Application Number Date of Appln Committee Date Ward
134603/FO/2022 4th Aug 2022 15% December Withington Ward
2022

Proposal Erection of three storey building to provide 24 apartments following
demolition of existing buildings including creation of a new vehicular
access from Francis Road, parking provision, landscaping and
associated works

Location Pellowe House, Francis Road, Manchester, M20 9XP
Applicant Southway Housing Trust (Manchester) Limited, C/o Agent,

Agent Amy Bronte Littlejohns, Maddox and Associates Ltd, Beehive Lofts,
Beehive Mill, Jersey Street, Manchester, M4 6JG

Executive Summary

This proposal relates to the erection of a 3 storey building to form 24 no. residential
apartments, and associated car and cycle parking, landscaping and associated
works following the demolition of the existing building on the site.

The application site currently contains a former industrial building that previously
contained a commercial laundry with areas of hardstanding to the front and rear used
for vehicle parking associated with the use. The building on the application site is
vacant.

The proposals were subject to notification by way of 159 letters to nearby addresses,
site notice posted at the site and advertisement in the Manchester Evening News.
Following an amendment to the proposal to reduce its height at its northern extent
closest to the properties on Cotton Lane a further period of renotification was
undertaken. In response to the notification process 48 comments were received, 47
of these were objecting to the proposals. Amongst the concerns raised are the level
of car parking proposed as part of the development, the scale of the proposed
building in the context of the local area, that the proposal would result in the loss of
daylight and overshadowing, loss of privacy and overlooking of existing residential
properties, and that the proposals represent an overdevelopment of the site.

Amongst other matters that are set out within the main body of the report it is
considered that the principle of high-density residential development in this part of
South Manchester does accord with the adopted planning policies in place in
Manchester and that the proposals do provide an adequate level of on-site car
parking to serve the development.

Other matters raised by objectors are also fully addressed.



Description of the site

The application site comprises a part two/part single storey industrial building
constructed of brick with its main frontage to Francis Road and rear area of
hardstanding given over to car parking and accessed via a narrow access road
running from Cotton Lane. Immediately to the south of the site is a two-storey
building ‘Kingslea House’ in use by the NHS which has accesses to the front and
rear.

Application building is edged red

The western boundary of the site is marked by a mixture of brick wall and concrete
post and panel fence beyond this is the rear alleyway with vegetation and trees on
the boundary separating the site from the two storey terraced properties located on
Henwood Road. The existing buildings’ gable wall forms the northern boundary of the
site with a rear alleyway to the rear gardens of numbers 24-28 Cotton Lane. The
Francis Road frontage of the site is dominated by the existing building which extends
along the full extent of the application site separated from the pavement by hard
standing marked out as car parking.



Application site is edged red

Description of proposals

The application proposals seek planning permission for the erection of three storey
building to provide 24 apartments following demolition of existing buildings and
including the creation of a new vehicular access from Francis Road, parking
provision, landscaping and associated works. The applicant has confirmed that the
proposals relate to the provision of an affordable housing scheme with all proposed
24no0. units to be provided as affordable homes for affordable or social rent.

The proposals incorporate 16 no. 1 bedroom and 8 no. 2 bedroom apartments
arranged over three floors with an undercroft access road to the northern section of
the building. This part of the building has been amended to a two storey element to
overcome concerns of its scale and it’s potential to lead to a loss of daylight and
sunlight to existing residential properties located on Cotton Lane.

All proposed apartments are of a size that conforms with residential spaces
standards and all the ground floor apartments and a majority of the first floor
apartments (14 apartments in total over the two floors) have been designed to meet
building regulations M4(2) Category 2 — ‘Accessible and adaptable dwellings’ so that
the new dwellings incorporate features that make a dwelling more suitable for a
greater proportion of people — including older people, individuals with limited mobility
and wheelchair users.



Proposed front elevation (Francis Road)
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Proposed site layout

Level pedestrian access to the proposed building would be from a centrally located
entrance on Francis Road. A secondary pedestrian access would also be provided to
the rear of the building from the car parking area which would contain 15 car parking

spaces (including 2 disabled spaces) accessed via the undercroft vehicular access
from Francis Road.

The existing access to the site from Cotton Lane would be blocked off by the
installation of a 2.1m high timber fence and would not be used as an access to the
development. The applicant has confirmed that access to the rear car parking of
Kinglsea House to the south would be maintained via the new undercroft access from
Francis Road.

There would be a small landscaped area within the rear area, no trees would be
removed by the development and trees beyond the site to the rear and south would
be unaffected by the proposals.

Relevant Planning History for the site

Application reference 081492/FO/2006/S2 - Erection of five 3 storey terrace houses
following demolition of laundry building — Approved 28.03.2007
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Proposed layout

Proposed Francis Road elevation

Application reference 077190/FO/2005/S2 - Erection of a part 2, part 3 storey
building to form 3 x three bedroom townhouses, 12 x two bedroomed apartments and
1 x three bedroomed apartment with accommodation in the roof space, 16 parking
spaces, landscaping and boundary treatments following demolition of existing
laundry and adjoining offices. This application was refused on the 16.03.2006 for
three reasons:

1) The proposed building would, virtue of its height, scale and massing, have an
incongruous and overbearing impact upon the neighbouring dwellings and the
street scene in general which would be detrimental to the character and
residential amenities of the area and would thereby be contrary to policy H2.2
of the Unitary Development Plan for the City of Manchester.

2) The proposal would by virtue of its density and the extent of the footprint of the
building and associated hard surfaced parking areas, result in the cramped



over development of the site and would be detrimental to the character and
residential amenities of the area and would thereby be contrary to policy H2.2
of the Unitary Development Plan for the City Of Manchester, supported by the
guidance contained within PPG3 and the draft guidance within PPS3.

3) The siting and height of the proposed building would result in a detrimental
loss of privacy to and have an overbearing impact upon neighbouring
residential properties adjacent to the northern boundary of the site in particular
11 to 37 Henwood Road. The proposed would therefore be contrary to policy
H2.2 of the Unitary Development Plan for the City of Manchester.

==l
==l
G L
E=|

Francis Road Elevation

s 1 ‘ ‘ ! | L
AN N I S S 7 ) I [l ]
omwrs b o e of Nt wad
Sourdary fow MNew Ciss BOERd Sasrcany ferce 00T I
A Tfl;T‘s TAT e 6] T[ V[ o™ T I SRR A ™ ™ = I [ = | Caneruct 16007 High bk brick b we
i VT T L |
B ] e B !
Faringteiinm u | 1 1 :‘:
deroinbac ¥own edil |
Sowedory be o I | |'
= |
| [
{ :,‘ In m\
= 77 2" " | 77"
ang partng o ke Warsa ':: ‘;‘:‘:‘q |
By ra([_— |
Mow 4 5000wy
ot
W dows e Shand wih
| e T U
| Kingsiea NOUSE v s rvie
| Sonerkance b GAP kb
| daded 200 Jon 3005 "
| Ml:mml‘ﬂd.!.‘;' 7]" A |
povatirm Srwonswn |
o) Darwd Wi Gogahea oss /

300t caa crwct be 4w 0, The gommmnGlwatuh i ehhor o lchiooly epenaend Jond Sod
s ) 00 ol e oo Chuing W & aovesbmse (A St O 00 MO RIAE ok Tk, b

Proposed layout

Publicity

The proposal due to the scale of development has been classified as a major
development. As, such it has been advertised in the local press (Manchester Evening
News) as a major development. A site notice was displayed at the application site. In
addition, statutory consultees have been consulted and notification letters were sent



to 159 local addresses.
Pre-application consultation

The applicant has set out that they undertook pre-planning consultation with local
councillors and residents. As part of the planning submission, a statement has been
provided by the applicant which outlines the consultation undertaken and responses
to matters raised by those who participated.

Consultation responses

Following the neighbour notification and advertisement of the proposals, 48
responses were received objecting to the proposals, 1 response received was in
support and 47 responses expressed objections and concerns with the proposals. 21
of the 47 these objections were to the re-notified amended proposals.

A summary of the key points being raised through the notification process is set out
in the section below.

Residents’ comments

o The proposals would result in a loss of daylight and sunlight to rear gardens and
properties on Cotton Lane and Henwood Road.

o The increase in height of the building over the existing situation would give rise
to impacts on the outlook from the rear of properties on Cotton Lane and be
overbearing and present a large and dominant gable wall.

o There is a Right To Light enshrined in British law and | believe this development
is depriving me and my neighbours this right to light

o The height of the building together with the positioning of windows would give
rise to overlooking and loss of privacy to existing residential properties in the
area.

o The vehicular access to the site would give rise to additional noise and air
quality impacts on existing residential properties on Cotton Lane

o Two previous applications - in 2005 and 2006 - proposed less accommodation
on this site. The 2005 application 074755/FO/2005/S2 was withdrawn and the
2006 application 077190/FO/2005/S2 was refused. One of the main reasons for
refusal was over development of the site and yet that proposal had less
accommodation than this current application.

o The proposed building would be of a scale will be, by far, the largest building in
area and would be overpowering in both scale and mass to the surrounding
buildings.

o Of significant concern is the proposed interface distances and potential impacts
on amenity for residents living in the terraced housing along Henwood Road
particularly given the height of the proposed building.

o Concerns that the proposed development is poor in terms of the quality and size
of the accommodation and the limited amenity space being provided.

o The submitted contaminated land reports shows a number of moderate risks to
future site users.

o Parking for workforce during construction period will be difficult.



A number of residents, including myself work from home, the consistent noise
associated with construction sites is going to massively impact our working
routines/meetings etc and | see no real consideration for this outlined. This may
have been adequate pre-covid, but now more significant appreciation should be
taken into account.

The construction phase would give rise to general dirt, mess and issues relating
to air quality in close proximity to a number of residential properties.

Staff at Kingslea House currently use a car park accessed behind the site, this
will obviously be inaccessible during the build and therefore may cause staff to
once again start parking along the roads creating even more safety/access
problems.

