distance of the site (the majority of the city centre falls within 2km of the site). Cycle parking facilities would be provided within the basement car park of the development, and indicative spaces have been allocated for this within the car park design.  

The site is located within close proximity to Victoria Station, which is less than five minutes walk away. It is also a Metrolink station, forming part of the Bury Line. The site is also located approximately 1.5km from Manchester Piccadilly Station which is the largest and busiest of the Manchester’s City Centre railway stations serving intercity routes. These stations offer a range of services to local and regional destinations. 

There are a number of bus stops locally, and the free Metroshuttle bus service, which provides access to Manchester’s stations, runs immediately adjacent to the site. Shudehill Transport Interchange and Victoria station are within convenient walking distance, and provide access to the tram network. Direct tram journeys can be made to all destinations on the network. 

· “Architectural Quality of the Building”

The proposals are designed to integrate with both the immediate surrounding context and the wider city context. The scale of the development would act as a marker at a key point of entry into the city and the improvements to the public realm would establish a visual and physical connection between the City and the river and provide new and enhanced linkages through and around the site and along the river.

The use of quality, robust and appropriate materials seek to create a vibrant landmark development with a strong identity. A clear horizontal datum is struck across all buildings; the levels below this are almost completely fully glazed. This creates a clear relationship between the four individual buildings and allows easy communication between the public realm and the public uses at the lower levels. Variety and colour is provided at these levels by the individual retail frontages.  Care has been taken to conceal roof top plant and lift overruns within building envelopes to maintain integrity of form and ensure that clean lines are maintained across the skyline. 

· “Credibility of Design”

The application proposals have been prepared by a client and experienced design team familiar with the issues associated with developing high quality and tall buildings in city centre locations and with an exceptional track record and capability to deliver a project of exceptional quality.

· “Contribution to Public Spaces and Facilities”

There is presently very little public amenity space on the site. The existing built environment is a product of its time which provide no ground floor activity / active frontages which together with a poor public realm combine to create a poor pedestrian experience. The ground floor largely consists of blank facades, servicing entrances, overhanging canopies and dark doorways and stairwells. There is a lack of natural surveillance, lighting and evidence of anti-social behaviour adjacent to the site and the river all of which contribute towards an actual and perceived fear of crime.  In addition, the existing buildings turn their back on the River Irwell.

The development proposes new hard landscaped spaces of the highest design quality, related to active ground floor retail uses providing activity and natural surveillance at different times of the day with strong pedestrian connections. The development would be home to many people, and with different uses, it is hoped that visitors and workers would use the buildings and spaces. 

The proposals would provide new linkages from the City Centre to the riverside. The development would address the riverside at two levels through an at grade pedestrian link from both Blackfriars Street and Victoria Bridge Street and a second level of riverside spaces above providing opportunities for quiet recreation and spill out space for restaurants and cafes. 

The proposed buildings would be set back from the Deansgate/Blackfriars Street junction, opening up the corner and creating a new public space. Two new public routes have been provided across the site providing a visual and physical connection between St Mary’s Place and the river and the new public uses located along the riverside walkways.

The site narrows towards Victoria Bridge Street where the proposals have been designed to respond to the setting of the Cathedral. The ‘active’ lower floors of the building taper at the prow to emphasise the focus of the building on the new public space.

· “The Effects on the Local Environment”

Each of these points is taken individually. 

i. Sunlight/ Daylight

Sunlight and daylight assessments to existing residential buildings surrounding the site have been carried out to determine the possible impacts the development may cause. This study has concluded that after redevelopment, each of the assessed locations at existing residential buildings would still receive daylight levels that will meet the discretionary guidance levels for living rooms, bedrooms and kitchens. For sunlight, all tested windows which face within 90° of due south would still receive sunlight levels in excess of the discretionary percentage of annual probable hours as recommended by Building Research Establishment.

ii. Shading

The Environmental Statement considers the effect of shadows from the development at two hourly intervals at mid summer, mid winter and the equinoxes. The results of the analysis demonstrate that the proposed development would not create adverse shadowing over existing buildings, and existing buildings will also create shadowing over each other. However, there would be some shadowing of the River Irwell for the early part of the day on 21st March. This is unlikely to be detrimental to the river and overall; the assessment has concluded that the effects of the development in relation to shadowing would be negligible.

iii. Solar dazzle

Studies of the proposals have demonstrated that the development would not result in solar dazzle effects which would be detrimental to users within the vicinity.  

iv. Night-time Appearance

The proposals would result in a direct change in surrounding receptors’ views of the current night time scene, which is considered to be a permanent impact of minor adverse significance and is mainly associated with the high rise nature of the development proposals.

v. Noise

It is inevitable with any major development that there would be some disturbance caused to those nearby during the site demolition and construction phase; this disruption is considered a localised phenomenon and is temporary in nature. 

An assessment of noise generated by the operational phase of the development has considered noise resulting from current ambient noise sources with respect to the proposed new noise sensitive aspects of the development. Noise associated with development related road traffic and any proposed new fixed plant items to be incorporated within the scheme has also been considered in terms of their potential impact on current and proposed noise sensitive properties within the vicinity of the site. Appropriate mitigation measures have been identified to ensure that any potential impacts can be designed out of the scheme at the detailed design stage.

vi. Wind

Wind tunnel tests were conducted on a 1:300 scale model of the proposed development. The objective of the investigation was to quantify the pedestrian level wind microclimate at ground level within and around the site by comparing the measured wind speed and frequency of occurrence with the well established Lawson comfort criteria.  The study covered the existing application site as well as the proposed development in its existing context, with potential cumulative developments with and without landscaping. 

