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1.0 Overview 

This Statement of Community Involvement (SCI) has been prepared by Lexington on behalf of 
M1 Piccadilly. It forms part of a suite of documents in support of a planning application for a 
residential scheme on vacant land on Store Street, Manchester. 

The planning application seeks planning permission for the following: 

• A 15-storey apartment building containing 54 high quality new apartments in a variety of 
sizes. 

• Shared living space to help residents adapt to a more flexible working situation. 
• Cycle parking for each property to encourage sustainable travel. 
• A landmark building which will help further the regeneration of the surrounding area. 

 
M1 Piccadilly commissioned Lexington to carry out a pre-application public consultation 
programme. The objectives of this consultation were to inform local residents of the proposals 
and collect feedback. M1 Piccadilly and the design team have subsequently used this feedback 
to inform the planning application. This Statement of Community Involvement has been 
undertaken in accordance with the Localism Act 2011 and is in line with expectations set out in 
Manchester City Council’s Statement of Community Involvement (2017).  

A summary of the activity is outlined below, and further details can be found in Section 3.0: 

• A briefing was issued to, and meetings held with, Councillor Gavin White, Executive 
Member for Housing and Employment and the Piccadilly ward members Councillors Jon-
Connor Lyons, Sam Wheeler and Adele Douglas. 

• A letter was distributed to 758 nearby commercial and residential properties to provide an 
overview of the plans and how feedback could be provided.  

• A consultation website, www.m1manchester.com, was available to provide further 
information on the proposals. 

• A virtual exhibition room was created to provide all the information about the plans in a 
format more accessible than an in-person exhibition whilst maintaining Covid safety 
measures. 

• A webinar was held to provide an opportunity for residents to ask the development team 
questions. 

• An email address was available throughout the consultation period for those wanting to 
correspond with a member of the development team. 

• A community information telephone line was available throughout the consultation period for 
those wanting to speak with a member of the development team. 

• The applicant undertook some early neighbour engagement prior to the pre-application 
consultation. 
 

This report outlines the methods used to engage with the community, as well as summarise the 
feedback received from respondents. It also provides the development team’s response to any 
issues raised during the consultation and outlines subsequent changes made to the proposals 
as a result.  
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2.0 Planning and Guidance: Role of Community Involvement  

Planning guidance states that pre-application consultation with communities, local authorities 
and statutory consultees can bring several benefits to the process of determining planning 
applications. Against this background, M1 and the development team has sought to consult with 
interested parties following policy and guidance concerning community involvement in the 
planning system. 

2.1 Manchester City Council 

Statement of Community Involvement (2017) 

Manchester City Council’s adopted Statement of Community Involvement (SCI) encourages 
developers to undertake pre-application public consultation with the local community. The SCI 
calls for engagement with those who will and might be affected. M1 Piccadilly’s approach to 
consultation has sought to be comprehensive and inclusive, in line with the principles of 
effective pre-application consultation. 

2.2 Government Planning Policy 

The Localism Act 2011 

The Localism Act 2011 seeks to provide the local community with a voice throughout the 
planning process, highlighted in the former Department for Communities and Local 
Government’s paper, Decentralisation and Localism Bill: an essential guide, which outlines one 
of its principles as: 

“Empowering communities to do things their way – by creating rights for people to get involved 
with, and direct the development of, their community.” 

Elaborating on this, the Localism Act outlines that applicants must notify the local community 
about their proposals to “bring the proposed application to the attention of a majority of the 
persons who live at, or otherwise occupy, premises in the vicinity of the land.” It goes onto state 
that the publicity must explain how the applicant can be contacted by those “wishing to 
comment on, or collaborate…on the design of, the proposed development” and that applicants 
must consider the feedback received by having “regard to any responses to the consultation”. 

National Planning Policy Framework 

In July 2021, the Ministry of Housing, Communities and Local Government released its updated 
National Planning Policy Framework (NPPF). The document seeks to achieve sustainable 
development with three overarching objectives: an economic objective; a social objective; and 
an environmental objective. 

Section four of the updated NPPF (2021), ‘Decision-making’, sets out guidance concerning pre-
application engagement and front-loading. The guidance emphasises early engagement and 
suggests that “the more issues that can be resolved at pre-application stage, including the need 
to deliver improvements in infrastructure and affordable housing, the greater the benefits”. 
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National Planning Practice Guidance 

The National Planning Practice Guidance 2014 (NPPG) is intended to make planning guidance 
more accessible and easier to keep up to date. Regarding consultation and community 
engagement, the NPPG notes: 

“Pre-application engagement by prospective applicants offers significant potential to improve 
both the efficiency and effectiveness of the planning application system and improve the quality 
of planning applications and their likelihood of success.” 