The pre-consultation was pretty poor engagement from the start, with only
3/117 respondents. Admittedly Covid would have hampered this, however | had
not had any prior knowledge of the current proposal before hearing about it after
speaking to some neighbours. Further engagement should have been enacted
and more discussions should occur with affected residents for a project of this
scale

We have enough issues with nuisance with local youngsters and this would
create endless problems if there were no ages restrictions on occupancy.
There is a direct correlation between social housing and increase in crime.
Detrimental and harmful to myself and the young working families with young
children which are the sites immediate neighbours

As reported, the levels of cycle and vehicle theft and damage in the area are
very high. By significantly increasing the number of vehicles on the property it
will most probably and inevitably attract unsolicited illegal activity and facilitate
access to the secure alley behind these properties.

The proposal of flood lighting as a security measure can prove to be a Statutory
Nuisance to nearby existing residents.

The site lies within the area covered by the South Manchester Strategic
Regeneration Framework (2007), which includes strategic objectives around
new sites being dedicated principally to the supply of family housing. The SRF
sets out a clear presumption against apartment development outside of district
centres or transport hubs.

Although parking restrictions recently came into effect and have slightly
alleviated the issue, the street is still incredibly busy throughout the day (not just
the measured peak times) and increasing the potential number of residents by
over a third will be detrimental to the street

Although apartment dwellers show lower car ownership than house dwellers,
the overall level of car ownership in the UK is increasing and this has not been
accounted for.

Much of the parking area to the rear of the proposed development is currently
used by the adjoining NHS building, Kingslea House, for staff parking. There
are issues with staff and visitor parking overflowing onto residential streets such
as Francis Rd. The proposed development would materially reduce the amount
of off-street parking available to staff and visitors of Kinglsea House, increasing
the burden of on-street parking which is already an issue.

There are bats roosting in the laundrette and under the Wildlife and Countryside
Act 1981, all bat species and their roosts are legally protected, by both domestic
and international legislation.



o Whilst not opposed to something being built on the site it is felt a few houses
with adequate parking would be more suited.

o In the event car parking is kept, that the car park entrance on Francis Road is
accommodated via a continuous footway. Pedestrians should be given priority
at this proposed side-road, as is the case in the Highway Code. A raised table
would also suffice.

Comments in support of the proposals are:

o Suggest that parking is eliminated given the site's sustainable location and the
council's climate objectives. The land not wasted on car parking can be used to
accommodate more homes for this popular suburb - perhaps in the form of
townhouses.

Consultee responses

MCC Highway Services - It is anticipated that the proposals are unlikely to generate
a significant increase in the level of vehicular trips, they do not raise any network
capacity concerns.

15 on-site car parking spaces are being provided for residents (62.5% provision)
including two disabled bays and four electric vehicle (EV) charging bays. It is
considered that the amount of on-site parking provided is acceptable for this
development.

Works to from the new access and remove redundant crossovers will be required
and undertaken as part of a S278 agreement and secured via a condition attached to
any approval.

An internal cycle store is provisioned in the north-west corner of the ground floor
providing secure and sheltered cycle parking.

In relation to boundary treatments, the front boundary comprises of a 600mm high
brick wall with steel railings above and from a highway perspective this provides
sufficient access visibility. An acceptable interim travel plan has been provided, and
should planning approval be granted, then we require a full travel plan to be
conditioned.

An internal communal bin store is provided in the south-east corner of the ground
floor with collection proposed from Francis Road and this arrangement is acceptable
from a highway perspective.

In addition to the recommendations above, MCC Highway Services also recommend
that a condition of approval relating to construction and demolition management plan
is attached to any approval.

MCC Neighbourhood Services (Arborists) — Have no objections to the proposals and
confirm if the arboricultural impact assessment and BS:5937 are strictly adhered to,
there should be minimal disturbance to the surrounding tree stock.



MCC Environmental Health — Have reviewed the submitted information including
summary construction management plan, contaminated land desk study and noise
assessment. They raise no objections to the redevelopment of the site for residential
purposes.

They have recommended that conditions are required to deal with final details of the
Construction Management Plan for the development; acoustic insulation of the
residential units including an overheating assessment; acoustic insulation of any
installed external plant and equipment; waste management; and provision of electric
vehicle charging points on site.

In relation to contaminated land matters the Desk Top study has been reviewed and
this is considered adequate. Further details will be required following site
investigations after buildings on site are demolished. It is proposed that an
appropriately worded condition is attached to any approval to deal with this matter.

Greater Manchester Ecology Unit - The ecological survey submitted with the
application found no evidence of bats in the building to be demolished.

Conditions are recommended to be attached to any approval to secure biodiversity
enhancements to the development and that any works to trees would be undertaken
outside of bird nesting season.

MCC Flood Risk Management Team — Recommend conditions for the submission of
a final surface water drainage scheme and maintenance and management of any
sustainable urban drainage system. It is confirmed that the following information
would be required to be submitted:

o Consideration of alternative green SuDS solution (that is either utilising
infiltration or attenuation) if practicable;

o Evidence that the drainage system has been designed (unless an area is
designated to hold and/or convey water as part of the design) so that flooding
does not occur during a 1 in 100 year rainfall event with allowance for 45%
climate change in any part of a building;

o Assessment of overland flow routes for extreme events that is diverted away
from buildings (including basements). Overland flow routes need to be designed
to convey the flood water in a safe manner in the event of a blockage or
exceedance of the proposed drainage system capacity including inlet
structures. A layout with overland flow routes needs to be presented with
appreciation of these overland flow routes with regards to the properties on site
and adjacent properties off site.

o Where surface water is connected to the public sewer, agreement in principle
from United Utilities is required that there is adequate spare capacity in the
existing system taking future development requirements into account. An email
of acceptance of proposed flows and/or new connection will suffice. o Hydraulic
calculation of the proposed drainage system;

o Construction details of flow control and SuDS elements.



United Utilities — Have reviewed the submitted Drainage Strategy, and confirm the
proposals are acceptable in principle to United Utilities. It is recommended that
appropriately worded conditions are attached to any permission.

Cadent Gas — Raise no objections to the proposals but recommend an informative is
attached to any approval to make the applicant aware of infrastructure in the vicinity
of the site.

Policy

Section 38 (6) of the Town and Country Planning Act 2004 states that applications for
development should be determined in accordance with the adopted development
plan unless material considerations indicate otherwise. The adopted development
plan consists of the Core Strategy (adopted 2012) and the saved policies of the
Unitary Development Plan. Due consideration in the determination of the application
will also need to be afforded to national policies in the National Planning Policy
Framework (NPPF) which represents a significant material consideration.

Core Strategy Development Plan Document

The Core Strategy Development Plan Document 2012 -2027 ("the Core Strategy")
was adopted by the City Council on 11th July 2012. It is the key document in
Manchester's Local Development Framework. The Core Strategy replaces significant
elements of the Unitary Development Plan (UDP) as the document that sets out the
long term strategic planning policies for Manchester's future development. A number
of UDP policies have been saved until replaced by further development plan
documents to accompany the Core Strategy. Planning applications in Manchester
must be decided in accordance with the Core Strategy, saved UDP policies and other
Local Development Documents.

Relevant policies in the Core Strategy are detailed below:

Policy SP 1 Spatial Principles — The proposals seek to provide additional diversity in
terms of type of housing within the area and towards the creation of neighbourhoods
of choice.

Policy EC2 relates to existing employment space and the wish to retain and enhance
existing space and sites except in circumstances where it can be demonstrated that
the existing use is unviable; incompatible with adjacent uses; for flood risk reasons or
in terms of the planning balance proposals offer greater benefits in terms of the vision
and spatial objectives of the Core Strategy. It is considered that the proposal would
offer greater benefits in a residential use with 100% affordable housing and would
lead to the removal of a non-confirming industrial use within a residential area.

Policy EC9 relates to employment provision in South Manchester, it lists existing
employment locations to be supported, the application site is not listed as one that
would have explicit support for employment provision.

Policy H1 Overall Housing Provision — Identifies the requirements for provision of



new residential development across the City and indicates that new housing will be
predominantly in the North, East, City Centre and Central Manchester. High density
development (over 75 units per hectare) is identified as being appropriate in the City
Centre and parts of the Regional Centre.

Within the Inner Areas in North, East and Central Manchester densities are identified
as being lower but generally around 40 units per hectare. Outside the Inner Areas
(where the application site is located) the emphasis will be on increasing the
availability of family housing therefore lower densities may be appropriate.

The policy clarifies that the proportionate distribution of new housing, and the mix
within each area, will depend on amongst other things:

o The number of available sites identified as potential housing sites in the SHLAA;

. Land values and financial viability;

o The need to diversify housing stock in mono-tenure areas by increasing the
availability of family housing, including for larger families; and the availability of
other tenures to meet the identified needs of people wishing to move to or within
Manchester

The proposals seek the redevelopment of the site for 24 affordable residential units
(social rent or affordable rent), given the sites size (0.15 ha) the proposals would be
considered as high density. The site is identified as a housing capacity site within the
most recent Strategic Housing Land Availability Assessment to meet the
requirements of housing delivery in the city with a figure of the potential of 26
residential units.

Policy H 6 South Manchester — South Manchester is identified as providing 5% of
new residential development over the plan period. It identifies that high density
development will generally only be appropriate within the district centres of Chorlton,
Didsbury, Fallowfield, Levenshulme, and Withington, as part of mixed-use schemes.
“Outside of district centres priorities will be for housing which meets identified
shortfalls, including family housing and provision that meets the needs of elderly
people, with schemes adding to the stock of affordable housing”. The proposals are
outside of the district centre, it is considered that as the scheme would deliver 100%
affordable housing and given the size of the proposed units (1 and 2 bedroom
residential units) would allow the applicant to continue a policy of ‘right sizing’
residents from currently under occupied properties. This approach is considered to
comply with the requirements of H6 and that the proposals would assist in meeting
identified shortfalls of housing types within South Manchester. This matter is
considered in more detail within the issues section of this report.

Policy H8 — Affordable Housing - New development will contribute to the City-wide
target for 20% of new housing provision to be affordable. The applicant has indicated
that 100% of the proposed residential units (24 no.) would be available at an
affordable or social rent. This provision and delivery of affordable housing in this
scheme would be subject to an appropriately worded planning condition.



Policy T1 Sustainable Transport — The development would provide less that one car
parking space per residential unit, would provide covered and secure cycle parking
facilities and is located in close proximity to a range of public transport modes.

Policy T2 Accessible Areas of Opportunity and Need — The application site is highly
accessible by foot, cycle and public transport networks.