The results for the proposed development with landscaping in the context of cumulative buildings indicates that the wind microclimate along Deansgate is calmer than at the present time, that the south elevation of the application site is calmer than the existing site and that the west elevation has a wind microclimate that is similar to that of the existing site. In all these areas the wind microclimate is considered to be suitable for the intended pedestrian use of the site. The wind conditions along the new street that connects Deansgate with the riverside elevation are suitable for leisure walking during the windiest season and this is similar to the current wind conditions along the south elevation of the existing application site.

For the development with existing surrounds and with specified mitigation measures in place, all locations remain safe for pedestrian use. With the introduction of mitigation measures, all the entrances of the development are suitable for pedestrians entering/leaving the buildings during windiest season. All the thoroughfares are suitable for the intended pedestrian use.

vii. TV reception

A combination of a desk study and site visit identified that residents surrounding the site currently receive reduced analogue broadcasts from the Winter Hill transmitter to the northwest. During construction the use of tower cranes on-site may interfere with TV, Radio and Satellite broadcast signals to residents immediately to the south of the site and a localised area to the north. As this will only occur during this temporary construction phase of redevelopment, the residual impact is considered to be of negligible significance. 

           Once development is completed, properties located to the south   

           east of the application site could experience a reduction in       

           television signal strength, mainly affecting analogue broadcasts.  As the development would not become operational until after the digital switchover is complete in 2009, it is not considered this would be significant.

Satellite interference may be an issue for a small number of properties directly north of the site due to the proximately of new buildings.  The extent of the shadow area is relatively small and is likely to be in shadow from existing buildings.  Effective mitigation could be implemented by the realignment of receiving equipment or switching to cable services to offset impact.  This matter could be covered by a suitably worded condition.

viii. Contribution to Permeability

The site has a highly prominent location at the intersection of principal cross City Centre routes and is also aligned with several important radial routes into the City Centre. The proposed development would enhance views along the river corridor. In particular, it reinstates views of the cathedral which were removed by the built form created during the 1970s.

The site presently offers no pedestrian routes or usable public realm. The only access to the riverside is via the multi-storey car park stairwell. The existing riverside has a dead-end route and a dark uninviting environment lacking any animation or connection to the surrounding built form or the wider city centre beyond.  A key aspect of the proposal is to create a network of public spaces connected by publicly accessible pedestrian routes that can be used throughout the day and evening, seven days a week.

The proposed buildings would be set back from Deansgate at its intersection with St Mary’s Gate and Blackfriars Street, opening up the corner of the site to create a new public space which links directly through to the River Irwell and new public uses on the river frontage.  

Two levels of new riverside walkway are provided exploiting the site’s waterfront aspect and creating a distinctive waterside frontage, and would re-introduce the Grade II listed Blackfriars and Victoria Bridges to site users.

A new publicly accessible arcade through the site linking Deansgate to the River Irwell would increase permeability and forms the entrance to office and hotel uses.

ix. The Provision of a Well-Designed Environment 

The modern design of the towers and the new, open ground level will contrast positively with its surroundings. The site at ground level has been designed to respond to surrounding streets so as to provide a positive urban experience. 

x. Sustainable Design & Construction

The Environmental Standards Statement accompanying the application for planning permission provides a detailed assessment of the physical, social, economic and other environmental effects of the proposed development and considers the proposals in relation to sustainability objectives. This document together with the Environmental Statement demonstrates that overall the proposals accord with this objective.

5.7.0   Listed Buildings 

5.7.1 The application site is occupied by the Renaissance Hotel and a 

multi-storey car park and was erected in 1972. The listed Bridges lie on the periphery of the site although there are no listed buildings within the site and it is not in a conservation area. 95 listed buildings are situated within 0.5 km of the Application Site, and have been identified as being most likely to be affected, in varying degrees, by the Proposed Development. The Application Site is immediately adjacent to the Cathedral, Parsonage Gardens and St. Ann’s Square Conservation Areas in Manchester, and the Flat Iron and Cathedral Conservation Areas in Salford. The Cathedral Conservation Area is shared between Manchester and Salford.

5.7.2 The impact of the development on listed buildings and 

conservation areas during construction is temporary. Good construction practices and the use of high quality hoardings will serve to ameliorate to a certain extent the potential impacts as a result of demolition and construction activities. 

5.7.3 The development would see the replacement of poor quality late 

twentieth century buildings of no heritage value, which detract from their surroundings, both in terms of the character and appearance of the conservation areas that it immediately affects and the setting of a number of listed buildings.  By enhancing the setting of nearby listed buildings and conservation areas, the proposed development is considered a positive intervention in the setting of the city’s heritage assets.

5.8
Microclimate 

In considering the impact of the proposals on microclimate wind, shadow and dazzle studies have been carried out.  These areas have been discussed under the “Effect on Local Environment” section above.

5.9
Amenity 

5.9.1 As discussed above within the “Effect on Local Environment” 

section, it is considered from the results of the shadow study that there would be no adverse impact on surrounding buildings.  It is considered therefore that properties in the vicinity of the site and further away would not be adversely affected by overshadowing as a result of the scale of the building to such a degree that amenity would be significantly affected.

5.9.2 With regard to the proposed uses on the site and potential noise, it 

is considered that the buildings would be suitably insulated to prevent any significant break out of noise, to prevent unacceptable noise transference between the different uses within the building and to prevent occupiers of the buildings being disturbed from external noise sources. In addition, the applicant has undertaken to submit a management strategy and mitigation measures for the construction phase of the development in order to minimise disruption, noise, dust and vibration from the construction works on the local environment.

5.10
Safety and security 

The density and mix of uses would bring significantly more activity into the area, allowing adjacent streets and the riverside to be overlooked and provide public space that would be used throughout the day and night, contributing towards a safe and secure environment.  The ground floor areas of the buildings would contain retail, café, restaurant, and concierge space, maximising the active frontage to existing streets and new public space, and providing an opportunity for related seating areas to spill out into the central public space. All these measures would encourage passive surveillance.

