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Julie Roscoe < I

To: Robert Griffin <[ - ifer Connor <

Julie Roscoe
Director of Planning, Building Control and Licensing,
Growth and Development

Tel S
internal | G
Fax (N
E-mail: [

Postal address: Manchester City Council, P.O.Box 532, Town Hall, Manchester,M60 2LA

Location address: Town Hall Extension, Level 6.

From: I
Sent: Monday, January 18, 2021 4:18:04 PM

To: Julie Roscoe <

Subject: Oakley Villa
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25/01/2021 Email - Robert Griffin - Outlook

Planning <
To: Robert Griffin <

Hi, this relates to one of your applications.
Regards

Technical Support Team (Planning)

Planning, Building Control & Licensing

Growth & Development Directorate

Postal address: Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA
Location address: Level 6 Town Hall Extension, Manchester M2 5DB

Tel: 0161 234 4516

Please consider the environment before printing an e-mail.

From: [

Sent: 24 January 2021 20:31

To: Planning </

Subject: OakleyVilla (Usdaw site) planning reference- 129020/F0/2020

Oakley Villa (Usdaw site) planning reference- 129020/F0/2020
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Re Planning application 129020/F0O/2020
Oakley Villa, 188 Wilmslow Road, Manchester M14 6LJ

Erection of 1 no. 13 storey building and 1 no. part 4 and part 5 storey building to form
purpose built student accommodation together with a single storey side and rear
extension to the retained and refurbished Oakley Villa and conversion to form
amenity and communal space together with associated landscaping, cycle parking,
car parking and associated works following the demolition of existing office
accommodation on the site

Comments
| am strongly opposed to this planning application for the following reasons:

The proposed tower block is huge. It would be overpowering on the local landscape. Even
the 4/5 storey building, though smaller, would still be very dominant.

The proposed tower block appears to me to be in an outdated and truly hideous Brutalist
style. It would not enhance the area, indeed quite the opposite.

Regard should be had to Policy EN2 in Manchester Core Strategy 2012 — 2027 which is
reproduced below:

“Policy EN 2

Tall Buildings

Tall buildings are defined as buildings which are substantially taller than their
neighbourhoods and/or which significantly change the skyline.

Proposals for tall buildings will be supported where it can be demonstrated that they

* Are of excellent design quality,
* Are appropriately located,
* Contribute positively to sustainability,
« Contribute positively to place making, for example as a landmark, by terminating a view, or
by signposting a facility of significance, and
» Will bring significant regeneration benefits.
A fundamental design objective will be to ensure that tall buildings complement the City's
key existing building assets and make a positive contribution to the evolution of a unique,
attractive and distinctive Manchester, including to its skyline and approach views.

Suitable locations will include sites within and immediately adjacent to the City Centre with
particular encouragement given to non-conservation areas and sites which can easily be
served by public transport nodes.

Elsewhere within Manchester tall building development will only be supported where, in
addition to the requirements listed above, it can be shown to play a positive role in a
coordinated place-making approach to a wider area. Suitable locations are likely to relate to
existing district centres. The height of tall buildings in such locations should relate more to
the local, rather than the City Centre, urban context.



By their very size tall buildings can have a significant impact on the local environment and its
micro-climate. It is therefore expected that this impact be modelled and that submissions for
tall buildings also include appropriate measures to create an attractive, pedestrian friendly
local environment.

It will be necessary for the applicant/developer to demonstrate that proposals for tall
buildings are viable and deliverable”.

Even a well designed new building of this size would dominate the skyline in all directions
and stick out like a sore thumb,

It would not comply with the Council’s core strategy — that such developments in district
centres should be mixed use.

In any event student accommodation should be prioitised in the city centre, and | believe this
is the council’s policy. Housing for 440 students would cause a great imbalance in the
community. It would likely lead to an increase in the already existing problems of anti-social
behaviour, litter, etc., and further damage community cohesion. See the problems in the
area as described in Manchester City Council’'s Statement of Licensing Policy 2016-2021.

It is said that there is a trend of students moving away from Fallowfield back towards the city
centre. This development would reverse that trend. It seems likely that this proposed
accommodation would attract mainly first year students and would then make it more rather
than less likely that students would wish to live in HMOs in the area in subsequent years
after leaving this proposed accommodation.

It would have a detrimental effect on the wish of residents to see a more balanced
community with former HMOs going back to family ownership.

If the development goes ahead | am concerned about the lack of parking provision and the
impact that this will have on residents of nearby roads. Indeed there may well be an adverse
impact on traffic generally.

For all these reasons | am strongly against the proposals. Fallowfield is already too densely
populated with students. Any increase in students will put a strain on local services and
infrastructure. If such a development is to occur, it should be of a more suitable size, height
and design for the site and consist of mixed tenure including affordable social and retirement
housing.
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26/01/2021 Email - Robert Griffin - Outlook

Planning <IN
To: Robert Griffin <

Please see below
Regards

Technical Support Team (Planning)

Planning, Building Control & Licensing

Growth & Development Directorate

Postal address: Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA
Location address: Level 6 Town Hall Extension, Manchester M2 5DB

Tel: 0161 234 4516

Please consider the environment before printing an e-mail.

From:

Sent: 26 January 2021 11:54

To: Planning <

Subject: Planning application reference 129020/F0/2020

3k 3k 3k 3k 3k sk sk sk 3k sk ok ok sk sk 3k 3k sk ok sk sk ok sk 3k sk sk 3k sk sk >k sk sk sk sk 3k sk ok 3k sk sk 3k sk sk ok sk sk sk sk ok sk sk 3k sk sk ok sk sk ok sk 3k sk ok ok ok ok k sk sk k

This email and any files transmitted with it are confidential and intended solely for the use of the individual or entity to whom they are
addressed.

If you have received this email in error, please notify the system manager.

The full text of the Council's email disclaimer is available at www.manchester.gov.uk/emaildisclaimer.

Your personal data is very important to us. Please refer to our privacy notice at www.manchester.gov.uk/privacy for further

information.

This footnote also confirms that this email message has been swept for the presence of computer viruses.

3k 3k 3k >k 3k 3k >k 5k 3k ok ok 3k ok 3k >k 3k 3k >k 5k 3k >k 5k 3k ok ok 3k 3k 3k >k 5k 3k >k 5k 3k >k 5k 3k 5k 3k >k 5k 3k >k 5k 3k %k 5k 3k 5k ok 3k 5k 3k >k 5k k >k 5k %k >k >k %k 5k k kkkk

https://outlook.office.com/mail/inbox/id/AAMKADBKNTgxODdhLTkOMDItNDJhMCOSMGR]LWJiNjFiZTRhMTgxY QBGAAAAAAD3W2XpmTe1Tq1v...

17



This is an objection to the planning application (129020/FO/2020) in regards to Oakley, 188
Wilmslow Road, Fallowfield, Manchester, M14 6LJ.

| object on the many grounds listed in this objection including the size of development and car
parking, public transport, heritage, environmental, traffic, pollution and anti-social behaviour issues.

Extremely High Student Population

The area already has an extremely high student population. Around 99% or more locals are
university students. An additional 400+ students to the population, increases this further. It will
increase all levels of activity in the area. This will make Fallowfield even more of a student-only
town and a no-go area for everyone else.

Extremely High Number of Student Properties

Because of an existing extremely high student population in the area, there are already an
extremely high number of student properties. Around 98% or more of homes are student housing.

Extra Demand for Housing

Students are only in this accommodation for one year, the first year of their course. Second year,
sandwich year and third year students do not live in flats, they live in houses. All the students
housed in the proposed development would still have to find alternative housing for their
subsequent years of study. This would increase demand for housing - contrary to the developer’s
misleading claim in a leaflet, posted through doors of nearby homes recently. This extra demand for
housing would be devastating for the local community. There is already an extremely high student
population and thus a high number of student properties. Student landlords own 98% or more of
all homes in the area and have forced out families and the elderly, and thus created a monopoly for
themselves. This has made it impossible for anyone else to buy or rent a home in the local area.

Undermines Ongoing Efforts to Reduce Student Housing

Approving the proposed development will undermine existing and ongoing efforts of the
Manchester City Council (MCC) to reduce student homes or prevent more homes becoming student
homes. It is not in the local or council interest to approve such a planning application. The council
has rejected lots of planning applications in the past few years to prevent family homes turning
into HMOs (Houses in Multiple Occupation). To allow development of 400+ student flats on its
doorstep would completely undermine this and demonstrate hypocrisy.
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Social Cleansing / Social Diversity

Manchester City Council (MCC) has been guilty of allowing and encouraging social cleansing,
ghettos and segregation across Manchester for the past 30 or so years.

Fallowfield, in particular the Fallowfield Brow area is a student ghetto, a student-only town.

Other areas that become ghettos, x-only or involve segregation include but not limited to China
Town in the city centre. There are parts of North Manchester where many Jewish people live and
are scared to live elsewhere. Gay people live and own businesses in Canal Street. There is also
Rusholme, primarily an Asian community. Various communities exist that are Black or Bangladesh
only. | could list countless more.

This development will bring more students to the area, which already has an extremely high student
population. It is not beneficial to have so many students, and people in the same age group, living in
the same area. We need social diversity in this area. Fallowfield is a dumping ground for students.

Too Tall / Overlooking / Eyesore

The proposed buildings would be too tall and overlooking in height, even the 4 to 5 storey building,
never mind the 13-storey building. No other tall building (more than 2 storeys) is located on this
side of Wilmslow Road, towards Platt Fields Park. The taller buildings are always located on the
other side of Wilmslow Road. This proposed development will be an eyesore to local houses,
residents, the park, the local school, church, the Toast Rack and the wider community. It will be
eyesore from my own property, as well thousands of others.