Policy EN1 Design Principles and Strategic Character Areas — The southern
character area in which the site is located is indicated as appropriate for development
along the radial routes that are commensurate in scale with the prominence of its
location.

EN2 Tall Buildings — Tall buildings are defined as buildings which are substantially
taller than their neighbourhoods and/or which significantly change the skyline. The
proposed building is one storey taller than the predominant housing adjacent to it and
is not considered in this context to be substantially taller that an assessment against
EN2 is required in this instance. However, matters around design and visual amenity
are considered in more detail in the issues section of this report.

Policy EN4 Reducing CO2 Emissions by Enabling Low and Zero Carbon.

Policy EN6 Target Framework for CO2 reductions from low or zero carbon energy
supplies.

The Proposed Development takes a fabric led approach to minimising energy
demand by minimising heat loss from the building envelope and building systems.
The submitted information indicates that the proposed development would achieve a
59% carbon reduction compared to the Part L of the Building Regulations 2021
Target emission rate.

Policy EN 8 Adaptation to Climate Change — The proposals are indicates as
achieving a carbon emissions reduction greater than and proposals include a rooftop
array of PV panels for on-site micro-generation.

Policy EN9 Green Infrastructure — The development incorporates limited landscaping
due to the developed footprint of the existing site and the proposed site. Some limited
landscaping is proposed to the rear of the site within the car parking area.

Policy EN14 Flood Risk — The site falls within Flood Zone 1 and is at low risk of
flooding. A drainage strategy has been prepared and submitted with the proposals.

EN15 Biodiversity and Geological Conservation — A survey for bats has been
undertaken of the buildings to be demolished. This concluded that the building was
assessed as having Low bat roosting potential and no bats were recorded emerging
from the building during the nocturnal bat survey.

Policy EN 16 Air Quality — The proposals incorporate provision of 4 no. electric
vehicle charging points and onsite secure cycle parking for the residential properties.

Policy EN 17 Water Quality - The development would not have an adverse impact on



water quality. Surface water run-off and grounds water contamination would be
minimised.

Policy EN 18 Contaminated Land and Ground Stability — Given the previous use of
the site there are contaminated land risks associated with the sites

redevelopment. A Phase 1 Preliminary Risk Assessment has been prepared, which
identifies possible risks arising from ground contamination. If the proposals are
granted approval further site investigations would be required, secured via an
appropriately worded condition.

Policy EN19 Waste — The proposals incorporate an internal bin store which provides
direct access to Francis Road for collection by refuse vehicles.

Policy DM 1 Development Management — This policy sets out the requirements for
developments and outlines a range of general issues that all development should
have regard to. Of these the following issues are or relevance to this proposal:

appropriate siting, layout, scale, form, massing, materials and detail;

design for health;

adequacy of internal accommodation and amenity space;

impact on the surrounding areas in terms of the design, scale and appearance

of the proposed development;

that development should have regard to the character of the surrounding area,;

o effects on amenity, including privacy, light, noise, vibration, air quality and road
safety and traffic generation;

o accessibility to buildings, neighbourhoods and sustainable transport modes;

o impact on safety, crime prevention and health; adequacy of internal
accommodation external amenity space, refuse storage and collection,
vehicular access and car parking; and

o impact on biodiversity, landscape, archaeological or built heritage, green

Infrastructure and flood risk and drainage.

The application is considered in detail in relation to policy DM1 within the
issues section below.

Saved Unitary Development Plan Policies

DC26.1, DC26.2 and DC26.5 Development and Noise — A noise assessment has
been prepared to accompany the application which makes recommendations in
terms of mitigating noise from nearby noise generating activities such as road traffic.
Further information is required and a suitably worded condition would be
recommended to be attached to any approval.

Relevant National Policy

The National Planning Policy Framework (July 2021) sets out Government planning
policies for England and how these are expected to apply. The NPPF seeks to
achieve sustainable development and states that sustainable development has an
economic, social and environmental role. The NPPF outlines a “presumption in
favour of sustainable development”. This means approving development, without



delay, where it accords with the development plan and where a planning application
conflicts with an up-to-date development plan (including any neighbourhood plans
that form part of the development plan), permission should not usually be granted.
Local planning authorities may take decisions that depart from an up-to-date
development plan, but only if material considerations in a particular case indicate that
the plan should not be followed.

The following specific policies are considered to be particularly relevant to the
proposed development:

Section 5 (Delivering a sufficient supply of homes) — The proposals would provide 24
affordable residential units on a brownfield site

Section 6 — (Building a strong and competitive economy) - The proposal would create
jobs during construction that would support commercial premises within the local
area.

Section 8 (Promoting healthy and safe communities) — The proposals are
accompanied by a Crime Impact Statement which indicates measures to be included
into the development to reduce the opportunities for crime and the fear of crime .

Section 9 (Promoting Sustainable Transport) — The proposal is in a location
accessible to a variety of public transport modes.

Section 11 (Making Effective Use of Land) — The proposal would re-use previously
developed land for the provision of residential properties.

Section 12 (Achieving Well-Designed Places) — The proposals are supported by a
Design and Access statement that sets out the context of the site and the design
process undertaken.

Section 14 (Meeting the challenge of climate change, flooding and coastal change) —
The proposal has been designed to reduce energy demands and incorporate
renewable energy solutions. The site is within Zone 1 of the Environment Agency
flood maps and has a low probability of flooding.

Section 15 (Conserving and enhancing the natural environment) — The documents
submitted with this application have considered issues such as ground conditions,
noise and the impact on ecology and demonstrate that the proposal would not have a
significant adverse impact in respect of the natural environment.

Other Material Considerations

Guide to Development in Manchester Supplementary Planning Document and
Planning Guidance (April 2007)

This Supplementary Planning Document supplements guidance within the Adopted
Core Strategy with advice on development principles including on design,
accessibility, design for health and promotion of a safer environment. The design,



scale and siting of the proposed development is considered in more detail within the
iIssues section of this report.

Manchester Green and Blue Infrastructure Strategy 2015 — The Manchester Green
and Blue Infrastructure Strategy (MGBIS) sets out objectives for environmental
improvements within the City within the context of objectives for growth and
development.

Manchester Residential Quality Guidance (July 2016) (MRQG) — This document
provides specific guidance on what is required to deliver sustainable neighbourhoods
of choice where people will want to live and also raise the quality of life across
Manchester.

Residential Growth Strategy (2016) — This recognises the critical relationship
between housing and economic growth. There is an urgent need to build more new
homes for sale and rent to meet future demands from the growing population.
Housing is one of the key Spatial Objectives of the Core Strategy and the Council
aims to provide for a significant increase in high quality housing at sustainable
locations and the creation of high quality neighbourhoods with a strong sense of
place as confirmed within other policies of the Core Strategy.

Manchester Housing Strategy 2022 to 2032

A report prepared for the Executive Committee meeting on the 22nd July 2022
indicates that the Manchester Housing Strategy (2022-2032) sets out a long-term
vision which considers how best to deliver the city’s housing priorities and objectives,
building on progress already made, whilst tackling head on the scale and complexity
of the challenges ahead. The priorities for the new Housing Strategy are:

1. Increase affordable housing supply & build more new homes for all residents

2. Work to end homelessness and ensure housing is affordable & accessible to
all

3. Address inequalities and create neighbourhoods & homes where people want
to live

4. Address the sustainability & zero carbon challenges in new and existing
housing stock

The South Manchester Strategic Regeneration Framework (2007)

The South Manchester SRF was adopted prior to the preparation of the Core
Strategy policies, however, it formed an important document in the formulation of the
priorities for South Manchester that were subsequently contained in a number of the
subsequently adopted policies particularly in relation to housing priorities. The SRF
set out that the key characteristics of South Manchester that shaped the vision and
objectives for the SRF are based on a number of key facts one of which relates to the
pressure for development and densification which threatens the inherent urban
character of the area that makes it attractive in the first place.



The SRF also commented that there had been a trend for large villa/family housing
conversions for flats and offices placing a further restriction on the supply of larger
accommodation.

One of the key issues identified in the SRF was to provide a wider choice of housing
for attracting and retaining residents and that future housing developments need to
focus on providing high-quality family accommodation.

Climate Change

Our Manchester Strategy 2016-25 — sets out the vision for Manchester to become a
liveable and low carbon city that will:

o Continue to encourage walking, cycling and public transport journeys;

o Improve green spaces and waterways including them in new developments to
enhance quality of life;

o Harness technology to improve the city’s liveability, sustainability and
connectivity;

o Develop a post-2020 carbon reduction target informed by 2015's
intergovernmental Paris meeting, using devolution to control more of our energy
and transport;

o Argue to localise Greater Manchester's climate change levy so it supports new
investment models;

o Protect our communities from climate change and build climate resilience.

Manchester: A Certain Future (MACF) — This is the city wide climate change action
plan, which calls on all organisations and individuals in the city to contribute to
collective, citywide action to enable Manchester to realise its aim to be a leading low
carbon city by 2020. Manchester City Council has committed to contribute to the
delivery of the city’s plan and set out its commitments in the MCC Climate Change
Delivery Plan 2010-20.

Manchester Climate Change Board (MCCB) Zero Carbon Framework - The Council
supports the MCCB to take forward work to engage partners in the city to address
climate change. In November 2018, the MCCB made a proposal to update the city’s
carbon reduction commitment in line with the Paris Agreement, in the context of
achieving the “Our Manchester” objectives and asked the Council to endorse these
new targets.

The Zero Carbon Framework — This outlines the approach that will be taken to help
Manchester reduce its carbon emissions over the period 2020-2038. The target was
proposed by the Manchester Climate Change Board and Agency, in line with
research carried out by the Tyndall Centre for Climate Change, based at the
University of Manchester. Manchester’s science-based target includes a commitment
to releasing a maximum of 15 million tonnes of CO2 from 2018-2100. With carbon
currently being released at a rate of 2 million tonnes per year, Manchester's ‘carbon
budget’ will run out in 2025, unless urgent action is taken. Areas for action in the draft
Framework include improving the energy efficiency of local homes; generating more
renewable energy to power buildings; creating well-connected cycling and walking
routes, public transport networks and electric vehicle charging infrastructure; plus,



the development of a ‘circular economy’, in which sustainable and renewable
materials are re-used and recycled as much as possible.