5.10.2
Greater Manchester Police have been involved in pre-application discussions and have provided a Crime Impact Assessment that looks in detail at potential crime and disorder issues, which could affect the proposed development and neighboring area. The applicant has addressed the concerns raised within the Statement and Greater Manchester Police are satisfied that the proposal would not increase anti social behavior and that it is expected to achieve Secured by Design accreditation.

5.11
Socio-Economic Impact 

5.11.1 The socio-economic baseline conditions have been assessed with 

regard to the banqueting and conferencing market, the hotel market, the tourism and visitor economy, the office market, the residential market, the retail market, the labour market, the local economy and nearby local community facilities.  

5.11.2 The impact assessment has indicated that the proposed 

development would have significant positive effects in terms of the hotel, banqueting and conferencing offer. Furthermore the hotel market would benefit from an additional premium quality hotel offer in Manchester City Centre, as the current choice remains limited. Moreover, the proposed development will develop the international ‘Brand’ of Manchester and support growth in the tourism and visitor economy.  It will support employment across a range of sectors, particularly the financial and professional services sector. 

5.11.3 The Proposed Development accords with the strategic aims and 

socio-economic policy priorities for large-scale developments in Manchester City Centre. It will revitalise the Application Site which is currently under-used and suffers a lack of investment. The considerable new public realm will re-connect the site with Deansgate, Blackfriars Road, Market Street and the Cathedral gardens, whilst acting as a Gateway site to redevelopment on the northern and western fringes of Manchester City Centre.

5.12
Phasing 


5.12.1
The scheme would be constructed in the following sequence:

· Pre-commencement phase;

· Demolition and construction of substructure and groundwork; and

· Construction of superstructure, completion of internal works, external and landscaping works

The applicant has indicated that the buildings will be delivered in the following sequence: 

Phase 1: Office 1 (northern end of the site)

Phase 2: Office 2 and/ or hotel

Phase 3: The balance of phase 2

Phase 4: Residential

5.12.2
In addition there would be a pre-commencement construction phase in which site enabling and ground investigation works would be carried out. Following completion of this the main construction would commence as outlined above.  

5.12.3
The applicant has requested a 4 year planning permission due to the complex technical issues relating to the existing structures.  These are acknowledged and accepted in this instance and on this basis it is recommended that a four year permission should be granted.

5.13
External Appearance

5.13.1 The proposal has been designed to provide each building with its 

own individual identity whilst ensuring that a cohesive approach is maintained across the whole development.

5.13.2
The lower levels of the four buildings are almost completely fully glazed.  As noted in 5.6 this creates a clear relationship between the buildings and the public realm.  At the upper levels the façade of the buildings are articulated as ‘Jackets’ wrapping around the structures but open up where they address a public space.  The jacket is formed primarily by a stainless steel, rainscreen cladding, with differing surface textures and colours.  The stainless steel panels are interspersed with full height glazed units and on the residential building perforated stainless panels concealing ventilation openings.

5.13.3
It is considered the development would be of the highest design quality, which is key in the delivery of the scheme and its regeneration benefits.  The architectural form together with the extensive public realm and the mix of use would create a vibrant landmark development.

5.14 
Highway and Traffic Implications

5.14.1
A full traffic assessment has been submitted to support the planning application.  The focus of the assessment is on the potential impact of traffic generated by the proposed development, although it also covers the possible impact of construction generated traffic movement.

5.14.2
Whilst there maybe some temporary localised impact during construction, it is considered that following completion there would only be a small increase in vehicular traffic.  The assessment concludes that there would be no material impact on the local highway network, however, in order to accommodate additional pedestrian demand, pedestrian crossing facilities are proposed.

5.14.3
Car Parking for 599 vehicles is proposed, together with parking space for cyclists.  As part of its commitment to green travel a travel plan framework has been submitted.

5.14.4
With regards to servicing, a servicing strategy is proposed which focuses associated activity to take place primarily within the car park.  As detailed in the introduction, the service entrance is accessed off Blackfriars Street, beneath the residential building.  All parking, the energy centre, refuse and recycling storage and collection, servicing and delivery facilities are stored and accessed underground, via this access point.    

5.15
Residential component

5.15.1
The proposal includes a new residential block of 248 apartments which would include 2 bed, 1 bed and penthouse accommodation.

5.15.2
The schemes inception began early 2007, with complex negotiations to purchase the site from the then owner.  The transfer of ownership was subsequently completed in March 2007 and a clear mandate set to draw up a proposal, which would deliver a scheme of the highest quality completing the redevelopment and regeneration of this part of the City Centre.

5.15.3
The emerging proposals were presented to the Executive in October 2008 who endorsed the principles of the redevelopment strategy.

5.15.4
The mix of residential accommodation itself is a product of a number of factors. These include viability of the overall scheme, commercial necessity to provide the public realm and the vision to provide a landmark, slender, residential tower.

5.15.5
The sequencing of events with regard to the sites acquisition and the complex nature of the negotiations has had a direct bearing on the provision of affordable housing. In this instance this, and viability considerations predated the introduction of the Housing for Choice Supplementary Planning Document and Planning Guidance which was subsequently adopted in September 2008.   

5.15.6
It is acknowledged that the scheme would deliver significant economic and environmental regeneration benefits as set out elsewhere in the report and this issue needs to be considered in this context.

5.16
Access

5.16.1
The proposals have been designed to incorporate inclusive design principles to both the external and internal environment.  Additionally, the scheme has been designed to create a safe and secure environment to meet the needs of all its users.

5.16.2
Building configuration and layout have been designed to minimise the need to negotiate change in levels.  Where stepped access occurs alternative level access is also provided.