Car Parking

The proposed development will not meet all car-parking requirements of its residents. This will
increase demand for car park spaces on the roads that comprise of the Fallowfield Brow area. It will
predominantly affect the small and narrow Langley Road and Mabfield Road, especially when both
are access roads for traffic to Platt Fields Park as well as to emergency services such as the Police,
Fire and Ambulance services.

In addition to 400+ students who will reside at the proposed new development, there is also the
problem of their visitors. Students tend to get a substantial amount of visitors to their premises,
much more than any other age group. These visitors can be 24/7 not just parties but smaller
gatherings. Will the planned car parking capacity meet the visitor requirements too?

Visitors

In addition to 400+ students who reside at the proposed new development, there is also the
problem of their visitors. Students tend to get a substantial amount of visitors to their premises,
much more than any other age group. These visitors can be 24/7 not just at parties but smaller
gatherings throughout the day. This will increase traffic and thus demand for local car parking. It
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will increase further the negative impact on the environment such as littering and household waste.
It will increase foot traffic and anti-social behaviour and noise nuisance problems that are a
constant and ongoing problem to the area. It will increase all levels of activity in the area.

Langley Road

This development will put 400 more residents on Langley Road, which currently has only around 15
properties. This change is too much for such a small narrow road.

Langley Road is an important access road to Platt Fields Park, not just for everyday but for big
events too. It will cause problems for the park wardens and emergency services (the police, the fire
service and the ambulance service) that regular use Langley Road and Mabfield Road to access the
park, not just for big events but for every other day use too.

Public Transport

The local bus stop, or the buses themselves, will not be able to cope with the extra demand. The
Wilmslow Road route is already the busiest in Europe. The bus stop and the buses have already
become student-only over the years and permanent residents find it difficult to stand at the bus
stop, flag down a bus, get a seat or even stand on the existing buses. More students will make it
now impossible for any other person other than students to use the bus stop or catch a bus. This
will severely affect the social mobility of many residents. Due to its location and existing size, and
on the extremely hectic Wilmslow Road, the bus stop would not be able to accommodate any extra
buses.

The Park

The proposed development will severely affect the local park (Platt Fields Park), its look, trees,
heritage and wildlife.

It will cause traffic issues for the park. The park also hosts big events. Langley Road and Mabfield
Road are important access roads to the park for normal daily activities and these big events.

Local Wildlife

The proposed development will affect local wildlife in particular in the local park, Platt Fields Park, in
particular, but not limited to the park owl. The park owl nests very close to the proposed site.
Other wildlife will be under threat by both its proposed construction and its ongoing use afterwards.

It will also affect the Langley Road foxes, the 5™ (at least) generation of Langley Road foxes who
reside around the road, its alleyway and the local park.

Local School
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The local secondary school, Manchester Grammar School, will feel the affect of traffic, pollution,
and loss of heritage. It will also be major eyesore. It will affect a nearby primary school too.

Heritage

The proposed buildings and extension would affect the heritage of certain other features in the local
area, including Platt Fields Park, Oakley Villa, a nearby church, the local Manchester Grammar
School and Fallowfield’s most treasured landmark, the Toast Rack.

Oakley Villa cannot keep its look, appearance or heritage with its proposed extension.

Environment

The proposed development, its construction and the finished complex, will increase traffic,
pollution, littering, flytipping and household waste issues.

Along with other local developments in the area, it will have a severe negative impact on the
environment.

Traffic

The proposed development will be right on the doorstep of the local bus stop and Wilmslow Road.
Wilmslow Road is the busiest road in Manchester, possibly the whole of the North West. It would
put the dedicated bus lane in jeopardy and the other lane for all other traffic will become more
congested. It would be too much more traffic for the road, in addition to the other approved local
planning applications regarding the approved Owens Park and nearby proposed Lidl supermarket
developments.

Langley Road is far too small already, in length and width, for the traffic it receives. This
development will put 400 more residents on a road, which currently has only around 15 properties.

Other roads in the Fallowfield Brow area such as Riga Road, Mabfield Road, Albion Road, Cawdor
Road, Furness Road and Landcross Road would all equally affected. It is likely that in particular,
Mabfield Road will face the full strain of the incoming and outgoing traffic, not just Langley Road.

An increase in traffic may harm cyclists. There has been an increase in cycle accidents and deaths in

the Fallowfield Brow area. This is mainly at the point the roads that consist of the Fallowfield Brow
area intersect with the hectic Wilmslow Road.

Pollution

The pollution the construction and 400+ extra residents would create will severely affect the local
park, local wildlife, local schools, local residents and their properties.

The proposed development is also next to a major road, Wilmslow Road, the busiest road in
Manchester, which is Manchester’s most polluted road.
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Add to the equation, other local developments in the area, pollution would be a major issue.

Flytipping

Manchester City Council (MCC) has failed to get to grips with the local flytipping issue despite
ongoing problems for over a decade. MCC turn up weeks after they know the annually flytipping
occurs, pretending to care. The local community has always noted this annual empty gesture by
MCC. They obviously could turn up when know the flytipping occurs and deal with the problem.

This development will add another 400+ wardrobes, bedside cabinets, desk, mattresses and 1000s of
carpets, all with slight dents and need replacing for the next tenants, to local flytipping issues. All
will be flytipped in local alleyways annually. Even if disposed properly, they end up on a landfill site.

Household Waste

Another 400+ student residents will increase household waste generation substantially. The local
community already has daily collections due to obscene amount of non-recyclable rubbish
discarded. This is in contrast to other communities that only have one weekly or fortnightly
collection. Rubbish, in particular, non-recyclable items, is already a big issue in this community.
Students are not as eco-friendly as you may think. Students eat enormous amounts of fast food and
buy online consumables — all going to landfill.

Security

The owners of the proposed development have claimed that the site afterwards will have 24-hour
security. What does this mean? Will the site have permanent 24/7 wardens? Will the wardens
patrol multiple other sites? Will the wardens only attend this site occasionally (every few hours) or
after a report of an incident? Will the wardens have the ability to reduce noise levels of music
themselves or does somebody have to make a report first? Does that person have to be a resident
at the site or can it be anyone in the local community?

If there is security, it may simply encourage its residents, the students, to attend house parties at
local houses instead. This will increase both foot traffic and anti-social behaviour and noise
nuisance in the area 24/7.

Other Local Developments

The area is also subject to other major future developments. One such development is the already
approved Owens Park expansion. Another development is the proposed nearby Lidl supermarket
development. This will cause problems with traffic, public transport and the environment. It is too
much change for the local area. In particular, it will increase the existing extremely high student
population too much.
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Antisocial Behaviour and Noise Nuisance

An extra 400+ students living and their visitors in an area with existing extremely high student
population will simply increase antisocial behaviour, noise nuisance, and alcohol and drug
problems further. Due to security measures at the finished development, it will increase foot traffic
around the roads and partygoers to nearby houses 24/7 instead.

Local Amenities

Between October 2019 and October 2020, two local pharmacies within 50 and 150 metres of this
proposed development closed down. These closures were not relating to Coronavirus (Covid-19)
pandemic. However, it is an example of the many local amenities that have closed in recent years
due to the local area being a student-only town. This is a growing sign that many local amenities
are closing down due to the ever-expanding student population.

Over 20 years ago, MCC closed down many local schools within miles of this area. This was because
even in the late 1990s, MCC predicted that would not be enough pupil demand for the schools, due
to an extremely high university population and thus lack of families with young children. All of
these issues MCC knew about decades ago and they did nothing to solve them, but to allow social
cleansing to prevail. The only school that very much remains is a fee-paying elite school and as such,
any local children living in the area, for obvious reasons, have very little chance of attending.

Exodus of Permanent Residents

This development could spark a mass exodus of the remaining permanent residents (non-students).
Due to shrinking local amenities, loss of heritage, antisocial behaviour, traffic issues, pollution
issues and extra demand for student housing. This development will add further woes to an already
sinking community, the will force the remaining permanent residents out of the local area, creating
an even bigger student ghetto and more social cleansing.

No Economic Benefit

The development will provide no long-term economic benefit to the area other than temporary
benefits of its construction, but that depends on who does the construction, that may not offer any
benefits either.

| would argue that there is no economic benefit of the current student population. In particular, |
refer to the no council tax paid by 99% of the local community, which are the student tenants and

their landlords.

Students take most jobs in the area and leave permanent residents without employment.

The only slight economic benefit that might arise is another takeaway. This community and nearby
Rusholme already have countless takeaways. It simply encourages unhealthy eating. The local
economy is too heavily dependent on takeaways and unhealthy food. You cannot base a local
economy on just takeaways and drug dealing.
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Council Tax

Students account for 99% or more of the local community and they and their landlords pay no
council tax. This development will result in a further 400+ non-council tax payers living in the
community. This does not benefit our community whatsoever.

Jobs

In fact, having 400+ students might harm the economy. Students take all part-time jobs in the local
and wider area. Jobs traditionally have been one person doing a 40-hour week. Instead, most jobs
now involve 5 students doing 8-hour shifts each or 10 students doing 4-hour shifts each. As such,
the student will pay no income tax in addition to paying no council tax. A non-student doing a 40-
hour week would be paying both income tax and council tax, paying a mortgage and bringing up
children. We need more jobs that are full-time for permanent residents in the area, not part-time
jobs for students. That would be more beneficial for the economy.