Legislative requirements

Section 149 of the Equality Act 2010 provides that in the exercise of all its functions
the Council must have regard to the need to eliminate discrimination, advance
equality of opportunity and foster good relations between person who share a
relevant protected characteristic and those who do not. This includes taking steps to
minimise disadvantages suffered by persons sharing a protect characteristic and to
encourage that group to participate in public life. Disability is a protected
characteristic.

Section 17 of the Crime and Disorder Act 1998 provides that in the exercise of its
planning functions the Council shall have regard to the need to do all that it
reasonably can to prevent crime and disorder.

Issues

Principle — The principle of the redevelopment of previously developed brownfield
land for the provision of residential development in the City is long established and
prioritised within the adopted development plan policies of the Core Strategy and in
the NPPF.

The application proposals would result in the re-use of brownfield land for residential
use in a predominantly residential area, this would remove a non-conforming historic
industrial use from the residential area. In addition, the site has previously been
considered suitable for residential development following an approval for 5 no. three
storey houses on part of the site in 2007, although it should be noted this decision
predates the current adopted local and national planning policies now in place.

The site has been identified within the Council’s Strategic Housing Land Availability
Assessment (SHLAA - 2022) as a site capable of contributing towards the City’s
housing land supply with an indicative figure of 26 no. residential units on the site
being brought forward in the next 5 years.

In this instance it is considered that the provision of residential development accords
with adopted planning policies which seek to increase housing supply on previously
developed brownfield land in the City. However, further consideration is required of
impacts on residential and visual amenity; the character of the area; the type of
housing proposed; and highway and car parking implications.

Comparison with previously consented and refused proposals for the site — As set
out within the planning history section of this report, the site has been subject to
previous applications for redevelopment in 2006 and 2007. The planning policy
context for those decisions differs following the adoption of the Core Strategy and
replacement of many former Unitary Development Plan policies used in making those
decisions together with a different national planning policy picture. However, they do
set precedents for consideration against the current application not least the




acceptance of the loss of employment space and the redevelopment of the site for
residential development.

The refusal of an apartment scheme in 2006 was based on a number of reasons,
including the proposed built form and impacts on properties on Henwood Road. It is
noted that the proposals were for a part two/part three storey building that also
incorporated living accommodation in the roof space, thereby providing living
accommodation across 4 floors. It is noted that the site plan does indicate that an
element of the proposed building would project rearwards towards Henwood Road.

The approval of 5 no. three storey townhouses in 2007 indicates that the provision of
residential accommodation greater than two storey properties in the area was
acceptable at that time on Francis Road. This scheme also included car parking to
the rear of the site. It is noted that this approved scheme did not include the full
application site currently under consideration, omitting the two storey building
adjacent Kingslea House. As such in terms of residential numbers it cannot be
directly compared to the current application proposals.

As set out within the following sections of this report the current application is
accompanied by a variety of supporting documents including daylight and sunlight
assessment allowing a full assessment of the potential impacts of the application
proposals. Whilst the planning history provides some precedents to be taken into
account, the application proposals need to be considered on their own merits based
on the submitted information and consideration of the issues arising from this
assessment.

Residential development type (including Affordable Housing provision) — The
application proposals seek the provision of 24 no. apartments on the application site,
this is considered to be a high density residential development within South
Manchester.

Adopted Core Strategy policy H6 sets out the framework for determining residential
developments in this part of the City, several comments have been submitted to
indicate that the proposals fail to accord with the principles set out in this policy. H6
indicates that “High density development in South Manchester will generally only be
appropriate within the district centres of Chorlton, Didsbury, Fallowfield,
Levenshulme, and Withington, as part of mixed-use schemes”. It suggests that
outside of these areas the priorities for housing will be to meet identified shortfalls
“‘including family housing and provision that meets the needs of elderly people, with
schemes adding to the stock of affordable housing”.

The applicant has confirmed they are a not-for-profit local housing company who own
5,880 properties with their primary purpose being to provide high quality affordable
homes. Through the information provided alongside the application they have
confirmed the development would provide 24 no. affordable residential units that
would on completion be owned by them. The residential units are identified as
providing social rent or affordable rent with nominations being allocated via
Manchester Move and offered on a priority basis in accordance with MCC and
Homes England procedures.



The mix of residential units proposed (16no. 1 bedroom and 8no. 2 bedroom
apartments) is indicated as allowing the applicant to facilitate ‘right sizing’
opportunities. The applicant’s information states it has a limited amount of smaller
one and two bedroom homes within its core neighbourhoods such as Withington with
over 1700 family homes currently underoccupied by single and two person
households. The applicant has a policy of encouraging right sizing wherever possible
and indicate that they have successfully released family sized housing back into the
allocations process on previous developments. The application proposals would
incorporate residential units that comply with space standards and whilst there is
limited amenity space provided for residents the application site as set out in the
transport section of this report below, is within walking distance of public amenity
spaces in the form of Fog Lane and Ladybarn Parks.

In terms of the local area the applicant’s information states that the neighbourhood
around Francis Road has typically larger traditional semi-detached homes in a
garden estate setting. Their preference is therefore to promote the residential units to
specific target audiences to create a balanced resident profile and where possible
facilitate the release of 3 and 4 bedroom older housing stock back into the allocations
process where possible.

In this instance whilst the general planning policy approach is to direct high density
residential proposals to district centres in South Manchester, the provision of 100%
affordable housing within the development would exceed the affordable housing
requirement of 20% set out in Core Strategy policy H8 and allow a broader range of
affordable housing types in the local area. The proposals would also meet a priority
in delivering an identified shortfall for affordable housing in South Manchester
contained in policy H6. As such it is considered that these application proposals are
in compliance with the strategy set out in the adopted housing policies of the Core
Strategy. To secure this provision of affordable housing it is necessary that an
appropriately worded planning condition is appended to any decision.

Loss of employment land - The proposals would result in the loss of the existing
employment land at the site. It is understood that the previous tenant relocated in
2020 and the building is currently vacant and that the buildings given the age, layout
and location are not considered to be suitable for modern industrial or other
employment use.

The site is located within a residential area, whilst it could continue to be operated for
industrial use in an unrestricted manner, such a use would be considered to be
incompatible with the general character of the area. Its continued use could give rise
to adverse impact associated with commercial vehicle movements, noise and air
quality.

The proposals would remove a non-conforming use from a residential area, the site
currently provides a limited employment floor space and is not identified within an
existing employment area in Core Strategy policy EC9 as such on balance the loss of
employment floorspace is considered acceptable.

Design — The proposed building has been amended from the original submission to
reduce its height at its northern extent to two storeys on its northern boundary with



residential properties on Cotton Lane, the remainder of the building has been
retained at three storeys in height.

Visualisation of the Francis Road frontage of the proposed building

The overall design approach has been to reflect the industrial building on the site, the
proposed building would be built from traditional construction of a red brick finish with
a flat roof incorporating a photovoltaic array. A feature engineering brick has been
introduced for a soldier course above all windows and doors, with a dental course
around the centre of each floor and a 3 course detail to the base of the building. Grey
windows and doors are proposed to contrast with the red brick. The simple building
form together with the window sizing and other detailing is considered to be
acceptable in the context and character of the surrounding area. The proposed
footprint of the building is reduced in depth from the existing building, this still allows
apartments to be arranged around a central access corridor, providing active facades
to both primary elevations. This achieves a double fronted building that provides
natural surveillance and security to private parking areas at the rear.

Section drawing through the site showing relationship to existing houses on
Henwood Road (to the left) and Francis Road (to the right) — the dashed red line
shows the outline of the existing building on site to be demolished

Concerns have been raised regarding the height and scale of the proposed building
in terms of the local context of the site and impacts on existing residential properties.
It is noted that a majority of dwellinghouses in the area are of two storeys in height.
However, this is interspersed by buildings of a differing height including the part
three/part two residential building at 30 Cotton Lane on the junction with Francis
Road to the immediate north of the application site, and flats at Cotton Hill which
contain three floors of residential accommodation following approval of a roof top
extension by the Planning Committee in June 2017. This block of apartments on



Cotton Hill is 50 metres to the north west of the application site separated by two
storey terraced properties on Henwood Road.

Aplication sit (edged nd neary properties with tree tory edged in
orange

It is also noted that the rear roofs of a number of the two storey terraced properties
on Henwood Road have been subject of installation of rear dormers, some as
permitted development and others granted planning permission providing a third floor
of residential accommodation. A part three storey rear extension was also approved
to number 17 Henwood Road in 2007 although this appears to not have been
constructed. This variety in height and scales is not unusual within residential areas
generally and it is not considered that the height of the application proposals at 3
storeys would be significantly different in character to the area that the site is located.

Following the amendment to reduce the height of the proposed building closest to the
properties at 24 -30 Cotton Lane it is not considered that the building would result in
an overbearing impact on those properties. The overall height of the building would
be marginally greater than 1 metre higher than the existing gable wall of the former
laundry building and numbers 24 -28 Cotton Lane would be separated from the
building by the rear alleyway that serves the rear of these properties. It is noted that
number 30 Cotton Lane has a closer built relationship than the adjoining residential
properties to the existing gable wall of the laundry but as indicated above it is not
considered that the limited height increase in the proposals is sufficient to warrant
refusal of the application.



Photograph of relationship between the existing laundry building on the left and the
rear gable wall of number 30 Cotton Lane to the right
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Submitted drawing showing existing and proposed relationships between the
application site and number 30 Cotton Lane (the existing building to be demolished is
demarcated by a red dashed line)

Other impacts of the height of the proposed building in terms of residential amenity
are considered below.

Residential Amenity — Concerns have been raised by objectors to the impacts of the
proposed building in terms of loss of privacy, overlooking, loss of daylight and

sunlight, and noise impacts associated with the layout and density of the residential
development.




Privacy/Overlooking — The building would contain windows to habitable rooms
on its front and rear elevations, windows to the northern gable wall would
serve corridors.

The windows within the northern gable wall serving corridors would be subject
to appropriate conditions so that these were obscurely glazed and limited
opening. As a result of the amendment to the height on the northern section of
the building the second floor gable window would be set off from the sites
boundary by approximately 6 metres, whilst the first floor window would be on
the boundary of the site. It is considered that as these windows serve corridors
within the building and subject to appropriately worded conditions these are
not considered to give rise to impacts in terms of loss of privacy or overlooking
of properties on Cotton Lane.

