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2.17. Whilst the appeal scheme will of course give rise to change, I do not consider this to be 

harmful. To the contrary, I believe the appeal scheme would enhance the local character, 

replacing an under used vacant site with a well-designed, prominent building that improves 

the surrounding townscape. It is, in my opinion, the right building, in the right place. 

Structure 

2.18. This evidence comprises the following sections:   

1. At Section 2 (this section), I outline the principal urban design issue of this appeal.  

2. At Section 3, I summarise the site location, the character and qualities of the surrounding 
context. 

3. At Section 4, I summarise the appeal scheme. 

4. At Section 5, I summarise relevant design policy and guidance framework.  

5. At Section 6, I summarise the design qualities of the appeal scheme. 

6. At Sections 7 and 8 I address the rfr. 

7. At Section 9, I consider matters raised by third parties with reference to previous 
Sections as appropriate. 

8. At Section 10, I draw my summary and conclusions. 
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The public art within Deansgate Square comprises a scattering of upended double bed-sized 

panels in ‘Corten’ weathering steel cladding with a pattern to controlling the wind.  

Design quality 

7.17. In accordance with NPPF paragraphs 128 and 129, considering matters of design quality, 

neither the Committee Report nor the reasons for refusal provide any substantive evidence.  

NPPF Paragraph 127 sets six qualitative design criteria that should be met, and taking each in 

turn: 

a) will function well and add to the overall quality of the area, not just for the short term but 

over the lifetime of the development; 

7.18. It is considered that the appeal scheme will enhance the quality and function of this context 

as a vibrant, urban place to live, and will deliver a high quality living environment for 

students. The building will enhance the surrounding context. 

b) are visually attractive as a result of good architecture, layout and appropriate and 

effective landscaping; 

7.19. The appeal scheme is considered to be attractive architecture set out to create an attractive 

environment for residents and visitors. There are no in principle landscaping related 

objections, and the public realm is considered to be well-designed and of a high quality 

considering its urban and constrained context. 

c) are sympathetic to local character and history, including the surrounding built 

environment and landscape setting, while not preventing or discouraging appropriate 

innovation or change (such as increased densities); 

7.20. The appeal scheme is considered sympathetic to history and local character in materials, 

detailing and urban setting. No harm concerning matters of overdevelopment has been 

substantiated in rfr 2.  

d) establish or maintain a strong sense of place, using the arrangement of streets, spaces, 

building types and materials to create attractive, welcoming and distinctive places to live, 

work and visit; 
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8. Response to Reason for Refusal 3 
RFR 3 states: 

“3) The proposed building by reason of its scale, height, position on the site and lack of public 

realm would form over-development of the site, having an overbearing relationship to the 

adjacent building and creating a feeling of overcrowdedness. It would thereby have a 

detrimental impact on urban design and visual amenity. It is therefore considered to be 

contrary to policies SP1, EN1, EN2, and DM1 of the Manchester Core Strategy, guidance 

contained in the Guide to Development in Manchester Supplementary Planning Document and 

Guidance and the National Planning Policy Framework.” 

Overbearing / overcrowdedness  

8.1. Considering the alleged harm arising from a ‘feeling’ of overcrowdedness as identified in rfr 3, 

this is expanded upon within the Committee Report at paragraph 7.8 as follows: 

“There are no prescribed separation distances between buildings in the City Centre where 

developments are denser and closer together than in suburban locations. However, the Great 

Jackson Street Framework seeks separation distances of circa 20m where higher density 

developments are located. The proposed tower would effectively be built up to the boundary 

of the site, 12.2m away from the Deansgate Quay elevation, which has active residential 

windows. Whilst this would clearly introduce an element of overlooking, windows on this 

boundary have been accepted in previous schemes on this site. Notwithstanding this, the 

previously consented schemes on the site were a lot smaller in scale and were either set back 

from this boundary or only had up to 7 storeys on this boundary. The proposed scheme would 

be between 23 and 29 storeys along this boundary, creating a feeling of overcrowdedness and 

being overbearing to occupants of the Deansgate Quay apartments, as well as visually within 

the street scene. It is considered that this would have a detrimental impact on the occupants 

of Deansgate Quay and the street scene.” 

8.2. There are two components to overbearing: the objective effects which can be measured, such 

as sunlight, daylight and privacy, and the subjective effects which include a sense of 

enclosure, the physical appearance and character of the building.  The objective effects do 

not form part of the Council’s reason for refusal or SofC. 
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Appendix 1: Deansgate South, Manchester Scheme 
Overview Presentation 
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Appendix 2: Appeal Decision (Appeal Ref: 
APP/A5270/W/21/3268157 51-56 Manor Road and 
53-55 Drayton Green Road, West Ealing, London 
W13 0LJ 
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Appendix 3: Extract from the Planning and Tall 
Building Statement provided in support of the 
application for 2-4 Chester Road 
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Appendix 4: Supporting DAS to the 34 Great 
Jackson Street scheme 
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Appendix 5: Fire Safety Engineering - Residential 
Development Deansgate Manchester – Fusion 
Students. 18th February 2022 