5.17
Public Open Space and Landscaping

5.17.1
The proposed development would create a series of public spaces totalling 0.55ha that would connect the primary retail routes and the waterfront with the historic setting of the Cathedral and Salford.  It also seeks to establish a public realm link between the emerging regeneration of the River Irwell corridor and the City Centre Core.  (As noted in 5.6.0 Contribution to public spaces and facilities)..

5.17.2
The new elements of public realm and landscaping  would function both as a feature of the development and would also add considerably to the amount and quality of open space in the City Centre and assist in terms of integrating areas to the north into the wider core area.

5.17.3
The layout of the routes within the site has been designed to relate to the surrounding area and promote movement in and around this part of the city.

5.17.4
The principles adopted for the public realm are to introduce high quality spaces which respond to the sites relationship with the river, the provision of safe, legible routes which are of a humanised scale and which would further promote bio-diversity on the site.

5.17.5
One of the drivers for the public realm has been to clearly define new routes through and around the site as well as linking the developments to the City Centre and the waterfront.  As part of the new links a cantilevered deck structure is proposed along the River Irwell which would provide an inclusive pedestrian connection between the Victoria and Blackfriars Bridges.

5.17.6
Additionally, the site currently contains few trees.  An integral part of the public realm strategy has therefore been to incorporate trees both to encourage further bio-diversity but also to act as visual markers and anchor elements within the landscaping.

5.17.7
As part of the planting regime an expansive area on the two office building roof spaces would be designated to promote bio-diversity on the site.

5.17.8 A further key component of the public realm strategy would be a 

lighting scheme which would create a safe and visually enhanced environment around the within the site.

5.17.9
The management, servicing and maintenance of both buildings and public realm would fall to the developer by virtue of a Management Plan and it is recommended that a condition be imposed in this respect as the details of such have yet to be finalised.

5.17.10 It is considered the approach to public realm/landscaping should ensure the creation of quality spaces, which would have high levels of pedestrian and visual connectivity.  The character of the external spaces would also be defined by high quality materials, which would be both sustainable and useable.  This is fully in accordance with the City Council’s requirement for developments to be of the highest quality.

5.18
Sustainability

5.18.1
An Environmental Standards Statement has been submitted to accompany the application.  It outlines how the development has been designed to maximise the use of energy efficient and renewable technologies and states that it is proposed to use ground sourced heat pumps, a communal energy loop and a small scale combined head and power unit.  Within the residential tower, a biomass boiler would be installed which would be connected to the communal energy loop.

5.18.2
Other key features of the development’s sustainability credentials include a BREEAM excellent rating for the offices, Code for Sustainable Home level 3 for the residential element and a very good rating for the hotel and retail components.

5.18.3
In addition, green roofs are proposed to the office element and there would, as highlighted elsewhere in this report, be bio diversity enhancements and cycle parking.

5.18.4 Overall, the proposed development would accord with and contribute positively to the Environmental Standards set out in the Guide to Developments.

5.19
S106 Contribution

5.19.1
Residential developments within the City Centre have often attracted a financial contribution, secured by way of a S106 legal agreement, towards environmental infrastructure works.  However, in this instance, an integral part of the proposal is the extensive public realm and a new riverside walkway.

5.19.2
The delivery of these key components of the development would have a higher value both in regeneration/amenity terms and financially than anything that could be secured via such a legal agreement.

5.20
Referral under the Town & Country Planning Shopping Directions

5.20.1
The development includes 5,732 Sq.m. of new retail floorspace.  As the site clearly falls within the City Centre there is no requirement to demonstrate need or undertake a sequential site search as a consequence of the retail component.  Indeed it is considered the retail component is appropriate in this location and an important part of the mix of use on the site.

5.20.2
However, under the Shopping Directions due to the quantum of retail development, referral to the Secretary of State is required and the recommendation is therefore one of minded to approve.

5.21
Works to the Listed Bridges

5.21.1
The proposed work to Blackfriars Bridge is modest and will not have a significant affect on the bridge’s overall special architectural and historic character.  The work to the balustrade involves fabric that is not original and of a modern material (stone faced reinforced concrete).  The intervention is also reversible.

5.21.2
The removal of the 1970’s brick buttress would allow for the restoration of the appearance and fabric of the original brick abutment  which clearly is a positive step.

5.21.3
The works to the bridge would enable the creation of a new fully inclusive pedestrian access, which would spring from the openings provided by the removal of the balustrade.  The walkway itself would be fixed to the bridge by a method that results in the least loss of fabric and which would be least visible from view.

5.21.4
The proposed work to the Victoria Bridge is even more minimal and would not result in any noticeable or significant effect on its special architectural or historic character.

5.21.5
The works to both bridges are entirely consistent with national guidance contained in PPG15 and relevant UDP policies.  As part of the larger development proposed under planning application 088133/FO/2008/C1 the work would not only permit the opening up of the presently unattactive and unsafe riverside walkway but importantly would serve to facilitate significant social, economic and environmental benefits the scheme would deliver.

5.22
HUMAN RIGHTS ACT 1998 CONSIDERATIONS

5.22.1
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 the right to a fair hearing and to this end the Committee must give full consideration to their comments.

5.22.2
Article 8 and Protocol 1 Article 1 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 Unitary Development Plan, the Head of Planning has concluded that some rights conferred by these Articles on the applicant(s)/objectors/residents 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. He believes that any restriction on these rights posed by approval of the application is proportionate to the wider benefits of approval and that such a decision falls within the margin of discretion afforded to the Council under the Town and Country Planning Acts.

6.0
CONCLUSION

6.1
This is a highly prominent site and is an acknowledged regeneration priority. It represents the final piece of the City Centre Renewal Area and would act as an important and new link between the vibrant City Centre and the Victoria Station, Cathedral and Salford Green Gate areas to the north.  