The windows and Juliet balcony windows on the rear elevation would serve
bedrooms and living spaces within the flats and would afford views over the
rear car park. The rear elevation is set back 11 metres from the rear boundary
of the site, and 14 metres from the rear boundary of two storey terraced
properties on Henwood Road, the intervening 3 metres being the rear
alleyway to those residential properties. This would give a range of between
18 metres and 21 metres between windows on the rear elevation and the rear
of properties on Henwood Road. It is noted that distances between two storey
semi-detached properties on Francis Road and the rear of terraced properties
on Henwood Road range from 24 metres to 21 metres. The existing building
contains a number of rearward facing windows within the two storey element
and at ground floor facing towards the properties at Henwood Road. These
windows are in closer proximity to existing residential properties than those of
the proposed building which is set back further into the site.

The front elevation of the proposed building contains windows serving
habitable rooms facing Francis Road. There are two pairs of semi-detached
properties on the opposite side of Francis Road facing towards the application
site. The proposed building would sit further forward than the existing building
and would see the removal of off street car parking and hardstanding. The
distance between the front of the proposed building and these residential
properties would be between 18 meters and 21 meters. This is similar to
relationships between the front of properties across roads in the surrounding
area although noted that there are examples of greater distances as well.
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View north along Francis Road with site on the left and existing two storey
semi-detached residential properties on the right

View south along Francis Road with two storey residential properties opposite the
site on the left with Kingslea House immediately adjacent the application building
edged red

The Council does not have defined separation distances between properties
set out within adopted policies, assessments of impact are based on the
context and character of an area. Whilst the separation distances between the
proposed rear of the building and existing properties on Henwood Road are
less than others in the immediate area (between 21 and 24 metres), it is noted
that existing and proposed boundary treatments, intervening alleyway and
existing vegetation would further reduce opportunities for direct overlooking of



private gardens. The removal of the existing building would improve the
current situation where ground and first floor windows are in closer proximity
to the sites rear (north western) boundary. It is not considered that the
proposals would give rise to significant loss of privacy or overlooking of
properties on Henwood Road, Cotton Lane or Francis Road to warrant refusal
of the proposals.

Loss of daylight and sunlight — The application proposals have been amended
since first submission to drop the height of the proposed building on its
northern boundary to two storeys from three. The applicant has undertaken
these amendments in response to concerns raised with regards to the
potential for the loss of light to existing residential properties on Cotton Lane
and the potential overbearing nature of a three storey building in close
proximity to those residential properties. In addition, a daylight and sunlight
assessment has been undertaken on the amended proposals and potential
Impacts on nearby residential properties. The assessment has been
undertaken in accordance with the Third Edition of the Building Research
Establishment ("“BRE”) design guidance Site Layout Planning for Daylight &
Sunlight: A Guide to Good Practice, which is recognised as the industry
standard, technically robust, methodology for appraising daylight and sunlight
amenity impact in the built environment.

Where a detailed analysis is required in respect of impacts on daylight the
BRE recommend that the Vertical Sky Component (“VSC”) test is used when
considering the impact that a new development or obstruction will have on the
daylight amenity of an existing neighbouring building. The VSC is a unit of
measurement that represents the amount of visible sky that is capable of
being received at the external face of a window. Daylight is derived directly
from the sky. On that basis, the more unobstructed sky or sky visibility
available to a window, the potential daylighting capability of the room served
by it will increase. The unit is expressed as a percentage, as it is the ratio
between the amount of visible sky available to the window being tested,
compared to that available from a totally unobstructed sky. In this instance and
as summarised below it is only the properties at 24-30 Cotton Lane that
require a more detailed analysis as properties on Henwood Road and Francis
Road have been shown within the assessment as being suitably distance from
the proposed building to be impacted in terms of daylight.

The submitted assessment confirms that based upon the BRE guidance the
following conclusions arise from the proposed development:

11 — 21 Francis Road - These neighbouring buildings have been assessed
and are considered sufficiently remote of the site for the proposed
development to not have any significant adverse daylight and sunlight amenity
impact.

5-31 Henwood Road - These neighbouring buildings have been assessed and
are considered sufficiently remote of the site for the proposed development to
not have any significant adverse daylight and sunlight amenity impact.



24-30 Cotton Lane - All neighbouring windows will either continue to achieve
the BRE’s 27% Vertical Sky Component target or experience a reduction in
existing VSC of less than 20% of the baseline value, which is acceptable to
the BRE guidance on the grounds that it would not be noticed by room users /
occupants. The impact that the proposed development would have on the
daylight amenity of these neighbouring properties is classed as non-significant
within the assessment. All rooms will continue to achieve the BRE's "year-
round" probable Sunlight Hour targets or experience a reduction in existing
sunlight amenity of less than the 20% reduction that is acceptable to the BRE
guidance on the grounds that it would not be noticed by room users /
occupants.

13 of the rooms assessed (76%) will continue to achieve the BRE's "Winter"
Probable Sunlight Hours target or experience a reduction in Winter sunlight of
less than 20% of the existing value, which is acceptable to the BRE on the
grounds that it would not be noticed by the room users / occupants.

There are 4 rooms that do not meet the BRE Winter sunlight criterion. One of
these rooms is the assumed 1st floor circulation space in 30 Cotton Lane. As
this space is not a habitable room, then the impact is indicated within the
assessment as being non-significant. One of the rooms is understood to be a
1st floor bathroom located in 28 Cotton Lane. The assessment classes the
impacts on this non- habitable room as non-significant. One room is the
assumed ground floor living room within 28 Cotton Lane. Winter sunlight is
reduced to 4% PSH. The target is 5%. The submitted assessment indicates
that this is considered to be within an acceptable tolerance of the target. One
room is the assumed ground floor kitchen within 28 Cotton Lane. The Winter
sunlight of this room is indicated as currently receiving less than the BRE
target as a result of the existing building.

The rear of properties on Cotton Lane (24-28) number 28 is highlighted in red



All neighbouring buildings are assessed as achieving very good "year round"
sunlight amenity. Only 28 Cotton Lane would experience some less than
aspirational winter sun impacts.

Although the construction of the proposed development would reduce the
sunlight amenity to the rear gardens of the neighbouring buildings, the rear
yards, currently, and would continue, to receive 2 hours of direct sunlight on
21 March which is classed as adequate sunlight throughout the year within the
BRE guidance. The impact that the proposed development would have on the
sunlight amenity of the rear gardens of these neighbouring properties is
considered as non-significant within the assessment.

Whilst the submitted assessment indicates that there would be some impacts
to daylight and sunlight to rooms served by windows at numbers 28 and 30
Cotton Lane, these impacts are considered to be within the general guidance
prepared by the BRE. It is noted that the building on site does currently have
impacts on the properties to the north on Cotton Lane and the proposals
would increase built form on the boundary with the properties by just over 1
metre following the amendments undertaken by the applicant. On balance the
proposals are considered to be acceptable within this urban context and not
give rise to significant impacts in terms of loss of daylight or sunlight to warrant
refusal in this instance.

Noise — The application is accompanied by a noise assessment that has
assessed the proposals and the noise climate within the area which is
generally dominated by distant traffic noise. The assessment confirms that the
proposed building, incorporating suitable acoustic measures would provide
suitable residential accommodation given the prevailing noise climate in the
area. Suitably worded conditions would be appended to any approval to
ensure acoustic measures were incorporated into the development and any
external plant and equipment was acoustically insulated.

The proposals would introduce a residential form of development into an area
that is predominantly residential in nature and would result in the removal of a
non-conforming historic industrial. This existing lawful use of the site is historic
and is not subject to controls in terms of hours of use or vehicle servicing, as
such the application proposals would see an improvement from both activity
that could take place within the building in close proximity to residential
properties and associated servicing and vehicle movement to the front and
rear of the property. The proposals for residential use of the site would
therefore be considered to represent an improvement over the current lawful
use of the site and are considered to be of a nature and scale that would
assimilate into the area.

The proposals would introduce a vehicular access to the northern section of
the site adjacent the rear boundary of properties on Cotton Lane. This access
would lead to the car parking associated with the development and the car
parking for Kinglsey House following the closure of the access to the site from
Cotton Lane. The car parking would be accessed via an automated gated



entrance set within the undercroft, given its positioning and modern design it
would not be expected to give rise to adverse noise impact. The applicant has
indicated that there would be a 2.1m timber boundary fence along this
boundary to the garden of number 30 Cotton Lane, whilst the rear garden
boundaries of numbers 24-28 are set off the site boundary by a strip of
alleyway.

The access gate would be automatic, it is understood that modern gates
would emit very little noise and do not produce a significant bang when fully
closed or open. Further to this | would also note that there is no line of site
from the proposed gate to the nearest residential bedroom on Francis
Road/Cotton Lane due to the orientation of the building. | would therefore
expect there to be no adverse noise impact associated with one of these gates
being installed.

It is considered that given this arrangement and proposed boundary treatment
and that the car parking is limited to residents and users of Kingsley House it
would not give rise to unacceptable impacts on residential amenity.

Lighting — It is noted that the recommendations of the submitted Crime Impact
Statement are that the rear car parking area is well lit. The use of lighting
could give rise to impacts on residential amenity if not sufficiently controlled to
avoid glare onto residential properties nearby. It is noted that the existing
building has a number of building mounted security lights to the rear as such it
is not considered that the inclusion of the lighting would give rise to
unacceptable impacts. It is considered necessary to append an appropriately
worded condition to any approval for the submission and approval of an
external building and external areas lighting condition.

Accessibility — The proposals have been designed to be accessible, with level access
into the building and level thresholds into apartments. The proposals incorporate lift
access and corridors and entrance doors are also designed to comply with Building
Regulations Part M (4) -2. The proposals incorporate 2 no. accessible parking bays
provided within the rear car park with direct access via the level access rear door into
the building. A ramped access to the front affords level access into the building from
Francis Road.

Transport — The application site is located in a highly accessible location. The
analysis submitted within the Transport Statement accompanying the application
indicates that a ranges of services and facilities including Fog Lane and Ladybarn
Parks are within 2 kilometres of the site and that the existing pedestrian infrastructure
creates opportunities to access these key amenities on foot and also the bus network
and the closest stops on Wilmslow Road and Parrs Wood Road. The application
proposals would incorporate a front entrance onto Francis Road providing level
access from the development joining to the footpaths on Francis Road and
connections beyond.