Alternatives to Proposed Development of Site

The proposed development is on the border of Platt Fields Park. The land alternatively can be an
extension to the park. It would be once in a millennium opportunity to extend the park. Another
opportunity would never arise again.

Alternatively, build a retirement/nursing home complex instead on the land. Due to the current
pandemic, it has raised so many issues regarding nursing and care homes. We need more and better
nursing homes. It will also correct the trend of Fallowfield being “student-only”, a “dumping ground
for students” and the social cleansing in the area that MCC has created. It would bring elderly
residents to the local area, especially next to a park and with transport links to the city centre.

Another alternative would be to build terrace houses for families on the site. Having families living

on the site would be more beneficial to the community and economy. Full time residents in full
time jobs will pay income and council tax instead of students paying no income or council tax.

Summary

| object to any proposed buildings that are more than current height of the existing buildings. That is
any building more than two storeys in height.

| object to any proposed development that will house more students. This area already has an
extremely high population of students. This causes ongoing problems in our area, not just anti-social

behaviour and noise nuisance.

| also object on all other grounds listed in this full objection.
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HOLY INNOCENTS
FALLOWFIELD

20% January 2021

FAO Planning Office: Mr R Griffin
Manchester City Council

Dear Mr Griffin,
REF: Planning application 129020/FO/2020 Oakley Villa

The parish of Birch with Fallowfield includes Oakley Villa, the site of the proposed development. | would
like to outline, on behalf of my fellow warden, the Rector and the PCC our reasons for opposing this
development.

Our particular concern is that the Planning Department needs to take notice of council policy in relation to:
- Creating a more mixed demographic in the Fallowfield area
- Traffic density along Wilmslow Road and safety of residents
- Increase in crime and anti-social behaviour
- Ecological issues relating to pollution, trees and the keeping of open spaces
- The provision of services in the Fallowfield area, including the effect on water pressure

Our parish has one of the largest populations in the Manchester diocese. Of that population, nearly 75%
are only present for 9 months or less of the year and change each year. The buildings they live in stand
empty for the rest of the time. In the meantime, we have new and existing members of our church who
cannot afford to live anywhere in the parish. This whole situation reflects the wider issue about rent rates
and housing and the tolerance of speculation and rent profiteering that has gone on for years.

Apart from Sainsbury’s and a new food store about to open, there are no shops selling basic goods which
students might be encouraged to buy to live sensibly on a relatively low income. Instead, the Council
appears to encourage suppliers of expensive low quality fast food and alcoholic drink to students.
Fallowfield is not a student-only ghetto — it is a place where a lot of students live for some of the year.
Approving only services and businesses that they and those who benefit from their presence can profit
from appears short sighted in the extreme.

Just down the road from the church there is a new development — extra care retirement flats. People will
start moving in there very soon. Older people want small shops, a post office and safe streets and a safe
park to go out for walks. We noted with further concern the recent loss of a large pharmacy on the Brow.

Fallowfield is home to two independent secondary and one primary school near the Wilmslow Road
corridor. The two secondary schools serve very few local families: pupils are travelling from miles away into
the area to attend MGS and MHSG. At the same time, younger pupils are travelling on foot for the most
part to St James’ School. The whole 250-yard stretch between the enormous bus-stop, just in front of
Oakley Villa, past the end of Old Hall Lane, past Grangethorpe Road and across to Cromwell Range, is a road
safety pinch point. It combines large cars, buses, pedestrians and cyclists in an unpleasant and dangerous
mix. In terms of levels of air pollution and general road safety there are concerns for the welfare of cyclists
and pedestrians. Another 440 students travelling each morning and evening in term time would add to that
pressure.

The Parish of Birch with Fallowfield
2, Wilbraham Road,

Fallowfield, MANCHESTER M14 6JZ
Church office: 0161 224 0535

Contemplation — Action — Learning — Living



The policy of limiting access to the University area by car was explained to residents by the intention to
create a walking and cycling friendly area around the expanding South Campus. It was explained and
justified by the intention to build more accommodation out to the east of the campus, for example the
houses in Brunswick, and the Grove Village. Building further places out along the already overcrowded
Wilmslow Road corridor goes against that stated policy.

Our other major safety concern relates to crime. Last year, two members of our congregation were
mugged: one on his way back from working at MacDonalds, the other on his way back from the university
library. The gang had been targeting students in particular.

The presence of students in clearly marked and delineated buildings and developments is a major
invitation for criminals of all types to find a rich supply of victims. Recorded activity includes:
- Beinginveigled into hosting illegal gatherings leading to disturbance and antisocial behaviour in the
neighbourhood
- A constant supply of high spec electronic goods for thieves to steal — either from imperfectly
protected properties, from cars, or from people travelling home or to the university
- The sale and use of illegal substances and cut price alcohol — rendering students vulnerable and
potentially unaware of risk or danger and the leaving of litter and waste, including vomit
- The gathering of large groups of people who have been encouraged to demonstrate or protest as a
result of imperfectly passed on information and misleading direction (this was a matter of
particular concern earlier this year.)
- Muggings, assaults, threatening behaviour, domestic altercations
All these add to pressure on medical and emergency services.

In addition, the whole area of Rusholme, Fallowfield and beyond has poor water pressure. All the issues
mentioned above put immense pressure on the water and sewage infrastructure in the area. It causes
damage to boilers and hot water systems and raises fuel costs and carbon emission levels.

We would like to feel that when students come to university, they come to be part of a wider community
in a different place, away from home, where they learn to fit into neighbourhoods and suburbs in a
constructive and thoughtful way. They should be expecting to behave as they would at home, following the
same laws, and making the same choices as they would with their parents’ and families’ guidance. It very
often seems as if decisions are based on tolerating — and thus encouraging - the behaviour of a minority
and somehow further encouraging the ghettoization of students within a residential community, with all
the stereotyped expectations that go with that.

| am also concerned, in terms of local democracy, that random companies and speculators are seen to be
given a clear message, that significant planning decisions are based on proper democratic processes:
respecting and reflecting the views and concerns of voters and their elected representatives.

The USDAW offices added unsightly additions to a once dignified house. Instead of a creative re-think, the
suggested development adds a tower block and other large light-blocking buildings to the area, affecting
neighbours, green spaces, trees and their roots, established gardens, and offer little positive contribution to
the local community.

Yours sincerely,

Warden, Birch with Fallowfield, Holy Innocents Church

The Parish of Birch with Fallowfield
2, Wilbraham Road,

Fallowfield, MANCHESTER M14 6JZ
Church office: 0161 224 0535

Contemplation — Action — Learning — Living
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Regards

Technical Support Team (Planning)

Planning, Building Control & Licensing

Growth & Development Directorate

Postal address: Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA
Location address: Level 6 Town Hall Extension, Manchester M2 5DB

Tel: 0161 234 4516

Please consider the environment before printing an e-mail.

rrom: [

Sent: 27 January 2021 19:10

To: Planning <

Subject: Planning Application Reference Number: 129020/F0/2020 Location: Oakley, 188 Wilmslow Road M14
6L

Your ref: 129020/F0/2020 | Location: Oakley, 188 Wilmslow Road M14 6LJ

Good morning and to whom this may concern;

| am objecting to the recent planning application (Planning application: 129020/FO/2020 | Location: Oakley,
188 Wilmslow Road M14 6L))

| am a long-term resident of Landcross Road in Fallowfield (since 1985)

General comments in relation to high density and imbalance

The “Fallowfield Brow” area (basically encompassing a canopy of 6 x streets. 5 x streets moving South to
North of; Landcross Road, Furness Road, Cawdor Road, Mabfield Road and Langley Road, with an additional
street boarding the Park {Albion Road} and a Service Road {Riga Road})

95% of Houses in Landcross Road are rented (which mirrors the percentage of other houses in the "Brow"
area {6 x roads listed in the paragraph above} that are rented) Only 6 x houses remain in Landcross Road with
owner/occupiers (Namely: 1, 9, 13, 32, 38 & 40) Most are let to students.

Latest relaxation of the Permitted development rules and regulations (from 2012- 2019) have led to giant
extensions/extra stories on many “Brow” properties, which are packing more & more students in; maximising
profit for the landlords with no respect for residents in the area. (Examples being 45, 47 & 57 Furness Road &

last summer {2020} 30 Landcross Road)

To state that the area is at high density saturation point with a gross imbalance of students to local residents,
would be an understatement.

Based on these opening comments alone, this application should be thrown out.

Building Design and Impact.



A 13 x storey building + 4 & 5 storey buildings, are totally incongruous to the surrounding fine Victorian
Housing stock that lie in the Brow. It impacts on visual amenity, particularly to the residents of Langley Road. It
would block out light from the Shakespearean Garden and ruin the peace and tranquillity for folk visiting
there. Arboreal impact is of great concern. Some trees would have to felled, foundations required for a 13 x
storey complex, would impact on the root systems of remaining mature trees and lead to further loss.

Noise Levels

There has been a noticeable increase in noise levels in the area over the time that | have lived here and a lot
of that is to do with the comments and points that | raised in my opening comments (increasing saturation
occupancy of these wonderful houses and most noticeable post Permitted development rules and regulations
relaxation, particularly with these giant extensions arriving)

Examples in situ and most pertinent are a number of properties on Furness Road; namely 57, 45 & 47 Furness
Road. Residents have been plagued with noise related issues from these properties (there are established
noise related incidents logged) where, due to the giant extension and no room in the back yard, the students
have spilled into the shared alley between Landcross and Furness Roads utilising it as a “play area” with full on
parties, barbecues etc The noise was horrendous and mirrors similar events in the surrounding streets.
Personally, and in the last 6 x months, | have been plagued with noise related issues to the property next door
to me (42 Landcross Road) who have now been issued with a Section 80 Noise abatement notice.