The guidance states that this can be achieved by consulting the local planning authority, 
statutory and non-statutory consultees, elected members, and local people, with the level of 
engagement proportionate to the nature and scale of the proposed development. 

2.3 The Applicant’s Approach 

The development team has sought to ensure that engagement with the local community on the 
plans has adhered to the guidance outlined in the Localism Act 2011, the NPPF, the NPPG and 
Manchester City Council’s SCI, as well as industry best practice.  
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3.0 Consultation Programme  

The consultation was launched on Thursday 25th November and ran until Thursday 2nd 
December 2021. The consultation period invited comments from the local community and 
political stakeholders on the proposals for a new residential building. To ensure the consultation 
process was accessible to all interested parties and groups in the area, several methodologies 
were employed, including: 

3.1A  Engagement with local stakeholders 

Before the consultation launch, an update was provided to local stakeholders to inform them of 
the proposals and advise of the public consultation. These individuals were also invited to meet 
(virtually) with the team to discuss the proposals and consultation in more detail. The briefing 
was sent to:  

Councillor Gavin White, Executive Member 
for Housing and Employment. 

Executive Member for Housing and 
Employment 

Councillor Jon-Connor Lyons Site ward member 

Councillor Sam Wheeler Site ward member 

Councillor Adele Douglas Site ward member 

 

3.1B  Meetings with stakeholders 

A meeting was held with Councillor Gavin White on Thursday 25th November, during which 
members of the development team talked through the proposals with Councillor White. The 
team answered questions posed by Councillor White, who was supportive of the regeneration of 
a brownfield site and the provision of new homes. 
 
A meeting with Councillor Jon-Connor Lyons was held on Thursday 7th December, during which 
the members of the development team talked through the proposals and discussed the 
consultation results. Councillor Lyons shared his appreciation for the reference to the industrial 
heritage of the area and expressed the need for as many trees to be planted as possible. The 
viability of the site was discussed and the Councillor recognised that not all sites are suitable for 
onsite affordable housing. 
 
Councillors Sam Wheeler and Adele Douglas did not respond to the briefing. 

3.2A  Engagement with the public 

The initial engagement with the public was conducted in June 2021, during which a letter was 
issued to the immediate neighbours of the Store Street site, including a number of properties on 
Thomas Telford Basin and 39 Chapeltown Street. The letter informed residents that new 
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proposals for the site were being developed, directed them towards a dedicated consultation 
website and asked for comments on the plans. 

3.2B  Consultation email  

A consultation website, www.m1manchester.com, was launched in June 2021 and provided an 
overview of the proposals, illustrative masterplan of the scheme and information about the 
impact of the proposals.  

This website was updated ahead of the launch of the pre-application consultation with revised 
proposals and additional contact information. In addition, a virtual exhibition room was added to 
the site. More details of this is available in section 3.2e. The website offered respondents the 
opportunity to provide their comments via a number of methods, including an online feedback 
form. 

Images of the website can be viewed in Appendix D. 

3.2C  Consultation email  

A dedicated email address, m1piccadilly@havingyoursay.co.uk, was established to receive 
feedback. During the public consultation, zero emails were received from respondents.  

3.2D Community Information Line 

A community information line (0333 358 0502) was provided throughout the course of the 
consultation to enable people to speak with members of the development team. It was 
established from the start of the consultation and was staffed from 9.00am to 5.30pm, Monday 
to Friday. An answerphone facility was available outside of office hours. In total, zero calls were 
received during the consultation. 

3.2E  Letter to residents and businesses 

To announce the public consultation, letters were distributed to 758 residential and business 
addresses situated near the site on Thursday 25th November. This distribution area was chosen 
to ensure that those most likely to have an interest in the proposals, i.e., those closest to the 
site, were made aware of the public consultation and had the opportunity to submit their 
feedback on the plans. 

The letter provided an overview of the proposals and the planning rationale for the scheme. The 
letter also included details of how people could view the plans in greater detail and provide 
feedback. 