6.2
The uses that are proposed, namely a hotel, offices, apartments, car-parking, café/ restaurants and retail space are all acceptable and appropriate in this area.  

6.3
The existing buildings make a negative contribution to the area in which they sit and this has been acknowledged by some consultees. Therefore, the primary issue for consideration is the appropriateness or otherwise of the replacement scheme that is proposed.

6.4 The proposed scheme incorporates and responds to the local and 

           city context; acting both as a marker and gateway to the City 

           Centre.  The overall environment, incorporating the riverside 

           walkway, open space and linkages would improve the physical 

           environment for all of those who use the area.  Two new 

           pedestrian streets would be created, linking Deansgate to the river, 

           via a new public square at the junction of Deansgate and St Mary’s 

           Gate.  

6.5
The proposal is iconic and modern, and would be acceptable and appropriate in the city context, and with the surrounding heritage assets.  This approach of introducing a modern building into a historic environment has worked successfully elsewhere in Manchester and around the country; the URBIS development is a good indication of how modern buildings can sit in close proximity to listed buildings. The scheme respects the setting of the Cathedral, and creates a new riverside pedestrian route which will not only meet the aspirations of the Irwell City Park, but also open up views of the listed bridges.  The Cathedral, English Heritage and CABE have given support for the scheme.

6.6
The full impact of the scheme is set out fully in this report and the quality of the architecture and creation of new connectivity and public spaces, and the prospect of new investment and job creation fully comply with existing and emerging policies.

7. 0 
Reasons for recommendations
The Council has taken the environmental information (as defined in the Environmental Impact Assessment regulations) into consideration and the proposal is in accordance with the UDP policies identified in this report.  The recommendations are made on the basis that the proposal accords with the development plan, in particular policies I3.1, E1.1, E1.4, E1.5, E2.7, E3.4, E3.5, E3.8, T3.7, L1.3, R1.1 RC3, RC4, RC5, RC6, RC9, RC17, RC18, DC9.1, DC10.1, DC10.2, DC18.1, DC19.1, DC26 and policy RC20 (Area 17) of the City Council's Unitary Development Plan in that in that the development would make the area more safe and attractive; would be of a high standard of design and make a positive contribution towards improving the City's Environment; there would not be any significant impacts on the residential amenities of adjoining occupiers; the development would include suitable landscaping; would reduce air pollution caused by vehicles by encouraging alternative forms of transport; would encourage energy conservation by being will served by public transport and by using high standards of energy efficiency within the development; would include measures which would lead to a safer environment; would promote regeneration and an improved environment;  would include secure cycling parking facilities within the City Centre; would contribute to the mix of uses in the area; would include satisfactory private car parking; would provide a safe and convenient conditions for pedestrians and cyclists within the City Centre; would improve access to waterways, create leisure and recreational facilities for tourism, would be accessible at ground floor level for people whose mobility is impaired; would be in keeping with the character and appearance of the adjacent Conservation Areas and  the settings of nearby listed buildings; would not expose existing or future residents to unacceptable levels of noise; and generally the proposal would provide a high quality facility within the area to the benefit of the wider surrounding community allowing the continuing regeneration of the locality ; 

8 Recommendation
The Head of Planning recommends that the Committee:

iii) Be MINDED TO APPROVE planning application 088133/FO/2008/C1 subject to referral to the Secretary of State for the Environment, Transport and the Regions in accordance with the Town and Country Planning Act 1990 and under the Town and Country Planning ( Shopping Development England and Wales )  ( No 2 )  Directions 1993,

iv)  Approve Listed Building consent applications 088257/LO/2008/C1 and 088132/LO/2008/C1,

For the reasons set out in this report, and;

Subject to the following conditions (088133/FO/2008/C1) 

Conditions and/or Reasons:
 1) The development must be begun not later than the expiration of four years beginning with the date of this permission. 

Reason: Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1991.

2) The development hereby approved shall be carried out in accordance with the following drawings and documents unless otherwise agreed in writing by the City Council as local planning authority: 

Ian Simpson Architects drawings ref. MP-A-G100-XP-00; MP-A-G200-XP-00; MP-A-G200-P-00; MP-A-G200-P-01; MP-A-G200-P-02; MP-A-G200-P-03; MP-A-G200-P-04; MP-A-G200-P-06; MP-A-G200-P-PL; MP-A-G200-P-RF; B1-A-G200-S-RF; B2-A-G200-S-RF; MP-A-G200-P-B1; MP-A-G200-P-B2; MP-A-G200-P-B3; MP-A-G200-P-B4; MP-A-G200-P-B6; MP-A-G100-E-AA; MP-A-G100-E-BB; MP-A-G100-E-CC; MP-A-G200-E-AA; MP-A-G200-E-BB; MP-A-G200-E-CC; MP-A-G200-E-DD; B1-A-G251-E-AL; B2-A-G251-E-AL; B3-A-G251-E-AL; B4-A-G251-E-AL; MP-A-G251-E-AL-001; MP-A-G251-E-002; MP-A-G251-E-003; MP-A-G200-S-AA; MP-A-G200-S-BB; MP-A-G200-S-CC; MP-A-G200-S-DD; MP-A-G200-S-EE; MP-A-Z200-3-AL-01; MP-A-Z200-3-AL-02; MP-A-Z200-3-AL-03; MP-A-Z200-3-AL-04; MP-A-Z100- 001; MP-A-Z100- 002. 