Whilst the closest formal cycle infrastructure is on Parrs Wood Road and Wilmslow
Road, these can be accessed via 20mph residential streets. In addition, connections
to tram and train stations are within a 15 minute cycle from the site. The application



proposals incorporate 20 cycle spaces in the form of 10 internal spaces and 10
external spaces within a secured cycle store within the rear of the proposed
development. Following discussions with the applicant it has been agreed that this
provision will be increased to 24 no. spaces to provide one space per apartment, this
level and type of provision for future occupiers of the development is considered to
be acceptable and would be secured via a planning condition attached to any
approval.

A Greater Manchester Accessibility Level (GMAL) calculation has been undertaken
for the site. This is used in assessing the accessibility by non-car modes of a
development site and provides a score between 1 and 8, where 1 is a low level of
accessibility and 8 is the highest level of accessibility. The application site has a split
GMAL of 6-7, indicating a very good level of accessibility by public transport. The
application is accompanied by an Interim Travel Plan which seeks to promote
sustainable travel choices and reduce single occupancy car use. The production of a
full Travel Plan would be secured by way of an appropriately worded planning
condition attached to any approval.

The proposals incorporate a new vehicular access from Francis Road together with
car parking for the development to the rear of the site. The existing access to rear
parking areas from Cotton Lane is to be closed off at the boundary of the site and
would not be used as an access to the development once completed. This
arrangement is considered acceptable from a highway and pedestrian safety point of
view.

The existing access from Cotton Lane alogside number 24 Cotton Lane. The red
box denotes the approximate position of the boundary fence that would be installed
to close off this access to the rear of the site.

The proposed residential building would have a smaller footprint than the existing
building on site as a result there would be an enlarged area for car parking



associated with the proposed residential building to the rear of the site. Car parking
for the adjacent NHS Kingslea House would be retained and remain available post
construction, accessed via the new Francis Road undercroft. The applicant has
confirmed an agreement for access is in place with the NHS to retain this access.
The previous industrial uses of the building would have generated comings and
goings via the historic access on Cotton Lane and to the areas of hardstanding at the
front of the building on Francis Road.

Vehicles accessing the site to serve the lawful use of the building could vary in size
and frequency throughout the day, evening and night-time periods. As such the
proposed residential use would introduce pedestrian, cycle and vehicle activity of a
character more similar to the surrounding prevailing residential nature of the area.

Concerns have been raised regarding the level of car parking to be provided to serve
the residential units. The proposals incorporate 15 no. off street car parking spaces
(including 2 disabled spaces), 4 of the spaces would be provided with electric vehicle
charging points. As set out above the proposals have been amended to include 20
secure and covered cycle parking spaces. The applicant has prepared a transport
statement to accompany this application, this includes a parking assessment that
indicates that a development of the type and scale under consideration would require
between 10 and 13 parking spaces. As set out above the proposal site is in a
sustainable and accessible location and would provide access for secured internal
and external cycle parking, on balance the level of car parking provided on site is
considered acceptable for the application proposals in this location. It is noted that
surrounding streets are now subject to a residents parking scheme which would
assist in alleviating any additional pressures for on street parking generated by
nearby uses including the Christie Hospital. Whilst the level of cycle parking has
been increased from that originally submitted it is considered necessary that
provision is made for a further 4 spaces to ensure 100% cycle parking for the number
of flats is provided. A suitably worded condition is proposed to ensure this level is
delivered to further broaden access to sustainable modes of transport to and from the
site.

It is acknowledged that during the construction phase there would be disruption to
the car parking provision for the neighbouring NHS building that currently shares an
access from Cotton Lane with the application site. Whilst this disruption is
unavoidable it is understood that the applicant is in discussions with the NHS
regarding the impacts on this provision and to seek to work with them to minimise
disruption.

Landscaping and Biodiversity — The site is currently a developed plot containing
existing buildings and associated hardstanding. The proposals do offer the
opportunity to provide soft landscaping to the site to assist in ensuring the
development reflects those green areas, shrub and hedging that exists in the
immediate area. Whilst the proposals do incorporate small areas of planting within
the rear car park, it is considered the opportunity exists to increase this amount of
planting to further soften the car parking area but also the frontage. The proposals
incorporate front boundary walls with railings above to provide a clear definition
between public and private space on the Francis Road frontage. Originally proposals
incorporated hedge and shrub planting as part of this front boundary treatment and




external amenity space for ground floor apartments on Francis Road. This element
had been removed from the most recent amended drawings provided by the
applicant. However, it is considered that further planting should be introduced to the
Francis Road frontage together with uplift to the areas to the rear which are to be
secured via an appropriately worded condition attached to any approval.

The building has been assessed for the potential presence of bats, the conclusion
being there is a low roosting potential of the buildings to be demolished on site. In
order to enhance biodiversity of the site post development it is to be requested that
the building and rear area incorporate measures to enhance the biodiversity of the
site. It is noted that the rear alleyway to properties on Henwood Road contains areas
of vegetation and measures to enhance biodiversity on the site are considered to
also benefit this corridor. As recommended by the Council’s specialist ecologists at
the Greater Manchester Ecology Unit a condition is proposed for such measures to
be submitted and agreed for inclusion within the development.

Drainage — The application is supported by a drainage strategy; this has been
assessed and, in this instance, suitably worded conditions are proposed for a final
drainage scheme to deal with surface water from the site to be submitted for
approval. The site is in a low-risk zone in terms of flooding, and it is noted that the
site is currently comprised of buildings and hardstanding, the installation of a modern
surface water drainage system is considered to provide a betterment over the
existing situation.

Ground conditions — The site has been subject to industrial uses over a considerable
time and as such the application is accompanied by a desk study to assess the
potential contamination of the site. This study has been assessed and is acceptable
in order to inform a decision for the final use of the site for residential development. It
is noted that a scheme of site investigations would be required to be undertaken to
inform the preparation of a remediation strategy for the site much of which can only
take place following the demolition of buildings on site and would be subject to a
planning condition for reporting of the results of these at the appropriate time.

Sustainability — The applicant has provided information on the building fabric
specification in order to comply with the adopted planning policies for building energy
performance and compliance with building regulations. Along with this fabric first
approach the development would incorporate electric heating of water and building
and also incorporates a roof top photovoltaic array to include an element of
renewable energy within the scheme. The supporting report concludes that the
development would achieve a 59% carbon reduction over the target emission rate set
out within Part L 2021 of the Building Regulations which would exceed the
requirements of current adopted planning policies.

Waste Management — The application proposals incorporate an internal bin store for
waste which is positioned to allow bins to be presented to Francis Road for
collection. All flats are designed to accord with space standards and would allow for
storage of waste within flats prior to them being deposited within the communal bin
store. These arrangements are considered to be acceptable with the final details of
the waste management strategy for the building to be secured via an appropriately
worded condition.




Crime and Safety — The application is accompanied by a Crime Impact Statement
prepared by Greater Manchester Police Design for Security team. The report sets out
to consider the sites location and the proposed layout and design of the building in
relation to designing out crime principles. The report states that the proposals would
be a positive addition to the area and would generate legitimate activity to a vacant
site that is vulnerable to criminal damage and other abuse. The introduction of
occupied rooms overlooking communal areas and adjacent public realm would
increase natural surveillance of the public ream around the building.

The report identifies measures that are recommended to be included within the
development such as: adequate residential access control into the building, bike and
bin store; access control of the residential entrance and car park; and clearly defined
boundaries to the rear of the site. It is recommended that the development be
designed to Secured by Design principles and that this is secured by an appropriately
worded condition.

Construction and demolition phase — The development would require the demolition
of the existing buildings on site following which would be a period of construction
works to develop the site. The site is not within a conservation area and the building
is not listed. It is acknowledged that the former laundry building has been in situ since
the early part of the 20" Century, however, the building is not considered to be of
significant heritage value or have architectural features that would merit it's retention.

The demolition works would cause disruption in the local area through general noise
and construction activity together with requirements for parking for site operatives
and the adjacent Kinglsea House premises whilst they are carried out, this disruption,
whilst unavoidable would be for a temporary period until construction works are
completed. In order to ensure this process is managed in the most appropriate way,
given the sites location and context close to residential properties, an appropriately
worded condition to manage both the demolition and construction phase would be
appended to any decision.

Conclusion - The application proposals would redevelop an existing industrial
building and site to provide 24 no. affordable apartments. The site is in a sustainable
urban location and as set out in this report the form and design of the development is
considered acceptable for the site.

Careful consideration has been given to the siting, scale and appearance of the
development to ensure it provide a high quality development along with minimising
the impact on existing residents and is therefore considered to accord with national
and local planning policies.

Human Rights Act 1998 considerations — This application needs to be considered
against the provisions of the Human Rights Act 1998. Under Article 6, the applicants
(and those third parties, including local residents, who have made representations)
have the right to a fair hearing and to this end the Committee must give full
consideration to their comments.



Protocol 1 Article 1, and Article 8 where appropriate, confer(s) a right of respect for a
person’s home, other land and business assets. In taking account of all material
considerations, including Council policy as set out in the Core Strategy and saved
polices of the Unitary Development Plan, the Director of Planning, Building Control &
Licensing has concluded that some rights conferred by these articles on the
applicant(s)/objector(s)/resident(s) and other occupiers and owners of nearby land
that might be affected may be interfered with but that that interference is in
accordance with the law and justified by being in the public interest and on the basis
of the planning merits of the development proposal. She believes that any restriction
on these rights posed by the of the application is proportionate to the wider benefits
of and that such a decision falls within the margin of discretion afforded to the
Council under the Town and Country Planning Acts.

Recommendation APPROVE
Article 35 Declaration

The application has been considered in a positive and proactive manner as required
by The Town and Country Planning (Development Management Procedure)
(England) Order 2015 and any problems and/or issues arising in relation to dealing
with the application have been communicated to the applicant, in this instance
amended proposals were submitted that reduces the height of an element of the
building.