Landcross Road/Fallowfield Brow area, has been plagued with issues in the past and ongoing. This prompted a
handout delivered to houses in the area from Dave Gilbride (The Fallowfield Area Inspector of Greater

Manchester Police at the time) dating from 15t May 2007 and | quote some passages from it:-

“There have been many reports of Anti-Social behaviour taking place on Landcross Rd and adjoining streets
over the last several weeks. The reports concern drunken antics and shouting between the hours of midnight
through until 6am.”

..... “I will not tolerate such behaviour and will be taking positive action”
The following year, on 12th May 2008, Landcross Road saw its worst anti-social behaviour when revellers

clashed with riot police. Eight people were arrested, after officers moved in to disperse a crowd of around
300.

More recently (dating from 2017), a letter was distributed by Adrian Hopkins (the Community Safety Manager
for the area) to residents in Landcross Road and | will quote a passage from this:-

“... Sadly, your street and those nearby, have seen an increasing number of noise complaints from the
neighbourhood over the last 3 years, more than double the usual level of noise complaints in other areas of
Manchester ... "

This new planning application for a proposed housing development of 440 students, would only add to this
already intolerable cacophony of noise and antisocial behaviour.

Parking and Access.

Parking. The planned 3 x disabled parking bays, 1 x standard parking bay and 4 x extra parking spaces
(temporary, for arrival and departure of students) is simply a woeful token under the guise of being “green”.
Living here for 34 years gives me the experience to tell it how it is. There are 3 x terms in the University
calendar. 6 x times a year, parents drop off and collect students. At those times in Landcross Road (mirroring
all the other 7 x streets in the Brow area) it is nigh impossible to get a parking space. 440 students coming and
going? Where are all the cars going to go? And that’s aside from any additional “comings and goings” during
term time for and with 440 students (many of which will have their own cars — a tour of the 7 x brow streets
during term time will tell you how difficult it is to get a parking space as it is), staff cars, service vehicles (and
of course takeaway deliveries)



Access. There is a relatively new bus terminus fronting the USDAW complex (immediately turning left from
Langley Road) It was only a last-minute decision in the planning rubber stamping for this (at the behest of
Langley Road residents) that access was granted from/to Wilmslow Road. This was due to the hazard of entry
and exit from Langley Road onto Wilmslow Road (where you come out of/into a 3 x lane system) and
exacerbated at peak times (8-11am in the morning {queues of double decker buses backed up from the
terminus, to load the huge volumes of students up} and 2:30pm — 7pm in the afternoon/evening {school
closure/rush hour business — heavy backed up traffic moving South along Wilmslow Road) How is the current
already problematic situation going to accommodate the “Coming and Goings” of a 440 student
accommodation block? Highway safety is paramount. Post proposed build being passed then, access safety
and risk, coming into and out of one of the main arterial routes to and from Manchester City centre, would be
severely challenged.

Policing

Students are a magnet for robbers and drug dealers and bring in antisocial behavioural issues (Noise {already
spotlighted} parties, alcohol related problems etc)

GMP Have suffered millions of pounds of cuts since 2010. I've no access to the latest figures, but I'm of the
understanding that latest cut backs equate to a loss of around 1500 officers. The "Future of Policing" - a
document that | have access to from 30-05-15, stated that police officer numbers had plummeted by more
than 1100 in the years from 2010-2015. So, exponentially the effect of these cuts is being felt and now
palpable to the individuals and folk living in the “Brow” area. Residents do not feel safe living here anymore.
Given the limited resource, GMP do an amazing job (our local PCSO's are excellent) and I've no doubt that
stats are analysed, strategy adjusted and actions taken accordingly. | have a quality cctv system installed in my
property now (and needed) and in the last 6 x months have captured numerous “incidents” in my street (I've
had many visits from GMP/PSCQ’s to gather footage from my professionally installed cctv system) and
experienced some myself (opportunist burglars, extensive damage to my motor)

A 440 x student housing complex, further impacts on the already overstretched police resources.

Miscellaneous

* The planning application runs counter to Policy H12 of the Council’s core strategy; which
prioritises student accommodation in the city centre (where as | type, an ideal planning
application has been submitted to build a 55-storey building containing student flats in
Manchester town centre on Deansgate; where student volume of this nature belongs)

* Runs counter to Policy H6 of Council’s Core Strategy — where high-density development in
district centres must be mixed-use.

¢ Aside from student accommodation, no alternatives have been considered. For example; the
marvellous and much needed (where this isn’t) sheltered housing complex that is nearing
completion in the area (Called “Oaklands” on Wilbraham Road)

Sum Up

| would be very grateful if you could consider these points in my objections and towards outing the
planning to this incongruous, leviathanian monstrosity, which would lie in the bed of fine Victorian
properties with the back drop of beautiful and tranquil Platt Fields park setting.

Thank you in advance for your reading and understanding of this prolix;

Yours sincerely,
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ro: Robert Griin <

We would like to register our objections to this proposal and should be most grateful if you would
acknowledge receipt of this email.

As a leading school in the area, we are proud of our links to the Fallowfield and Withington
communities, and we are proud to play our part in making this neighbourhood safe and inclusive
for all. We work with local associations to provide outreach for the more vulnerable members of
the community, we fundraise for local charities and work with local community groups to make
the area more attractive through litter picking and gardening.

Unfortunately we believe that this development would have a negative impact on our neighbours
in the local community and our school.

We understand that it runs counter to Policies H6 and H12 of the Council's Core Strategy which
protects district centres from high density development and prioritises student housing in the
city centre rather than district centres.

With such dense development, would come a significant increase in traffic — both in terms of cars
that the students would inevitably bring with them and in terms of additional demand on buses,
bus stops, pavements and cycle lanes. Further congestion means increased journey time for our
pupils and additional risks to them as pedestrians.

An additional 400 plus students would increase noise and anti-social behaviour, both of which
have already increased exponentially with the development of Unsworth and Uttley behind
Owen's Park. We already have issues with various school activities including summer
examinations being disrupted by the loud behaviour of local students, and more students would
lead to an increase in this disruption.

There would also be increased litter in the area, particularly during the early summer when
students leave their accommodation and abandon unwanted belongings on the street.

We value Platt Fields park enormously. Our pupils and staff enjoy the opportunity to run and
walk in the beautiful environment and the development is certain to spoil the views from the
park along with destroying ancient and beautiful trees along the border between the
development and the park and possibly further into the park as a result of the deep excavation
that will be required to create foundations for a building of this height.




oear [

I am the planning case officer dealing with this application. The school is entitled to respond to the
application proposals, you can email the comments directly to me if you wish or submit via the

Councils online public access system.

Kind regards
Rob

Rob Griffin

Principal Planner

Development Management South
Planning, Licensing and Building Control
Growth and Development Directorate
Manchester City Council

PO Box 532

Manchester

M60 2LA

d
-
rrom: [

Sent: 21 January 2021 14:46
To: Planning <

Subject: 129020/F0O/2020 Oakley Villa - planning application enquiry
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uiie Roscoe <[
To: Robert Griffin < ennifer Connor <
Cc: Adam Neil < Fiona Sharkey <

FYI. Thanks Julie

Julie Roscoe

Director of Planning, Building Control and Licensing,
Growth and Development

[YMCR

Tel
internal
Fax
E-mail:

Postal address: Manchester City Council, P.O.Box 532, Town Hall, Manchester,M60 2LA

Location address: Town Hall Extension, Level 6.

rrom: |
Sent: 31 January 2021 16:08

To: DAVID HARWOOD < <<t com>

ce: sue Hare <5 G~ 0 NcesHAM <[ - << - Vioore
< i il < - - </ Chambers
< i< osco- <

Subject: Re: Planning Application 129020/FO/2020
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ro: Robert Griin <

Sent from my Galaxy

From:
Date: 31/01/2021 14:39 (GMT+00:00)
To:

Cc: Sue Hare <
NEESHAM <

i cinceic <[ - -

Councillor Rebecca Moore

Julie Roscoe <

Subject: Planning Application 129020/FO/2020



of ice.

d) there is an underlying assumption that a tower block will enhance the beauty of parkland and
trees. This is aggressive building in location which should be restrained, elegant, attractive, and
small scale. It is a perfect location for something akin to the inspirational commission of Norwich
CC whose council estate won the Stirlling Prize 2019.

The block will undoubtedly cause damage to the trees and Friends of Platt Fields Park are quite
rightly deeply concerned. There are also great concerns about the harm to wildlife, and it will set
back the efforts of the Friends to enhance the biodiversity of the park.

e) because of adequate bus provision students will not bring cars. Where is the evidence to back
that up?

This development will lead to the adjacent areas of the park becoming the personal playground for
students (with the potential for another venue for an increase in drug dealing) potentially serious
consequences for wildlife and the future of the market garden.