Tall Building Statement prepared by Drivers Jonas, Ian Simpson Architects, Heritage Architecture Limited and Planit IE, dated November 2008; 

Design and Access Statement prepared by Drivers Jonas, Planit IE, KM Heritage and Ian Simpson Architects, dated November 2008; 

Landscape Strategy prepared by Planit IE, dated November 2008; 

Crime Impact Statement prepared by Greater Manchester Police Architectural Liaison Unit; 

Environmental Statement (Volume 1) and associated technical appendices (Volume 2) and the Non-Technical Summary (Volume 3) prepared by Drivers Jonas, Ian Simpson Architects, KM Heritage, Planit IE, BLDA, Chris Burnett Associates and WSP Development and Transportation. 

Reason: To ensure that the development is carried out in accordance with the approved plans, pursuant to policies of the Manchester Unitary Development Plan and RSS.

3) The development hereby approved shall be developed in accordance with the phasing plan submitted in the Environmental Statement (Figure 4.16) unless otherwise agreed in writing by the City Council as local planning authority. 

Reason: To ensure that the development is carried out in accordance with the approved plans and in the interests of ensuring that interests of amenity are protected, pursuant to policies of the Manchester Unitary Development Plan and RSS.

4) No development of a phase of the development that is hereby approved shall commence unless and until samples and specifications of all materials to be used on external elevations of that relevant phase have been submitted to and approved in writing by the City Council as local planning authority unless otherwise agreed in writing by the City Council as local planning authority. The development shall be constructed only using the approved materials unless otherwise agreed in writing by the City Council as local planning authority. 

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 as specified in policies E3.6, E3.5, H1.2 and H2.2 of the Manchester Unitary Development Plan, the Guide to Development supplementary planning document and Planning Guidance and PPS1.

5) The relevant phase of the development shall not be occupied unless accreditation, confirming achievement of the Secured by Design standards in respect of that relevant phase has been issued by Greater Manchester Police (adopting reasonable endeavours), unless otherwise agreed in writing by City Council as local planning authority. 

Reason: To reduce the risk of crime pursuant to Policy E3.5 of the Unitary Development Plan of the City of Manchester and to reflect the guidance contained in Planning Policy Statement “Delivering Sustainable Development”.

6) The wheels of contractors’ vehicles leaving the site shall be cleaned and the access roads leading to the site swept in accordance with a Construction Management plan submitted to and approved in writing by the City Council as local planning authority prior to any works commencing on site. 

Reason: To ensure that the development does not cause unacceptable amounts of dust in the vicinity and to ensure that local roads are kept clear of mud, pursuant to policy H2.2 of the Unitary Development Plan for the City of Manchester.

7) a) Before the development hereby approved commences, a Preliminary Risk Assessment (PRA) to identify and evaluate all potential sources and impacts of any ground contamination, groundwater contamination and/or ground gas relevant to the site shall be submitted to and approved in writing by the City Council as local planning authority. The Preliminary Risk Assessment shall conform to City Council's current guidance document (Planning Guidance in Relation to Ground Contamination). 

The PRA shall be prepared by a suitably qualified person whose competence to carry out the PRA has been approved in writing by the City Council as local planning authority (an "Expert"). 

In the event the PRA identifies risks which in the written opinion of the Local Planning Authority require further investigation, the development shall not commence until a scheme for the investigation of the site (the Site Investigation Proposal Scheme, or SIPS) has been submitted to and approved in writing by the City Council as local planning authority. 

The measures for investigating the site identified in the SIPS shall be carried out, by an Expert before development commences unless otherwise agreed with the City Council as local planning authority and the Expert shall prepare a report outlining what measures, if any, are required to remediate the land (the Remediation Strategy) which shall be submitted to and approved in writing by the City Council as local planning authority before development commences. 

b) When the development commences, the development shall be carried out in accordance with the previously agreed Remediation Strategy and a Completion/Verification Report shall be submitted to and approved in writing by the City Council as local planning authority. 

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 that phase is occupied, then any phase of the development shall cease and/or the development shall not be occupied until, an Expert has prepared a report outlining what measures, if any, are required to remediate the land (the Revised Remediation Strategy) which shall be submitted to and approved in writing by the City Council as local planning authority and the development of that phase 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 policy H2.2 of the Unitary Development Plan for the City of Manchester.

8) The development hereby approved shall include a building lighting scheme and a scheme for the illumination of all external areas during the period between dusk and dawn, or as may be otherwise agreed in writing by the City Council as local planning authority. Full details of such a scheme for each phase shall be submitted to and approved in writing by the City Council as local planning authority before that phase of the development completes. The approved scheme shall be implemented in full before the development of that phase is first occupied unless otherwise agreed in writing by the City Council as local planning authority. 

Reason: In the interests of amenity, crime reduction and the personal safety of those using the proposed development, pursuant to policies H2.2, E3.3 and E3.5 of the Unitary Development Plan for the City of Manchester.

9) No development of a phase of the development that is hereby approved shall commence unless and until samples and specifications of all landscape materials to be used on external elevations of that relevant phase have been submitted to and approved in writing by the City Council as local planning authority unless otherwise agreed in writing by the City Council as local planning authority. 

The development shall be constructed only using the approved materials unless otherwise agreed in writing by the City Council as local planning authority.  The approved scheme shall be implemented for each phase not later than 12 months from the date the buildings in that phase are first occupied. Any trees or shrubs removed, dying or becoming severely damaged or becoming severely diseased within 5 years of planting shall be replaced by trees or shrubs of a similar size or species to those originally required to be planted unless otherwise agreed in writing by the City Council as local planning authority. 

Reason: To ensure that a satisfactory landscaping scheme is carried out pursuant to policies H2.1, H2.7, E2.6, E3.5 and H2.2 of the Unitary Development Plan for the City of Manchester and the Guide to Development.

10) The development hereby approved is for: 

· 248 Apartments

· Hotel comprising – 250 guest rooms, 5 meeting rooms, restaurant and a 600 sq.m. ballroom.

· Office 1 – comprising 12  911 sq m.

· Office 2 – comprising 12  859 sq m.