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

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

2) The development hereby approved shall be carried out in accordance with the
following drawings and documents:

YD2_FR_LP0O01 REV B 'LANDSCAPING PLAN' YD2_FR_RP0O01 REV B
'LANDSCAPING DESIGN REPORT; reference 80/615/R2-7 '
ARBORICULTURAL IMPACT ASSESSMENT and Method Statement'
prepared by E3P; reference 221121/SK22154/TS01(-05) TRANSPORT
STATMENT prepared by SK; C-26721-HYD-XX-XX-RP-C-0500 P01
'DRAINAGE STRATEGY'; C-26721-HYD-XX-XX-DR-C-0500 P01
'PROPOSED DRAINAGE LAYOUT'; C-26721-HYD-XX-XX-DR-C-0510 P01
'OVERLAND EXCEEDANCE FLOOD ROUTES'; All as received by the City
Council as local planning authority on the 28th November 2022

A20045-SASA-Z1-XX-DR-A-20202 P04 ' SITE ELEVATIONS'; Design and
Access Statement A20-045 Rev C; Affordable Housing Statement prepared by
Southway Housing Trust dated 21st November 2022; DAYLIGHT &
SUNLIGHT AMENITY IMPACT ASSESSMENT reference 1079A/MPS/DMH -
Final prepared by Proximity; All as received by the City Council as local
planning authority on the 22nd November 2022



3)

A20045-SASA-Z0-Z0-DR-A-90100 REV P05 'SITE PLAN' ; A20045-SASA-Z1-
00-DR-A-20101 REV P05 'GROUND FLOOR PLAN'; 2A2045-SASA-Z1-01-
DR-A-20102 REV P04 'FIRST FLOOR PLAN'; A20045-SASA-Z1-02-DR-A-
20103 REV P04 'SECOND FLOOR PLAN' A20045-SASA-Z1-R1-DR-A-
20104 REV P04 'ROOF PLAN'; A20045-SASA-Z1-XX-DR-A-20201 REV P04
'ELEVATIONS'; A20045-SASA-Z1-XX-DR-A-20402 P02 'SITE SECTIONS;
A20045-SASA-Z1-00-DR-A-20110 P02 PART M(4)-2 'GROUND FLOOR
PLAN'; A20045-SASA-Z1-01-DR-A-20111 P02 'PART M(4)-2 FIRST FLOOR
PLAN'; All as received by the City Council as local planning authority on the
17th November 2022

Crime Impact Statement prepared by GMP Design for Security reference
2021/0465/CIS/01 Version D; Building Regulations Part L Volume 1 - SAP
Revision ROO dated 21/07/2022 prepared by Seven; Noise Impact
Assessment - REPORT REFERENCE NO. J003503-5119-TD-06 July 2022
prepared by PDA; Bat Survey Report Francis Road, Withington Reference:
80-615-R1-4 Date: May 2022 prepared by E3P all as received by the City
Council as local planning authority on the 4th August 2022

Reason - To ensure that the development is carried out in accordance with the
approved plans. Pursuant to policies SP1 and DM1 of the Core Strategy.

3) Prior to the commencement of any demolition works on site a Demolition
Management Plan shall be submitted to and approved in writing by the City
Council as local planning authority. The demolition works shall be
implemented in accordance with the agreed plan and where appropriate shall
include:

- The hours of site working;

- Measures to control noise and vibration;

- Dust suppression measures;

- Details of the location and arrangements for contractor parking;

- The identification of the vehicular access points into the site;

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

- The details of an emergency telephone contact number for the demolition /
site contractor to be displayed in a publicly accessible location; and

- A community consultation plan.

Reason - In the interests of residential amenity, highway safety pursuant to
policy DM1 of the Core Strategy.

Prior to the commencement of the development (excluding demolition works),
a scheme for the provision of affordable housing on the site shall be submitted
for approval in writing by the City Council, as Local Planning Authority. The
scheme shall comprise:

I. the type and tenure (such tenures being consistent with the definition of
affordable housing in Annex 2 of the NPPF or any definition of affordable
housing that replaces it) which shall consist of 100% of the dwelling houses;



6)

ii. confirmation that the affordable dwellings will be made available on
affordable housing terms for both first and subsequent occupiers of the
affordable housing dwellings (subject to such exclusions and exemptions as
may be approved by the City Council);and

iii. the eligibility criteria to be used for determining who may occupy the
affordable housing dwellings (which shall not be required to include any local
connection criteria in the case of shared ownership housing).

Iv. The approved affordable housing scheme shall be implemented as part of
the development and thereafter observed in perpetuity subject to the
exclusions and exemptions set out in the approved affordable housing
scheme.

Reason - In order to provide affordable housing at the site and to deliver an
identified housing need in accordance with policies H6 and H8 of the
Manchester Core Strategy (2012) and the National Planning Policy
Framework.

5) Prior to the commencement of the construction phase of development a
Construction Management Plan shall be submitted to and approved in writing
by the City Council as local planning authority. The development shall be
implemented in accordance with the agreed plan and where appropriate shall
include:

- The routing of construction traffic;

- The hours of site working;

- Measures to control noise and vibration;

- Dust suppression measures;

- Detail the vehicular activity associated with the construction including
appropriate swept-path assessment;

- Details of the location and arrangements for contractor parking;

- The identification of the vehicular access points into the site;

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

- The details of an emergency telephone contact number for the site contractor
to be displayed in a publicly accessible location; and

- A Community consultation plan.

Reason - In the interests of residential amenity, highway safety pursuant to
policy DM1 of the Core Strategy.

a) Prior to the commencement of the development (excluding the demolition
works phase), details of a Local Benefit Proposal, in order to demonstrate
commitment to recruit local labour for the duration of the construction of the
development, shall be submitted for approval in writing by the City Council, as
Local Planning Authority. The approved document shall be implemented as
part of the construction of the development.

In this condition a Local Benefit Proposal means a document which includes:

i) the measures proposed to recruit local people including apprenticeships
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i) mechanisms for the implementation and delivery of the Local Benefit
Proposal

iii) measures to monitor and review the effectiveness of the Local Benefit
Proposal in achieving the objective of recruiting and supporting local labour
objectives

(b) Within one month prior to construction work being completed, a detailed
report which takes into account the information and outcomes about local
labour recruitment pursuant to items (i) and (ii) above shall be submitted for
approval in writing by the City Council as Local Planning Authority.

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

a) Before the development hereby approved commences (excluding the
demolition of buildings on site), a report (the Preliminary Risk Assessment) 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).

In the event of the Preliminary Risk Assessment identifying 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 and the identification of remediation measures (the Site Investigation
Proposal) 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 Site Investigation
Proposal shall be carried out, before the development commences and a
report prepared outlining what measures, if any, are required to remediate the
land (the Site Investigation Report and/or Remediation Strategy) which shall
be submitted to and approved in writing by the City Council as local planning
authority.

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 the development is occupied, then development shall cease
and/or the development shall not be occupied until, a report outlining what
measures, if any, are required to remediate the land (the Revised Remediation
Strategy) is submitted to and approved in writing by the City Council as local
planning authority and the development shall be carried out in accordance
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9)

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 policies DM1 and EN18 of the
Core Strategy.

a) Prior to the commencement of above ground works associated with the
approved development a scheme for acoustically insulating the proposed
residential accommodation against noise from nearby roads shall be
submitted to and approved in writing by the City Council as local planning
authority.

The submitted scheme shall also assess the potential for overheating and the
noise insulation scheme shall take this into account. The approved noise
insulation and ventilation scheme shall be completed before any of the
dwelling units are occupied.

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

Reason - To secure a reduction in noise from traffic or other sources in order
to protect future residents from noise disturbance and to reduce the potential
for overheating pursuant to policy DM1 of the Core Strategy and saved Unitary
Development Plan policy DC26.

a) Externally mounted ancillary plant, equipment and servicing shall be
selected and/or acoustically treated in accordance with a scheme designed
SO as to achieve a rating level of 5dB (LAeq) below the typical background
(LA90) level at the nearest noise sensitive location. Prior to first occupation of
the development hereby approved the scheme shall be submitted to and
approved in writing by the City Council as local planning authority in order to
secure a reduction in the level of noise emanating from the site. The
development shall be subsequently carried out in accordance with the
approved scheme.

b) Prior to the first occupation of the development a verification report shall be
submitted to and approved in writing by the City Council as local planning
authority to validate that the work undertaken throughout the development
conforms to the recommendations and requirements in the approved acoustic
report. The report shall also undertake post completion testing to confirm that
the noise criteria have been met. Any instances of non - conformity with the
recommendations in the report shall be detailed along with any

measures required to ensure compliance with the agreed noise criteria.



Reason - To minimise the impact of the development and to prevent a general
increase in pre-existing background noise levels around the site pursuant to
policy DM1 of the Core Strategy and saved Unitary Development Plan policy
DC26.

10) Prior to the commencement of above ground works associated with the
development, details of a waste management strategy for the site together
with the details and locations of the storage of waste bins within the
development shall be submitted to and approved in writing by the City Council
as local planning authority. The development shall be carried out in
accordance with the agreed details prior to its first and maintained in situ
thereafter.

Reason - In the interests of residential amenity and to secure appropriate
arrangements for the storage and collection of segregated waste and
recycling, pursuant to policies SP1, EN19 and DM1 of the Core Strategy for
the City of Manchester.

11) Within 3 months of the commencement of above ground works, a detailed
scheme of highway works including technical drawings shall be submitted to
and approved in writing to the Council as local planning authority, the
submitted scheme shall include:

- highway and footpath layout including resurfacing of adjacent footway, and
making good of redundant vehicle accesses;

- dropped kerbs;

- tactile paving;

- Confirmation that a section 278 agreement has been entered into for the
completion of highway works and associated Traffic Regulation Orders

- Timescales for the implementation of the scheme.

The approved scheme shall be implemented and be in place within a
timescale previously agreed in writing by the City Council as local planning
authority.

Reason - To ensure safe access to the development site in the interest of
pedestrian and highway safety pursuant to policies SP1, EN1 and DM1 of the
Manchester Core Strategy (2012).

12)Prior to the first occupation of the residential development hereby approved,
details and specification of electric car charging points within the approved
development shall be submitted for approval in writing by the City Council, as
Local Planning Authority. The approved details shall then be implemented and
be in place prior to the first occupation of the residential element of the
development.

Reason - In the interest of air quality pursuant to policies SP1, DM1 and EN16
of the Manchester Core Strategy (2012).