Finally, why not devote the land to local people who desperately need a place they can call home,
who will put down roots and form a stable population, who will make a real contribution to our
community rather than as sleeping quarters for a temporary (migrant) population of privileged 18-
20 year olds. It is deeply disappointing that a Trades Union favours such a development above the
need of those who desperately want a place called home - and that will include a substantial
number of their own members



ro: Robert Gritin <

QOakley Villa/ USDAW Planning Application Reference 129020/F0/2020

Dear Mr Griffin,

| write to object to the planning proposed for Oakley Villa/USDAW site. | am
a local resident who has found Platt Fields to be a godsend during
periods of lockdown. | always enter the park at the gate that is nearest to
the current USDAW site and | am horrified by the thought that a thirteen
tower will dominate an area that is calm, tranquil and quiet made
particularly so by the trees that border the park wall. | am also horrified
that an area which is already dominated by student housing will increase
further. This is bound to have an impact on the numbers that will be
using the park. Currently there is a very mixed community which accesses
the park including families, children and more elderly folk. It is likely that
in building further student accommodation there will be an inblance in
relation to park users.  Furthermore, it has been my experience that
students who are in Manchester as a consequence of studying do not
invest in an area in ways that are demonstrated by residents who are
permanently based in Manchester. The student housing that is adjacent
to Platt Fields are seriously blighted by litter and household waste.
Increasing the student housing in ways that the plans suggest will only
exaggerate a situation which is already bad.

| am no expert in terms of protecting trees but it strikes me that building an
extremely high structure will require substantial foundations which |
would have thought will be detrimental to trees, their roots and their
overall chances of survival. This in turn will have an impact of the quality
of the air a situation which will be further exaggerated by more traffic
pollution and traffic noise. It will also cause serious damage to all forms
of wild life who are dependent on healthy trees for habitat.

| have lived in Birch-in-Rusholme for over forty years and | have seen first
hand the ways in which families were driven out of the Fallowfield Brow
area. Every new academic year there is always a strong police presence in
the Fallowfield Brow area. They are there in order to advise students how
best to protect themselves and their possessions. Increasing student
housing will only increase crime further. It is my fervent hope that the



housing in and around the brow could, with council support, be returned
to family homes.

Yours sincerely,



ro: Robert Griin <



pranning <

Regards

Technical Support Team (Planning)

Planning, Building Control & Licensing

Growth & Development Directorate

Postal address: Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA
Location address: Level 6 Town Hall Extension, Manchester M2 5DB

Tel: 0161 234 4516

Please consider the environment before printing an e-mail.

rrom: [

Sent: 01 February 2021 12:36

To: Planning <

Subject: Planning Application Reference Number: 129020/F0/2020
Dear Sir/Madam,

| am writing to you in regards to the above-mentioned Planning Application and would like to advise
you that my wife and | both STRONGLY OBJECT to this project. We reside at

Fallowfield and have done so for close to 40 years. We object this building for the following number
of reasons,

1) The harm that this will do to Platt Fields Park and users of the park. The development itself has
little outside space. What effect will the tower building have on the park?

2) Parking issues that this will create. There will be only be 4 extra parking spaces available for 425
students.

3) Noise and disturbance resulting from use. This development will lead to a lot more noise, rubbish
and litter in the surrounding area.

4) Loss of biodiversity and trees, as well as drainage issues.

5) The height of the tower will block and spoil the skyline, especially for the users of Platt Fields Park
and the local residents. This will be the tallest building in the area by far and will dominate the
neighbourhood.

6) Council Policy H12 states that "purpose built student accommodation should be located in the
areas immediately adjacent to the core university areas, principally the Oxford Road Corridor area".

The Oxford Road Corridor area, stops at Hathersage Road.

Thank you for reading our concerns regarding this development and we are sure that many more of
the local residents will feel exactly the same about this building.

Yours faithfully,
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pianning <

Regards

Technical Support Team (Planning)

Planning, Building Control & Licensing

Growth & Development Directorate

Postal address: Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA
Location address: Level 6 Town Hall Extension, Manchester M2 5DB

Tel: 0161 234 4516

Please consider the environment before printing an e-mail.

rrom: [

Sent: 01 February 2021 20:52

To: Planning <

Subject: Planning ref: 129020/F0/2020

Planning ref: 129020/FO/2020

To whom it may concern

I wish to object to the above referenced planning application on the following grounds:
1. Loss of light or overshadowing a beautiful and secluded part of Platt Fields.

2. Loss of trees on the boundary inside Platt Fields particularly six mature sycamores. Also mature
trees on the site which provide a backdrop to the park.

3. Noise and disturbance resulting from use including the increased footfall in the park and from the
site itself.

4. Nature conservation. Noise and light pollution will impact on wildlife in this area of the park.

5. Loss of public amenity. The 13-storey tower will be a towering and threatening backdrop directly
on the park boundary.

6. Sustainable development. The proposal doesn’t offer enough mitigations to climate change or any
improvements to the environment.

7. Traffic generation. The "car free" development will force residents to park on the nearby residential
streets, and possibly also onto Platt Fields car park. This is the only vehicular access to the park.

8. Core Strategy Policy H12 states: “location is a key factor in ensuring the quality, security,
sustainability and wellbeing benefits of accommodation. As a result, purpose built student
accommodation should be located in the areas immediately adjacent to the core university areas,
principally the Oxford Road Corridor area” This development is not in this area.

9. Core Strategy Policy H6 states “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” This development is not a mixed-use scheme.

10. The 13 storey tower contravenes Council Tall Buildings Policy EN2 in many regards, including
height relative to local buildings, location, and local microclimate.

I can see no benefits to this development on the border of the park, only significant loss of amenity to
the fabric, ecology, and users of Platt Fields and residents of the local area.

Regards,
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pianning <

Regards

Technical Support Team (Planning)

Planning, Building Control & Licensing

Growth & Development Directorate

Postal address: Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA
Location address: Level 6 Town Hall Extension, Manchester M2 5DB

Tel: 0161 234 4516

Please consider the environment before printing an e-mail.

rrom: [

Sent: 03 February 2021 11:08

To: Planning <

Subject: Planning application reference number 129020/FO/2020. USDAW



would have to be parked on road locally. Residents would be
inconvenienced greatly and | have personal experience of this in the
past and it is very frustratingand has lead to altercations. Rubbish
Disposal is another issue and needs to be addressed.

It is also very close to Manchester High School for Girls, a long

established school which could be overlooked by the proposed buildings.
The tower would be the highest building around ( | understand the Owens
Park tower is being demolished as unfit for purpose - so why build
another tower?) and could be seen from all across the park and local
areas.

We already have over 50% student occupancy in Fallowfield and | cannot
see that this property would alleviate the number of HMO's. The rent for
these sort of buildings is usually such that the population for which it

is proposed - 2nd & 3rd year students are not likely to want to live

there and incur more student debt, this was a naive assumption by
developers who make assumptions about how students actually live.

The covid crisis may well affect university education, how it's run and
how it is delivered and how best to keep students safe in their
accommodation. Huge developments on sensitive sites are not the answer.

Yours Sincerely
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pranning <

Regards

Technical Support Team (Planning)

Planning, Building Control & Licensing

Growth & Development Directorate

Postal address: Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA
Location address: Level 6 Town Hall Extension, Manchester M2 5DB

Tel: 0161 234 4516

Please consider the environment before printing an e-mail.

rrom: [

Sent: 02 February 2021 13:19

To: Planning <

Subject: Oakley House Planning Application for 425 students Reference Number 129020/F0/2020
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02/02/2021

Planning ref: 129020/FO/2020
To whom it may concern
| wish to objecttothe above referenced planning application on the following grounds:

Loss of light or overshadowing a beautifuland secluded part of Platt Fields.
Loss of trees on the boundary inside Platt Fields particularly six mature sycamores. Also
mature trees on the site which provide a backdrop to the park.

3. Noise and disturbance resulting from use including the increased footfallin the park and
from the site itself.

4. Nature conservation. Noise and light pollution will impact on wildlife in this area of the park.

5. Loss of publicamenity. The 13-storey tower will be a towering and threatening backdrop
directly on the park boundary.

6. Sustainable development. The proposal doesn’t offer enough mitigations to climate change
or any improvements to the environment.

7. Traffic generation.The "car free" development willforce residents to park on the nearby
residential streets, and possibly also onto Platt Fields car park. This is the only vehicular
access to the park.

8. Core Strategy Policy H12 states: “location is a key factorin ensuring the quality, security,
sustainability and wellbeing benefits of accommodation. As a result, purpose built student
accommodation should be located in the areas immediately adjacent to the core university
areas, principally the Oxford Road Corridor area” This development is not in this area.

9. Core Strategy Policy H6 states “high density development in South Manchester willgenerally
only be appropriate within the district centres of Chorlton, Didsbury, Fallowfield,
Levenshulme, and Withington, as part of mixed-use schemes” This developmentis not a
mixed-use scheme.

10. The 13 storey tower contravenes Council Tall Buildings Policy EN2 in many regards,
including height relative to local buildings, location, and local microclimate.

| can see no benefits to this development on the border of the park, only significant loss of amenity
to the fabric, ecology, and users of Platt Fields and residents of the local area.

Regards,



03/02/2021

Planning ref: 129020/FO/2020

To whom it may concern

| wish to objecttothe above referenced planning application on the following grounds:

1

10.

Loss of light or overshadowing a beautifuland secluded part of Platt Fields.

Loss of trees on the boundary inside Platt Fields particularly six mature sycamores. Also
mature trees on the site which provide a backdrop to the park.

Noise and disturbance resulting from use including the increased footfallin the park and
fromthe site itself.

Nature conservation. Noise and light pollution will impact on wildlife in this area of the park.
Loss of publicamenity. The 13-storey tower will be a toweringand threatening backdrop
directly on the park boundary.

Sustainable development. The proposal doesn’t offer enough mitigations to climate change
or any improvementsto the environment.

Traffic generation. The "car free" development willforce residents to park on the nearby
residential streets, and possibly also onto Platt Fields car park. This is the only vehicular
access to the park.