· 5732 sq m gross of retailing.

· Car parking for 599 spaces.

· Cycle parking.

Reason: For the avoidance of doubt and to ensure the development is carried out in accordance with the approved plans pursuant to policies contained within the Unitary Development Plan for the City of Manchester, the Guide to Development 2 (SPG), RSS and Planning Policy Guidance.

11) The development hereby approved shall not commence unless and until a Construction Management Plan, including a Site Waste Management Plan, has been submitted to and approved in writing by the City Council as local planning authority. The strategy shall include details on the timing of construction of scaffolding, the lighting and operation of cranes during construction, and a Human Impact Management Plan. 

Reason: To ensure that the appearance of the development is acceptable and in the interests of the amenity of the area, pursuant to policy H2.2 of the Unitary Development Plan for the City of Manchester and Guide to Development 2 (SPG)

12) The development hereby approved shall seek to achieve a post-construction Building Research Establishment Environmental Assessment Method (BREEAM) rating of 'very good' or 'excellent' and at least three star sustainability rating under the code for sustainable homes for those elements of the development which are residential in nature unless otherwise agreed in writing by the City Council as local planning authority. A post construction review certificate for each phase shall be submitted to and approved in writing by the City Council as local planning authority before any of the buildings of that phase hereby approved are first occupied. 

Reason: In order to minimise the environmental impact of the development pursuant to policies E1.5 and E1.6 of the Unitary Development Plan for the NW (RPG13) and the principles contained in the Guide to Development in Manchester 2 and PPS1.

13) Before the development of each phase hereby approved commences a scheme for the storage and disposal of refuse, including storage of recyclable materials for that phase, shall be 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 place whilst the use or development is in operation. 

Reason: In the interests of amenity and public health pursuant to policy H2.2 of the Unitary Development Plan for the City of Manchester and Guide to Development 2 (SPG).

14) The permitted hours of opening of the retail units (Classes A1, A2, A3, A4 and A5) hereby approved are to be agreed with the City Council as local planning authority prior to occupation. 

Reason: In order that the local planning authority can action the objectives both of protecting the amenity of local residents and ensuring a variety of uses at street level in the area, pursuant to policy H2.2 of the Unitary Development Plan for the City of Manchester.

15) The uses of each phase hereby approved shall not commence unless and until a servicing strategy of that relevant phase, including a schedule of loading and unloading times, has been submitted to and agreed in writing by the City Council as local planning authority. Servicing shall thereafter take place in accordance with the approved strategy unless otherwise agreed in writing by the City Council as local planning authority. 

Reason: In the interests of public and highway safety and the protection of residential amenity, pursuant to policy H2.2 of the Unitary Development Plan for the City of Manchester.

16) Before each phase of development is brought into use a scheme for the extraction of any fumes, vapours and odours from any kitchen areas within that relevant phase hereby approved shall be submitted to and approved in writing by the City Council unless otherwise agreed in writing with the local planning authority. 

Reason: In the interests of the amenity of occupiers of nearby properties, pursuant to policy H3.2 of the Unitary Development Plan for the City of Manchester.

17) Details of a Green Travel Plan Strategy, implementation and monitoring of effectiveness shall be submitted to and approved in writing by the City Council as local planning authority. The strategy shall outline procedures and policies that the developer and occupants of the site will adopt to secure the objectives of the overall site’s Green Travel Plan Strategy. Additionally, the strategy shall outline the monitoring procedures and review mechanisms that are to be put in place to ensure that the strategy and its implementation remain effective. The results of the monitoring and review processes shall be submitted in writing to the local planning authority and any measures that are identified that can improve the effectiveness of the Green Travel Plan Strategy shall be adopted and implemented. 

Reason: In accordance with the provisions contained within planning policy guidance and in order to promote a choice of means of transport, pursuant to policies E1.1 and T3.1 of the Unitary Development Plan for the City of Manchester.

18) Before the development of any phase hereby approved is completed a shop front and signage design strategy for the commercial units of that phase shall be submitted to and approved in writing by the City Council as local planning authority unless otherwise agreed in writing with the local planning authority. 

Reason: To protect the visual amenity of the area and to ensure the development is carried out in a satisfactory manner pursuant to policies H2.2 and E3.3 of the Unitary Development Plan for the City of Manchester and Guide to Development 2 (SPG)

19) Before the development of any phase hereby approved is completed, a paving and surfacing strategy for the public footpaths, vehicular crossings, and vehicular carriageways around the site shall be 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 that relevant phase of the development hereby approved is first occupied, unless otherwise agreed in writing by the City Council as local planning authority. 

Reason: In the interests of amenity and to ensure that paving materials are consistent wit the use of these areas as pedestrian routes, pursuant to the Guide to Development 2 (SPG)

20) Studies containing the following with regard to television reception in the area containing the site shall be submitted to and approved in writing by the City Council as local planning authority: 

a) Measure the existing television signal reception within the potential impact area, as defined in the submitted Environmental Impact Statement, before development commences. The work shall be undertaken either by an aerial installer registered with the Confederation of Aerial Industries or by a body approved by the Office of Communications, and shall include an assessment of the survey results obtained. 

b) Assess the impact of the development on television signal reception within the potential impact area identified in (a) above within one month of the practical completion of the development and at any other time during the construction of the development if requested in writing by the City Council as local planning authority in response to identified television signal reception problems within the potential impact area. The study shall identify such measures necessary to maintain at least the pre-existing level and quality of signal reception identified in the survey carried out in (a) above unless otherwise agreed in writing with the City Council as local planning authority. 

Reason: To provide an indication of the area of television signal reception likely to be affected by the development to provide a basis on which to assess the extent to which the development during construction and once built will effect TV reception and to ensure that the development at least maintains the existing level and quality of TV signal reception as advised in PPG 8 and pursuant to policy H2.2 of the Unitary Development Plan for the City of Manchester. 