13)Notwithstanding the approved plans, prior to the first occupation of the
development hereby approved details of the cycle parking provision for the



development including drawings, numbers, locations, and type of provision to
be incorporated shall be submitted to and approved in writing by the City
Council as local planning authority. The approved details shall be installed
prior to the first occupation of the development and be retained thereafter for
use by people residing at the development.

Reason - To ensure that there is adequate cycle parking for the development
in order to comply with policies T1,T2 and DM1 of the Core strategy.

14) Prior to the first occupation of the development hereby approved a Travel
Plan shall be submitted to and agreed in writing by the City Council as Local
Planning Authority. In this condition a Travel Plan means a document which
includes:

i) the measures proposed to be taken to reduce dependency on the private car
by those residing in the development

i) a commitment to surveying the travel patterns of residents during the first
three months of use of the development and thereafter from time to time

iii) mechanisms for the implementation of the measures to reduce dependency
on the private car

iv) measures for the delivery of specified travel plan services

V) measures to monitor and review the effectiveness of the Travel Plan in
achieving the objective of reducing dependency on the private car

Within six months of the first use of the development, a revised Travel Plan
which takes into account the information about travel patterns gathered
pursuant to item (ii) above shall be submitted to and approved in writing by the
City Council as local planning authority. Any Travel Plan which has been
approved by the City Council as local planning authority shall be implemented
in full at all times when the development hereby approved is in use.

Reason - To assist promoting the use of sustainable forms of travel to the
school, pursuant to policies SP1, T2 and DM1 of the Core Strategy and the
Guide to Development in Manchester SPD (2007).

15) No drainage for the development shall be installed unless and until the full
details of a surface water drainage scheme has been submitted to and
approved in writing by the City Council as local planning authority. The
submitted scheme shall include:

- Consideration of alternative green SuDS solution (that is either utilising
infiltration or attenuation) if practicable;

- Evidence that the drainage system has been designed (unless an area is
designated to hold and/or convey water as part of the design) so that flooding
does not occur during a 1 in 100 year rainfall event with allowance for 45%
climate change in any part of a building;

- Assessment of overland flow routes for extreme events that is diverted away
from buildings (including basements). Overland flow routes need to be
designed to convey the flood water in a safe manner in the event of a
blockage or exceedance of the proposed drainage system capacity including
inlet structures. A layout with overland flow routes needs to be presented with



appreciation of these overland flow routes with regards to the properties on
site and adjacent properties off site.

- Where surface water is connected to the public sewer, agreement in principle
from United Ultilities is required that there is adequate spare capacity in the
existing system taking future development requirements into account.

- Hydraulic calculation of the proposed drainage system;

- Construction details of flow control and SuDS elements.

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

Reason - To promote sustainable development, secure proper drainage and to
manage the risk of flooding and pollution. This condition is imposed in light of
national policies within the NPPF and NPPG and local policies ENO8 and
EN14.

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

- Verification report providing photographic evidence of construction as per
design drawings;

- As built construction drawings if different from design construction drawings;
- Management and maintenance plan for the lifetime of the development which
shall include the arrangements for adoption by any public body or statutory
undertaker, or any other arrangements to secure the operation of the
sustainable drainage scheme throughout its

lifetime.

Reason - To manage flooding and pollution and to ensure that a managing
body is in place for the sustainable drainage system and there is funding and
maintenance mechanism for the lifetime of the development.

17) The car parking as indicated on the approved plans shall be surfaced, laid out
and demarcated prior to the first occupation of the development hereby
approved. The car park shall then be available at all times for people residing
at the development whilst the site is occupied.

Reason - To ensure that there is adequate parking for the development
proposed when the building is occupied in order to comply with policy DM1 of
the Core strategy.

18) Above-ground construction works shall not commence until samples and
specifications of all materials to be used in the external elevations and hard
landscaping around the buildings as detailed on the approved drawings have
been submitted to and approved in writing by the City Council as local
planning authority. Thereafter the development shall be carried out in
accordance with those detalils.



Reason - To ensure that the appearance of the development is acceptable to
the City Council as local planning authority in the interests of the visual
amenity of the area within which the site is located, as specified in policies
SP1 and DML1 of the Core Strategy.

19) All tree work should be carried out by a competent contractor in accordance
with British Standard BS 3998 "Recommendations for Tree Work™" and the
approved Arboricultural Impact Assessment and Method Statement prepared
by E3P.

Reason - In order avoid damage to trees/shrubs adjacent to and within the site
which are of important amenity value to the area and in order to protect the
character of the area, in accordance with policies EN9 and EN15 of the Core
Strategy.

20) No removal of or works to any hedgerows, trees or shrubs shall take place
during the main bird breeding season 1st March and 31st July inclusive,
unless a competent ecologist has undertaken a careful, detailed check of
vegetation for active birds' nests immediately before the vegetation is cleared
and provided written confirmation that no birds will be harmed and/or that
there are appropriate measures in place to protect nesting bird interest on site.
Any such written confirmation should be submitted to the local planning
authority.

Reason - To ensure the protection of habitat of species that are protected
under the Wildlife and Countryside Act 1981 or as subsequently amended and
to comply with policy EN15 of the Core Strategy.

21)Notwithstanding the approved plans, within three months of the
commencement of above ground works a hard and soft landscaping treatment
scheme including details and positions of all boundary treatments to be
installed at the site shall be submitted to and approved in writing by the City
Council as local planning authority. The approved scheme shall be
implemented not later than 12 months from the date the buildings are first
occupied and all boundary treatments shall be retained thereafter whilst the
development is in use. If within a period of 5 years from the date of the
planting of any tree or shrub, that tree or shrub or any tree or shrub planted in
replacement for it, is removed, uprooted or destroyed or dies, or becomes, in
the opinion of the local planning authority, seriously damaged or defective,
another tree or shrub of the same species and size as that originally planted
shall be planted at the same place.

Reason - To ensure that a satisfactory landscaping scheme for the
development is carried out that respects the character and visual amenities of
the area, in accordance with policies SP1, EN9 and DM1 of the Core Strategy.

22) Prior to the commencement of above ground works, a scheme for the
Biodiversity Enhancement Measures shall be submitted to and approved in
writing by the Local Planning Authority. The approved scheme shall be
implemented prior to first occupation of the development (or in accordance



with a phasing plan which shall first be agreed in writing with the local planning
authority) and shall be retained thereafter.

Reason — Pursuant to biodiversity enhancement of the site, in accordance with
policy EN15 of the Core Strategy and the National Planning Policy
Framework.

23) The development hereby approved shall include a building lighting scheme
and a scheme for the illumination of external areas during the period between
dusk and dawn. The full details of such a scheme, including light spillage
details, shall be submitted to and approved in writing by the local planning
authority within 3 months of above ground works commencing. The approved
scheme shall be implemented in full before the development is first occupied
and shall remain in operation for so long as the development is in use.

Reason - In the interests of amenity, crime reduction and the personal safety
of those using the proposed development in order to comply with the
requirements of government guidance in the National Planning Policy
Framework, saved policy E3.3 of the Unitary Development Plan for the City of
Manchester and policies SP1 and DM1 of the Core Strategy.

24) The development hereby approved shall be carried out in accordance with the
recommendations of the Crime Impact Statement prepared by Greater
Manchester Police and shall not be occupied or used until the City Council as
local planning authority has acknowledged in writing that it has received
written confirmation of a secure by design accreditation.

Reason - To reduce the risk of crime pursuant to Policy DM1 of the Adopted
Core Strategy for the City of Manchester.

25) Prior to occupation of the development hereby approved, the windows serving
corridors on the ground, first and second floors within the north east and south
west elevations as indicated on the approved plans shall be obscurely glazed
and of a limited opening nature to a specification of no less than level 5 of the
Pilkington Glass Scale or such other alternative equivalent and shall remain so
in perpetuity.

Reason - To protect the amenity and living conditions of adjacent residential
property from overlooking or perceived overlooking and in accordance with
policies SP1 and DM1 of the Core Strategy.

26) The development hereby approved shall be implemented in full accordance
with the measures as set out within the Building Regulations Part L Volume 1 -
SAP Revision ROO dated 21/07/2022 prepared by Seven, received by the City
Council as local planning authority on 4th August 2022.

Within 3 months of the completion of the construction of the authorised
development a verification statement prepared by a suitably qualified expert
shall be submitted to and approved in writing, by the City Council as local
planning authority, to validate that the work undertaken throughout the



development conforms to the recommendations and requirements in the
approved SAP report. Any instances of non-conformity with the
recommendations in the report shall be detailed along with any measures
required to ensure compliance with the recommendations and requirements
within the approved report.

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

27) Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) (England) Order 2015 (as amended) (or any order
revoking and re-enacting that Order with or without modification) no part of the
development shall be used for any purpose other than the purpose(s) of Class
C3(a) of the Schedule to the Town and Country Planning (Use Classes) Order
1987 (as amended) (or in any provision equivalent to that Class in any
statutory instrument revoking and re-enacting that Order with or without
modification).

Reason - In the interests of residential amenity, to safeguard the character of
the area and to maintain the sustainability of the local community through
provision of accommodation that is suitable for people living as families
pursuant to policies DM1 and H11 of the Core Strategy for Manchester and
the guidance contained within the National Planning Policy Framework.

28) Notwithstanding the General Permitted Development Order 2015 as amended
by the Town and Country Planning (Permitted Development and
Miscellaneous Amendments) (England) (Coronavirus) Regulations 2020 or
any legislation amending or replacing the same, no further development in the
form of upward extensions to the building shall be undertaken other than that
expressly authorised by the granting of planning permission.

Reason - In the interests of protecting residential amenity and visual amenity
of the area in which the development in located pursuant to policies DM1 and
SP1 of the Manchester Core Strategy.

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: 134603/F0O/2022 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 held by the Planning Division.

The following residents, businesses and other third parties in the area were
consulted/notified on the application:



Highway Services

Environmental Health

Neighbourhood Team Leader (Arboriculture)
MCC Flood Risk Management

Greater Manchester Police

Greater Manchester Ecology Unit

A map showing the neighbours notified of the application is attached at the
end of the report.

Relevant Contact Officer : Robert Griffin
Telephone number : 0161 234 4527
Email : robert.griffin@manchester.gov.uk