Core Strategy Policy H12 states: “location is a key factorin ensuring the quality, security,
sustainability and wellbeing benefits of accommodation. As a result, purpose built student
accommodation should be located in the areas immediately adjacent to the core university
areas, principally the Oxford Road Corridor area” This developmentis not in this area.

Core Strategy Policy H6 states “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” This developmentis not a
mixed-use scheme.

The 13 storey tower contravenes Council Tall Buildings Policy EN2 in many regards,
including height relative to local buildings, location, and local microclimate.

| can see no benefits to this development on the border of the park, only significant loss of amenity
to the fabric, ecology, and users of Platt Fields and residents of the local area.

Regards,



ro: Robert Griin <



ro: Robert Griin <

| wish to register my objection to this proposal in the strongest possible terms. This is a clear case of
over-development. What is proposed is too dense and overpopulated for the size and the location of
the plot. The park is extremely busy already — | run there frequently and it is very busy — | have on
occasion counted up to 50 joggers. The park is a highly valued amenity which would suffer greatly
from this development as there would be loss of mature trees. Furthermore, trees in the park will be
compromised by the closeness of the new-build with inevitable damage to the root system. They will
also be overshadowed and there be an overall loss of light. This proposal is not in line with MCC Tall
Buildings policy, which requires tall buildings to be contextual. The context of this proposal is the
park on one side and a nice 2-storey terrace on the other side (Langley Road). The taller block will be
towering over the park, the area next to Shakespeare Gardens. The proposed 4-5-storey terrace with
a 13-storey behind will completely dwarf existing 2-storey terraces.

As a university lecturer, | fully appreciate the need for students to live somewhere, but additional
student bedrooms will not decrease the number of HMOs in the area (as applicants claim). It will
have the opposite effect driving the remaining local families away. First year students who would
predominantly occupy the proposed hall would end up partying in other local student HMOs adding
more numbers and disturbance to already unbearable situation, with a detrimental effect on the
local community. City Centre locations and sites close to university campuses would be more
appropriate for this type of development as they would support students’ social life.

Finally, this would result in a loss of an employment site, as existing USDAW offices are in a good
condition and could be used as a local business hub. Their demolition rather than refurbishment
would go against carbon neutral targets & environmental policies.

my Aporess: [
Kind reiards




"Before acting on this email or opening any attachments you should read the Manchester
Metropolitan University email disclaimer available on its website
http://www.mmu.ac.uk/emaildisclaimer "
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Regards

Technical Support Team (Planning)

Planning, Building Control & Licensing

Growth & Development Directorate

Postal address: Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA
Location address: Level 6 Town Hall Extension, Manchester M2 5DB

Tel: 0161 234 4516

Please consider the environment before printing an e-mail.

From: [
Sent: 03 February 2021 08:02
To: planning <[

Cc: Emily Rowles <_Mahadi Mahamed

< Sameem Ali <_Zahra Alijah
< ade poswe!l < TG /-

<

Subject: Objection to Planning ref: 129020/F0/2020




10.

. Sustainable development. The proposal doesn’t offer enough mitigations to climate change or any

improvements to the environment.

. Traffic generation. The "car free" development will force residents to park on the nearby residential

streets, and possibly also onto Platt Fields car park. This is the only vehicular access to the park.

. Core Strategy Policy H12 states: “location is a key factor in ensuring the quality, security, sustainability

and wellbeing benefits of accommodation. As a result, purpose built student accommodation should be
located in the areas immediately adjacent to the core university areas, principally the Oxford Road
Corridor area” This development is not in this area.

. Core Strategy Policy H6 states “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” This development is not a mixed-use scheme.

The 13 storey tower contravenes Council Tall Buildings Policy EN2 in many regards, including height
relative to local buildings, location, and local microclimate.

| can see no benefits to this development on the border of the park, only significant loss of amenity to the

fabric, ecology, and users of Platt Fields and residents of the local area.

Regards,
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03/02/2021

Planning ref: 129020/FO/2020

To whom it may concern

| wish to objecttothe above referenced planning application on the following grounds:

1

10.

Loss of light or overshadowing a beautifuland secluded part of Platt Fields.

Loss of trees on the boundary inside Platt Fields particularly six mature sycamores. Also
mature trees on the site which provide a backdrop to the park.

Noise and disturbance resulting from use including the increased footfallin the park and
from the site itself.

Nature conservation. Noise and light pollution will impact on wildlife in this area of the park.
Loss of publicamenity. The 13-storey tower will be a toweringand threatening backdrop
directly on the park boundary.

Sustainable development. The proposal doesn’t offer enough mitigations to climate change
or any improvements to the environment.

Traffic generation. The "car free" development willforce residents to park on the nearby
residential streets, and possibly also onto Platt Fields car park. This is the only vehicular
access to the park.

Core Strategy Policy H12 states: “location is a key factorin ensuring the quality, security,
sustainability and wellbeing benefits of accommodation. As a result, purpose built student
accommodation should be located in the areas immediately adjacent to the core university
areas, principally the Oxford Road Corridor area” This developmentis not in this area.

Core Strategy Policy H6 states “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” This developmentis not a
mixed-use scheme.

The 13 storey tower contravenes Council Tall Buildings Policy EN2 in many regards,
including height relative to local buildings, location, and local microclimate.

| can see no benefits to this development on the border of the park, only significant loss of amenity
to the fabric, ecology, and users of Platt Fields and residents of the local area.

Regards,



pianning <

Regards

Technical Support Team (Planning)

Planning, Building Control & Licensing

Growth & Development Directorate

Postal address: Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA
Location address: Level 6 Town Hall Extension, Manchester M2 5DB

Tel: 0161 234 4516

Please consider the environment before printing an e-mail.

rrom: [

Sent: 02 February 2021 20:00

To: Planning <

Subject: planning reference 129020/F0/2020
Dear Sir/Madam

Re planning ref 129020/F0/2020
| would like to make the following objections based on the following reasons -

1.Loss of light or overshadowing a beautiful and secluded part of Platt Fields.

2. Loss of trees on the boundary inside Platt Fields particularly six mature sycamores. Also mature trees on
the site which provide a backdrop to the park.

3. Noise and disturbance resulting from use including the increased footfall in the park and from the site
itself.

4. Nature conservation. Noise and light pollution will impact on wildlife in this area of the park.

5. Loss of public amenity. The 13-storey tower will be a towering and threatening backdrop directly on the
park boundary.

6. Sustainable development. The proposal doesn’t offer enough mitigations to climate change or any
improvements to the environment.

7. Traffic generation. The "car free" development will force residents to park on the nearby residential
streets, and possibly also onto Platt Fields car park. This is the only vehicular access to the park.

8. Core Strategy Policy H12 states: “location is a key factor in ensuring the quality, security, sustainability
and wellbeing benefits of accommodation. As a result, purpose built student accommodation should be
located in the areas immediately adjacent to the core university areas, principally the Oxford Road Corridor
area” This development is not in this area.

9. Core Strategy Policy H6 states “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” This development is not a mixed-use scheme.

10. The 13 storey tower contravenes Council Tall Buildings Policy EN2 in many regards, including height
relative to local buildings, location, and local microclimate.

| can see no benefits to this development on the border of the park, only significant loss of amenity to the
fabric, ecology, and users of Platt Fields and residents of the local area.

Best wishes
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pianning <

Please see below
Regards

Technical Support Team (Planning)

Planning, Building Control & Licensing

Growth & Development Directorate

Postal address: Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA
Location address: Level 6 Town Hall Extension, Manchester M2 5DB

Tel: 0161 234 4516

Please consider the environment before printing an e-mail.

rrom: [

Sent: 02 February 2021 19:54

To: Planning <[

Subject: proposed building of more student accommodation in Ladybarn
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03/02/2021

Planning ref: 129020/FO/2020

To whom it may concern

| wish to object to the above referenced planning application on the following grounds:

1.

10.

Loss of light or overshadowing a beautiful and secluded part of Platt Fields.

Loss of trees on the boundary inside Platt Fields particularly six mature sycamores. Also
mature trees on the site which provide a backdrop to the park.

Noise and disturbance resulting from use including the increased footfall in the park and
from the site itself.

Nature conservation. Noise and light pollution will impact on wildlife in this area of the park.
Loss of public amenity. The 13-storey tower will be a towering and threatening backdrop
directly on the park boundary.

Sustainable development. The proposal doesn’t offer enough mitigations to climate change
or any improvements to the environment.

Traffic generation. The "car free" development will force residents to park on the nearby
residential streets, and possibly also onto Platt Fields car park. This is the only vehicular
access to the park.

Core Strategy Policy H12 states: “location is a key factor in ensuring the quality, security,
sustainability and wellbeing benefits of accommodation. As a result, purpose built student
accommodation should be located in the areas immediately adjacent to the core university
areas, principally the Oxford Road Corridor area” This development is not in this area.

Core Strategy Policy H6 states “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” This development is not a
mixed-use scheme.

The 13 storey tower contravenes Council Tall Buildings Policy EN2 in many regards,
including height relative to local buildings, location, and local microclimate.

| can see no benefits to this development on the border of the park, only significant loss of amenity

to the fabric, ecology, and users of Platt Fields and residents of the local area.

Regards,



2 February 2021

Manchester City Council

Ms Julie Roscoe

Director of Planning, Building Control & Licensing
Level 6 - Town Hall Extension

PO Box 532

Manchester M60 2LA

Dear Ms Roscoe
OAKLEY VILLA : PLANNING APPLICATION REF 129020/FO/2020

| have lived in Victoria Park and Fallowfield for over 45 years and am writing to
object to the Proposals contained in the above Planning Application submitted by
Watkins Jones.