The consultation provided the local community a week to submit their feedback. A copy of the 
letter to residents and businesses can be seen in Appendix B. A map of the distribution area 
can be seen in Appendix C.  
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3.2F Virtual Exhibition 

A virtual exhibition room was created and was viewable via the consultation website. The 
exhibition room contained nine information boards with details about the proposals. These can 
be viewed in Appendix E. 

The virtual exhibition allowed residents to view information about the scheme without the need 
to attend a physical exhibition. This provided a greater flexibility for respondents to view and 
digest the details at a time which is convenient for them. In addition, it ensured residents could 
engage with the consultation in a Covid secure manner. 

3.2G Informational Webinar 

On Tuesday 30th November an informational webinar was held between 12.30pm and 1.30pm. 
A total of three residents registered and one resident attended the webinar. Residents were 
informed about the webinar via the leaflet and website, with a link to register for the event 
hosted on the website. 

During the webinar the development team walked through the scheme and explained the 
rationale behind different aspects of the plans. No questions were asked. 

3.2H Social Media  

M1 utilised social media adverts to engage with residents across the wider area. Facebook 
adverts were issued to residents living within a 750m radius of the Store Street site. These 
adverts informed residents of the consultation and directed them to the consultation website, 
where more information was available. The adverts were viewed by 22,559 people over the 
consultation period and resulted in 809 click-throughs to the website. Copies of these social 
media adverts can be found in Appendix E. 
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4.0 Feedback Received  

4.1 Summary of Feedback 

In total, 25 individual submissions were received during the public consultation. 

Feedback type  Amount 
 
Feedback Form  
  

 
22 

 
Register of Interest 
 

 
3 

 
Telephone 
 

 
0 

 
Email 
 

 
0 

 

4.2 Community Information Line  

The community information line, 0333 358 0502, was established at the beginning of the 
consultation and provided an opportunity for residents and stakeholders to speak to a member 
of the development team directly. The number publicised was in correspondence with residents 
and stakeholders, as well as on the project website. In total, zero calls were made to the line, as 
outlined in the table below.  

4.3 Registers of Interest 

The website provided respondents an option to register their interest in one of the new homes at 
M1 Piccadilly, which three respondents chose to do. Those who registered their interest did not 
provide further comments on the plans. However, for the purpose of this document, their 
interest in a property has been interpreted as evidence of their support for the M1 Piccadilly 
planning application. 

4.4 Feedback Received  

All feedback forms and comments received via email have been compiled and the results are 
outlined below. 
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Q1: Do you support the regeneration of the vacant site on Store Street? 

A total of 22 respondents provided an 
answer to this question. Ten 
respondents indicated they supported 
the regeneration of the Store Street site, 
while ten suggested they do not want 
the site to be developed. Two 
respondents indicated they were 
unsure. 

 

 

 

 

 

 

Q2: Do you support the need for new homes in the City Centre? 

A total of 22 respondents provided an 
answer to this question. 13 respondents 
indicated they supported the delivery of 
new homes in the city centre, while eight 
suggested they do not want any new 
homes to be built in the area. One 
respondent indicated they were unsure. 

 

 

 

 

 

 

 

 

 

 

46%

9%

45%

Yes Don't know No

59%

5%

36%

Yes Don't know No
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Q3: Do you support the design of the proposed scheme? 

 

A total of 22 respondents provided an 
answer to this question. Three 
respondents indicated they supported the 
design of the Store Street scheme, while 
19 suggested they do not like the design 
of the building.  

 

 

 

 

 

Q4: What do you like about the proposed scheme? 

The following comments were submitted in response to this question: 

• They do not like anything (6). 
• The provision of new homes in the city centre (3). 
• Brownfield land will be regenerated (2). 
• Provides activity on the street (2). 
• The building is not too tall (1). 
• More buildings means less green space (1). 
• The building will restrict light to Thomas Telford (1). 

 

 

Q5: What would you like to change about the proposed scheme? 

The following comments were submitted in response to this question: 

• The building is too tall (7). 
• The design doesn’t fit with the area (5). 
• The colour should be changed (4). 
• Retail should be included on the ground floor (3). 
• More communal areas should be provided (1). 
• Flats/apartments are not required (1). 
• Needs more parking spaces (1). 

14% 0%

86%

Yes Don't know No
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Q6: Do you have any further comments? 