21) No externally mounted telecommunications equipment shall be mounted on any part of the buildings hereby approved, including the roofs, unless otherwise agreed in writing by the City Council as local planning authority. 

Reason: In the interest of visual amenity and pursuant to policies H2.2 and DC18.1 of the Unitary Development Plan for the City of Manchester.

22) No development shall commence until the following have been submitted to and approved in writing by the City Council as local planning authority: 

(a) A desk based archaeological assessment of the site; 

(b) A scheme for digging archaeological trial trenches on site (including timetables and particulars of the persons supervising the digging); 

(c) A scheme for investigating, evaluating and archiving any finds and for publishing details thereof (including timetables and particulars of the persons who will carry out said tasks). The schemes approved under (b) and (c) above shall be implemented in accordance with the timetables contained therein and no development which might affect any such find shall take place on site until written confirmation of completion of the said schemes has been received by the City Council, unless otherwise agreed in writing by the City Council as local planning authority

Reason: To ensure that a record, including drawn, written and photographic information as necessary is kept of any archaeological discoveries made, pursuant to policy DC20.1 of the Unitary Development Plan for the City of Manchester.

23) The residential units hereby approved shall only be used as private dwellings (which description shall not include serviced apartments/apart hotels or similar uses where sleeping accommodation (with or without other services is provided by way of trade for money or money’s worth and occupied by the same person for less than ninety consecutive nights) and for no other purpose (including any other purpose in Class C3 of the schedule of the Town and Country Planning (use classes) Order 1995, 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 such as serviced apartments/apart hotels do not commence without prior approval pursuant to policy H2.2 of the Unitary Development Plan and to ensure permanent retention of the accommodation for normal residential purposes.

24) The consent hereby granted is for a development that has full access into and throughout all areas of the buildings and public realm for members of the public, including those whose mobility is impaired.

Reason:  For the avoidance of doubt and so as to provide direct access for all, pursuant to policy DC9.1 of the Unitary Development Plan for the City of Manchester and Guide to Development 2 (SPG).

25) The details of an emergency telephone contact number shall be displayed in a publicly accessible location on the site and shall remain so displayed unless otherwise agreed in writing by the City Council as local planning authority.

Reason:  In the interests of local amenity, pursuant to policy H2.2 of the Unitary Development Plan for the City of Manchester.

26) No phase of the development shall commence unless and until a Management and Maintenance plan for the associated public realm and landscaping areas has been submitted to and approved in writing by the City Council as local planning authority unless otherwise agreed.

Reason:  To ensure the quality of these areas, hereby approved, is maintained and in the interests of the amenity of the area pursuant to policy E3.3 of the Unitary Development Plan for the City of Manchester and the Guide to Development 2 (SPG).

And subject to the following conditions (088257/LO/2008/C1) 

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

Reason - Required to be imposed pursuant to Section 18 of the Planning (Listed Buildings and Conservation Areas) Act 1990.

2. The works hereby approved shall be carried out in accordance with the following drawings and documents unless otherwise agreed in writing by the City Council as Local Planning Authority: 

Drawing numbers: Drawing numbers: 7077-AMP-H500-P-00-005 Revision A; and A-MP-H500-P-00-004 Revision A both stamped as received by the City Council as Local Planning Authority 13 November 2008.

Reason - To ensure that the development is carried out in accordance with the approved plans. Pursuant to policy DC19.1 of the Manchester Unitary Development Plan.

3. No development that is hereby approved shall commence unless and until samples and specifications of all materials to be used on the bridge structure affected by this development have been submitted to and approved in writing by the City Council as local planning authority.  The development shall be constructed only using the approved materials unless otherwise agreed in writing by the City Council as local planning authority.

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 and character of the area within which the site is located, and in order to ensure that appropriate materials are used as specified in policies DC18.1 and DC19.1 of the Unitary Development Plan for the City of Manchester.
And subject to the following conditions (088132/LO/2008/C1)

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

Reason - Required to be imposed pursuant to Section 18 of the Planning (Listed Buildings and Conservation Areas) Act 1990.

2. The works hereby approved shall be carried out in accordance with the following drawings and documents unless otherwise agreed in writing by the City Council as Local Planning Authority: 

Drawing numbers: 7077-AMP-H500-P-00-001 Revision A; A-MP-H500-P-00-002 Revision A; and; A-MP-H500-P-00-003 Revision A all stamped as received by the City Council as Local Planning Authority 13 November 2008.

Reason - To ensure that the development is carried out in accordance with the approved plans. Pursuant to policy DC19.1 of the Manchester Unitary Development Plan.

3. No development that is hereby approved shall commence unless and until samples and specifications of all materials to be used on the bridge structure affected by this development have been submitted to and approved in writing by the City Council as local planning authority.  The development shall be constructed only using the approved materials unless otherwise agreed in writing by the City Council as local planning authority.

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 and character of the area within which the site is located, and in order to ensure that appropriate materials are used as specified in policies DC18.1 and DC19.1 of the Unitary Development Plan for the City of Manchester.

Local Government (Access to Information) Act 1985
The documents referred to in the course of this report are either contained in the file(s) relating to application ref: 087671/FO/2008/C3 held by Planning or are City Council planning policies, the Unitary Development Plan for the City of Manchester, national planning guidance documents, or relevant decisions on other applications or appeals, copies of which are all held by the Planning Division.

Equal Opportunities
The proposal will make the site and its development directly accessible to all members of the public, including those with mobility impairments.

Environmental Improvements

The proposal will bring a significant improvement to the appearance of this site and the area generally.

Employment Implications
The proposal will create jobs during construction and on occupation a number of jobs will be created.
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