My principal objections are that there will be damage:
to the Park and the Environment:

o The 13 storey tower block overpowers the park and users.

o Trees will be lost to the development both by removal to allow the
construction works and by damage during the piling & construction works.

o There will be an increase in litter

o There is very little amenity space on the USDAW site and students will
undoubtedly spill out into the park spoiling the quiet ambience.

o There would be significant light pollution affecting the wide range of wild life
supported by the park.

o There will be significant noise pollution.

to the Villa Setting:

o The Langley Road Block and the brutal 13 storey tower block create a
backdrop that would have major adverse effect on the existing villa.
o The development contravenes the Council's Tall Buildings Policy.

to the Local Community:

o The development of Purpose Built Student Accommodation (PBSA) already
existing in Fallowfield has seriously affected viability and sustainability of our
community.

o The proposed additional PSBA. Will not improve our neighbourhood.

o The applicants claim that the proposed development will encourage
students to move away from HMOs is unlikely to occur. The high rental
price will deter potential tenants.

o There are already enormous problems of noise, anti-social behaviour, crime
and overburdening of services that will be further aggravated.

o Already more than half of the local population are students, to add to them
will drive further families away inflicting further damage to the resident
community.

o There sems to be a belief held by Manchester University and students
generally that Fallowfield is “their campus” and the addition of a further
PBSA will only perpetuate this incorrect view.

o The proposed development looms over the two storey terraces on Langley
Road, impacting on their privacy, quiet and quality of life



o What social benefit will the development bring? There is no nett increase in
GVA, jobs or investment.

Access, parking, servicing, traffic generation etc:

o There is inadequate parking planned within the development and limited on
street parking. This will be a serious nuisance to local residents.

o Atthe start of term an additional 425 students will arrive over a very short
period each with a parent/s and a delivery vehicle how will traffic
management be managed?

o There is already gridlock when Owens Park opens up at start of term.

o Accessto and from Langley Road and on to Wilmslow Road is not easy
now, in that it requires crossing a dedicated bus lane whichis usually very
busy. The additional traffic generated by the proposed development will
have an adverse effect on traffic management requirements and highway
safety.

o There is already the large “student” bus stop right outside the site, during
term time the students already here require marshals to control numbers, a
further 425 will only compound the issue.

In conclusion the proposed development should be reconsidered, The impact of the
additional student numbers on the local community and relevant services will be
difficult to sustain.

| ask you to refuse approval of this application and to explore alternatives which
could be more acceptable.

Yours sincerely



dvn 3" February 2021

Manchester City Council

Ms Julie Roscoe

Director of Planning, Building Control & Licensing
Level 6 - Town Hall Extension

PO Box 532

Manchester M60 2LA

Dear Ms Roscoe

PLANNING APPLICATION REF 129020/FO/2020 OAKLEY VILLA,
FALLOWFIELD

| am a long term resident of Fallowfield, 42 years since 1979, and am writing to
protest and most strongly object to the Planning Application for the proposals for the
above site which constitute the most serious threat to our community and its
environment we have seen in recent years.

I summarise the heads of my objections below:
The Council’s Planning Policies:

e The policy H12 states that Purpose Built Student Accommodation (PBSA)
should be located in the areas immediately adjacent to the core university
areas, principally the Oxford Road Corridor, further defined as somewhere
the university is within a 20 minute walk thus reducing any dependence on
public transport.

The Oakley House site is clearly outside the preferred area, the Oxford
Road corridor ending at Hathersage Road.

The development is not mixed use as required by policy.

e The developers claim that the development would lead to the freeing up of
family house HMOs in the community but there is no Council or Government
policy or data to support this. Most students stay in hall or similar
accommodation for their first year but for their second and third years they
generally want to live together in groups in communal houses where they
are free from supervision and can indulge in activities and behaviour that
wouldn’t be tolerated in PBSA Managed accommodation.

The cost of the proposed accommodation is significantly greater than rent in
a house share and doesn'’t offer the same freedom.

e The Size, Appearance, Density of the Proposed Development:

The height of the tower and other blocks will severely impinge on the skyline
particularly for users of Platt Fields Park, Oakley villa would be completely
dwarfed.

This is true from all aspects but particularly when viewed from Wilmslow
Road, clearly illustrated in the following photographic montage; note also the
overpowering effect on the domestic properties on Langley Road.



The existing tower block on the Owens Park development is scheduled for
demolition so why on earth replace it with another in an area where there
are no high rises of any type?

Daylight, Sunlight and Overshadowing:

The development would loom over the two-storey terraces on Langley road
threatening their peace, light security and amenity. There would be further
impact on the Langley road residents since the development would be 24/7
with no respite, particularly at night and in the early hours, when there would
be a stream of Deliveroos, taxis and the like servicing the residents in what
is currently a relatively quiet road.

Overlooking or Loss of Privacy:

The four storey block running the length of Langley Road overlooks the two
storey housing and will create serious overlooking issues.

Means of Access, parking, servicing, traffic generation & highways
safety:

There is inadequate parking planned within the development and limited on
street parking. This will be a serious nuisance to local residents.

When terms start an additional 425 students will arrive over a very short
period each with a parent/s and a delivery vehicle how will traffic
management be managed? When Owens Park opens up Wilmslow Road is
almost a no go area!

Entry and egress to the site from Langley Road and on to Wilmslow Road
isn’t easy now in that it requires crossing a dedicated bus lane which is
usually very busy, the additional traffic generated by the proposed
development will likely have an adverse effect on traffic management
requirements and highway safety.

There is already the largest bus stop in the UK right outside the site, during
term time the students already here require marshals to control numbers, a
further 425 will only compound the issue.



e Impact on Landscape and Ecological Habitats:

The wooded skyline and parkland outlook across Platt Fields will be lost.
During construction around 50% of trees on site could be lost with others
being put at risk by the construction activities, including piling.

The tower block will shade a line of sycamores reducing the amount of
sunlight they receive.

There will be significant light pollution into the park and this will badly affect
both users but more importantly wild life. The park is home to a huge variety
of wild life including several species of bats, owls, badgers, herons, ducks,
swans etc.

There is a real danger that the park will become an adjunct of the proposed
development, there is so little in the way of external amenity space that
student residents would spill over into the park and disrupt the ambience,
spoiling it for all.

¢ Noise, Disturbance, Crime & Imbalance of the community:

Fallowfield already has an enormous imbalance in the population ratios with
very large numbers of students, in fact in the M14 6 post code area 56% of
the population are students, 11,195 people and any further increase in
student numbers as proposed by this development with further damage to
the full time resident community.

There are already huge problems of noise, nuisance, drug dealing,
drunkenness, anti-social behaviour and crime in Fallowfield generally and
Fallowfield Brow specifically these issues are driving families away and this
trend will only increase unless there is an enforcement of the Council
directive that Planning Officers should consider that PBSA should be located
in the city centre, the Oxford Road Corridor and certain other excepted
areas only as previously mentioned.

Unfortunately, the huge numbers of students in Fallowfield have led to a
belief by the University of Manchester and these students that Fallowfield is
“their campus” and the development of the Oakley Villa site as PBSA will
only serve to reinforce the fallacious belief that Fallowfield is student land!

In conclusion the proposed development is ill considered, there has been no
thought given to the impact of the additional student numbers on the local
community and services nor the detriment to the street scene which would be
further damaged by the construction of another “mini-town” complete with tower
block.

There are many local people who are desperate for affordable housing and who
would make a meaningful contribution to the community as long term residents, why
not consider this as an option, | would support this approach wholeheartedly.

I urge you to refuse approval of this application and consider alternatives that

would contribute positively in resetting the balance and sustainability of our
community.

Yours sincerely GG



pianning <

Regards

Technical Support Team (Planning)

Planning, Building Control & Licensing

Growth & Development Directorate

Postal address: Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA
Location address: Level 6 Town Hall Extension, Manchester M2 5DB

Tel: 0161 234 4516

Please consider the environment before printing an e-mail.

rrom: [

Sent: 03 February 2021 10:22

To: Planning <

Subject: Ref: 129020/F0/2020) 188 Wilmslow Road
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pianning <

Regards

Technical Support Team (Planning)

Planning, Building Control & Licensing

Growth & Development Directorate

Postal address: Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA
Location address: Level 6 Town Hall Extension, Manchester M2 5DB

Tel: 0161 234 4516

Please consider the environment before printing an e-mail.

rrom: [

Sent: 03 February 2021 10:01

To: Planning <

Subject: Planning ref: 129020/F0/2020
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Dear Ms Roscoe,
Application number 129020

My family and | wish to object to the above application: the proposed development of
Oakley Villaas a private Student Hall offering over 400 bed spaces.

We live about 600 metres from the development site but share the same postcode
M14,6. Wealso share theamenities of Fallowfield District Centre with Oakley Villa.
It is where we do our supermarket shopping, worship,and use the bus services. We
regularly exercise in Platt Fields Park which the proposed development adjoins.

Our primary concern therefore is the cumulative effect of more students living in
Fallowfield and its impact on the sustainability of the neighbourhoodas a whole.

Owens Park, opposite Oakley Villa, has recently been developed to accommodate
more students, as has Allen Hall just to the North. Moreover Manchester City
Council’s Core Strategy(2012-2017) gives data(pagel26) that Oakley Villa is sited in
a neighbourhood in which 60-89% of households are Council Tax exempt properties.
The majority of these will be student Houses in Multiple Occupation. My own
immediate neighbourhood just to the South has 50-59% of households living in
Council Tax exempt properties.