The following comments were submitted in response to this question: 

• Houses should be built instead of apartments (2). 
• The building should be more sympathetic to the surrounding area (2). 
• Affordable homes should be included (1). 
• Trees should not have been removed from the site (1). 
• More should be done to tackle the homelessness crisis (1). 
• The building will restrict light to Wharf Close (1). 
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5.0 Response to Feedback  

The applicant is grateful to all those who took time to respond to the public consultation. All 
feedback has been reviewed by the project team and a response to the most frequently raised 
comments and themes is provided below.  

The need for new homes in the city centre 

A majority of respondents (59%) recognise and support the need for new homes in the city 
centre. Manchester City Council has a long-term strategy to bring people back to the city centre 
which has seen thousands of new homes delivered across this part of the city.  

M1 Piccadilly will deliver 54 new apartments in a range of sizes including studio, one-, two- and 
three-bedroom properties. These will help address the need for new homes in the city centre 
and the city region more widely.  

Regenerating a brownfield site 

The site is currently waste ground and sits within the Manchester Piccadilly SRF, which sets out 
the design and vision for the area. It had previously been intended to be developed as part of 
Piccadilly Wharf and has been developed in the past. 

Manchester City Council’s policy for the area, the Piccadilly SRF, seeks to facilitate the 
regeneration of the Piccadilly Station area of the city centre in conjunction with the planned 
transport hub including the HS2 rail station. Other sites within the SRF have received planning 
consent, such as the Oxygen building, and the wider regeneration of the area is already 
underway. Store Street is one site within this wider plan and the Council has envisaged that the 
site will be developed. 

The design of the scheme 

The design of the scheme was supported by three respondents and 19 respondents indicated 
they did not. The detailed policy documents produced by Manchester City Council, previous 
consents granted on the site and conversations with officers in the pre-application stage, have 
strongly informed the design of the building. The Piccadilly Strategic Regeneration Framework 
(SRF) has identified Store Street and the surrounding area as “A major new district for 
Manchester with a world class transport hub at its heart.”  

The height of the design was raised by several respondents, with most questioning whether the 
building was too tall. The height of other buildings in the area is currently lower but the SRF has 
set out a vision which will see many taller buildings in the neighbourhood. The Oxygen building, 
which has just opened its doors to occupants, is located further along Store Street and has a 
maximum height of 31 storeys, or over double the height of M1 Piccadilly. Other neighbouring 
sites such as 52 Store Street and the adjacent site which borders Sparkle Street are expected 
to see buildings of 11 and 16 storeys respectively. With the regeneration of the area in its 
infancy, it is expected that further plans will come forward for other sites which will also feature 
buildings of a similar height. Against this background, M1 Piccadilly’s height will blend with the 
surrounding area well. 



M1 Piccadilly, Manchester 
December 2021 

13   LEXCOMM.CO.UK 

 

 

The building has been carefully designed to reduce the impact it has on the buildings of Thomas 
Telford Basin and other neighbours such as Wharf Close. By introducing bevelled edges to the 
building, the impact the building has on daylight/sunlight of neighbours has been mitigated, with 
a meaningful impact limited to just four windows in Thomas Telford Basin, which are bedrooms. 

Store Street and the surrounding area are home to a diverse range of architectural styles and 
materials. During the Victoria era, the area was known for the large metal foundries. The 
materials and colouring of the design have taken inspiration from the brass and iron which was 
crafted in the area, as well as for more practical reasons such as its durability. In addition, a 
desire to create a landmark building, which will encourage further regeneration of the area, has 
fed into the façade. Previous consents on the site have made similarly bold design and colour 
choices. 

The more recent history of the neighbourhood has seen the prevalence of red brick mill 
buildings and few respondents consider the proposals unsympathetic to their surroundings. The 
SRF has identified the area for significant regeneration in the coming years and M1 Piccadilly 
should be considered amongst its future surroundings, the design of which has been outlined 
within the City Council’s policy documents, which seek to create an attractive and welcoming 
gateway to the city. 

More buildings mean less green space 

A respondent noted that any building on the site would result in less green space available in 
the area. However, the site is private property and has never been a public green space. The 
regeneration of the site will therefore not result in a loss of public green space. 

Trees should not be cut down 

Since the demolition of the previous building on the site, a number of trees and other vegetation 
have self-seeded the site and grown over the years it has been disused. Recent work was 
conducted on the site to clear the site and improve access. M1 secured all the appropriate 
permissions to conduct this work. 

Houses should be built 

When considering the type of residential properties to be developed, the size of the site is key. 
The footprint of the site means that the delivery of houses on the site would be very low 
intensity and would be against Manchester City Council policy for the area. As such, a multi-
story building is much more appropriate for the site. 

More communal areas should be provided 

The proposals will deliver a building which includes a communal lounge, including an outdoor 
area, for residents to use. This provision of this space offers residents a different environment to 
relax and work from home. Spaces such as these act as incubators for communities to develop, 
and provides opportunities for residents to socialise with neighbours as well as friends and 
family.  
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Affordable homes should be included 

The development would provide affordable housing if the development could support it.  
Unfortunately, given the raised ground level of the site and other technical challenges, it makes 
delivering development on the site more costly than other sites. A viability assessment shows 
that in this context, and combined with high construction costs, the scheme is at present unable 
to support affordable housing but this will be reassessed when the scheme is completed and a 
contribution will then be made if the scheme can support it. 

Retail should be provided on the ground floor 

Several respondents queried whether any retail space on the ground floor could be provided. 
Due to the size of the site there is little space available. The floorspace on the ground floor is 
taken up by vital services such as lifts, stairwells, secure bicycle storage and the bin storage. As 
such, the provision of a retail unit is not possible. 

The proposals will provide activity on the street  

Several residents noted that the delivery of the proposals would help to increase the activity on 
the street. By improving footfall and providing occupied properties which overlook Store Street, 
the security of existing and future users of the Street will be improved. In addition, future 
developments will be set amongst a busier, more lively neighbourhood which is more attractive 
for investment and for local residents. 

More should be done to tackle the homelessness crisis 

There are a number of ways to address the issue of homelessness, however, this is an issue 
which should be addressed by government at all levels. One issue which has contributed to the 
crisis is the lack of available housing. This can be addressed by building new homes of all sizes. 

M1 Piccadilly will provide 54 new apartments, including studio, one-, two-, and three-bedroom 
properties. These new homes will help to improve the housing offer in the city centre and more 
widely will help address the housing crisis. 

More parking should be provided 

One respondent noted that on-street parking is limited in the area and suggested the proposals 
would make it harder for existing residents to park near where they live.  

The proposals are sustainably located, within short walks of major transport hubs such as 
Piccadilly train station and bus routes through the city centre. In addition, the design allows for 
every property to safely store a bike in the building and encourages this sustainable mode of 
transport. Among those living in the city centre, a high proportion of people also work within the 
city centre, and have less of a need for a private vehicle. In addition, a Travel Plan will be 
produced to inform residents of the transport options available to them. Combined, these help 
encourage an environment where the reliance on private vehicles is reduced and the associated 
benefits, such as reduced air pollution, reduced fossil fuel use and reduced congestion. 
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6.0 Conclusions  

In bringing forward proposals for a new residential building on Store Street, Manchester, the 
development team has undertaken a robust pre-application consultation following Manchester 
City Council’s Statement of Community Involvement, the Localism Act 2011, the National 
Planning Policy Framework and National Planning Practice Guidance. 

This has provided an opportunity for residents and local stakeholders to learn about the plans 
and provide their feedback. 

The applicant and the wider development team would like to thank all of those who took part in 
the consultation process and provided feedback on the plans. The consultation resulted in 22 
responses from residents. 

Manchester City Council has a long-standing policy to encourage more people to live in the city 
centre and many residents acknowledge this is an opportunity that more people should be able 
to access, as shown by the support exhibited for the delivery of new homes in the city centre. 

The most common comments raised by respondents to the consultation queried the design or 
appearance of the building. The Piccadilly SRF aims to create an attractive gateway to the city 
from the new transport hub, which M1 Piccadilly will be contribute towards with the bold design 
of the building. The area is outlined in the SRF for taller and more dense development and, as a 
consequence of being one of the first, M1 Piccadilly will stand out until other buildings of similar 
height and scale are built.  

This report reflects the views expressed by residents, stakeholders and elected members during 
the public consultation and addresses the feedback received regarding the development. 
Moving forward, channels of communication will remain open so that the local community can 
contact the development team throughout the planning process. 
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Appendix A – Letter to Local Residents 
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Appendix B – Map of distribution areas 

Letters distributed to area in green. Site location identified in black. 
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Appendix C – Consultation website  
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Feedback Form 
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Appendix D – Virtual Exhibition 
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Appendix E – Social Media Adverts 
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