The negative consequences of such an over dominance of students in Fallowfield has
been well documented. Inthe GMP Crime Impact Statement it is noted that burglaries
in the area are 238% higher than the overall rate for England and Wales. Another
consequence is the distortion of the retail ‘offer’ in the District Centre to serve
students: cheap takeaway food outlets, bars and clubs. We suffer from night time
disturbance during term times as students make their way home from social events in
the small hours.

It has been argued that increasing Hall accommodation will attract students out of
HMO housing. We have no evidence of that in our neighbourhood. We would draw
your attention towards the ‘Fresh Student Living’ website. This company which is to
manage the Oakley Villa development has a student block in Birmingham - Onyx
House. For theacademicyear 2021/22, roomsare priced at £150 - £200 per week.
Local studentHMOs in Fallowfield are currently beingadvertised, for example by
Buraq Estates, from £85 perperson per week. If ‘Fresh Student Living’ propose room
rents comparableto the ones in Onyx Housethey will not drawyoung people out of
HMOs in our locality.



Student Halls have a high density of tenantaccommaodationas do houses converted to
HMOs. (For example a six bed family house at 17 Clifton Avenue now houses 19
students.) The negative impact on our neighbourhood and District centre is not only
from the demographic imbalance created by a dominance of students and its impact
on retail, the housing offer and crime. A further consequence s the sheer strain of an
abnormally high density of population on the local infrastructure and amenities: long
bus queues, overflowing bins, pavement parking, excess drinks and takeaway litter
and a crowded local park.

We havea particular concernabout Platt Fields Park. The paucity of outdoor space on
the proposed developmentsite relative to the number of student tenants suggests an
assumption that the park will be their back garden. This is in our view an
unacceptable appropriation of public amenity space already stressed by popular
usage.

We are also gravely concerned by the recommendations in the Crime Impact
Statement that security lighting at the development should produce ‘white light’,
‘metal halide’ (para 4.5)and lighting should be on ‘from dusk to dawn’(para 3.3.9).
This ‘intense white light’ i1s an acknowledged source of light pollution not only
dazzling to the eye but harmful to wildlife. (Journal of Applied Ecology 24/08/17).

The Crime Impact Statement recommends a variety of other security features. This
suggests to us thatthe Oakley Villa site is entirely inappropriate for a develop ment
which will increase the numbers of transient young tenants in the neighbourhood. We
need stability in the area. Settled residents in family housingand committed to their
neighbourhood underpin local security.

The whole thrust of MCC’s Core Housing Policies is to create Neighbourhoods of
Choice, to create a ‘more balanced housing market’ since ‘a sustainable community

must provide opportunities for a mix of households’

We urge you to reject a proposal that so blatantly undermines key policy objectives of
Manchester City Council.

Sincerely,
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Regards

Technical Support Team (Planning)

Planning, Building Control & Licensing

Growth & Development Directorate

Postal address: Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA
Location address: Level 6 Town Hall Extension, Manchester M2 5DB

Tel: 0161 234 4516

Please consider the environment before printing an e-mail.
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To: Planning <
cc: I - - - Dosvell
<1

~

Subject: Planning application for USDAW site, Fallowfield




located in the areas immediately adjacent to the core university areas, principally the Oxford Road
Corridor area” This development is not in this area.

9. Core Strategy Policy H6 states “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” This development is not a mixed-use scheme.

10. The 13 storey tower contravenes Council Tall Buildings Policy EN2 in many regards, including height
relative to local buildings, location, and local microclimate.

| can see no benefits to this development on the border of the park, only significant loss of amenity to the
fabric, ecology, and users of Platt Fields and residents of the local area.

| would like to add some personal comments. The park is a vital support to local people (especially at this time
of the pandemic). It provides exercise, fresh air and quietness, particularly the beautiful and historic
Shakespearean Garden. It makes no sense for the Friends of Platt Fields to be awarded a grant of £17,000 to
restore and improve the Shakespearean Garden to then destroy the area around it. | depend on the park
myself for dog walking, cycling, meditation, meeting friends and connection with nature. | have limited
contact with other people (even without the pandemic) as | can’t work because of heath problems. Talking to
other dog walkers is sometimes my only contact with others and being able to walk to a peaceful, green
space, to see and hear the birds and foxes is essential for my wellbeing. We need to do everything we can to
keep the park as the haven it is for local people and wildlife. | can’t understand why a development which
includes cutting down trees and building a tower block in this peaceful place would even be considered.
Please do not approve this application.

Thank iou for listening

Sent from Mail for Windows 10
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Planning, Building Control & Licensing

Growth & Development Directorate

Postal address: Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA
Location address: Level 6 Town Hall Extension, Manchester M2 5DB

Tel: 0161 234 4516

Please consider the environment before printing an e-mail.
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Sent: 03 February 2021 14:35

To: Planning <

Subject: Objection application 129020/F0/2020
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03/02/2021

Planning ref: 129020/FO/2020

To whom it may concern

| wish to objecttothe above referenced planning application on the following grounds:

1.

10.

Loss of light or overshadowing a beautifuland secluded part of Platt Fields.

Loss of trees on the boundary inside Platt Fields particularly six mature sycamores. Also
mature trees on the site which provide a backdrop to the park.

Noise and disturbance resulting from use including the increased footfallin the park and
fromthe site itself.

Nature conservation. Noise and light pollution will impact on wildlife in this area of the park.
Loss of publicamenity. The 13-storey tower will be a toweringand threatening backdrop
directly on the park boundary.

Sustainable development. The proposal doesn’t offer enough mitigations to climate change
or any improvements to the environment.

Traffic generation. The "car free" development willforce residents to park on the nearby
residential streets, and possibly also onto Platt Fields car park. This is the only vehicular
access to the park.

Core Strategy Policy H12 states: “location is a key factorin ensuring the quality, security,
sustainability and wellbeing benefits of accommodation. As a result, purpose built student
accommodation should be located in the areas immediately adjacent to the core university
areas, principally the Oxford Road Corridor area” This developmentis not in this area.

Core Strategy Policy H6 states “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” This developmentis not a
mixed-use scheme.

The 13 storey tower contravenes Council Tall Buildings Policy EN2 in many regards,
including height relative to local buildings, location, and local microclimate.

| can see no benefits to this development on the border of the park, only significant loss of amenity
to the fabric, ecology, and users of Platt Fields and residents of the local area.

Regards - [N



I




ro: Robert Griin <



ro: Robert Gritin < --- - -
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Regards

Technical Support Team (Planning)

Planning, Building Control & Licensing

Growth & Development Directorate

Postal address: Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA
Location address: Level 6 Town Hall Extension, Manchester M2 5DB

Tel: 0161 234 4516

Please consider the environment before printing an e-mail.
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Sent: 04 February 2021 08:10

To: Planning <

Cc:

Subject: Planning Application — Ref: 129020/F0/2020 — Oakley Villa, Wilmslow Road, Fallowfield Manchester
M14



| set out below my objections to this development.

It does not promote a sustainable neighbourhood. The area already has an unbalanced population with very
large numbers of students.56% of the population of the M14 6 postcode are students. Policy SP1 states that
planning should create sustainable neighbourhoods of choice.

Harm to Platt Fields Park and users of the park - the park will become a student playground because there is
little amenity space within the development which is right next to the park. This may lead to an increase in
alcohol and drug use in the park as well as increases in noise and litter. The wildlife, currently very diverse for
such a park, will be greatly impacted by the 24/7 lighting from the tower block. Shakespeare gardens will no
longer be a quiet space, which has been a great benefit to residents particularly during the pandemic.

Parking issues - there will be 3 x disabled parking spaces, 4 electric charging points and 1 standard parking
space. At the start of term 4 extra spaces will be made available for the arrival of 425 students. This will create
parking problems elsewhere, many students bring a car to University (especially now due to pandemic).

Overload on local services - more pressure on local services such as supermarkets, doctor’s surgery, public
transport.

More students are likely to lead to more student night life in the area and more disturbance for residents who
want to sleep.

Loss of biodiversity and trees, drainage issues due to more foundations and hard surfacing.
Likely increase in noise and anti-social behaviour due to volume of people on the site.

Transport issues - Wilmslow Road is already very congested, adding hundreds more students to a site also
close to schools is likely to create more problems.

Visual amenity - the height of the tower and other blocks will spoil the skyline especially for users of Platt
Fields park.

The developers claim it will lead to the freeing up of family houses in the community but there is no policy to
support this and thus is likely to increase the numbers of students in the area who may wish to live in house
shares in second and third year. The cost of the accommodation on this site is significantly more expensive
than rent in a house share.

Council Policy H12 states that "purpose built student accommodation should be located in the areas
immediately adjacent to the core university areas, principally the Oxford Road Corridor area” This site is
outside of that area which stops at Hathersage Road.

The above are just a few of my objections to this development. | urge the Planning Committee to reject this
planning application.

Yours faithfully,

sk sk sk sk sk sk sk sk sk sk sk sk sk sk sk sk sk sk sk sk sk sk sk sk sk sk sk sk sk sk sk 3k sk sk sk sk sk sk sk sk sk sk sk sk sk sk sk sk sk sk sk sk sk sk sk sk sk sk ok sk sk sk ok sk sk ko ok
This email and any files transmitted with it are confidential and intended solely for the use of the individual or entity to whom they are
addressed.

If you have received this email in error, please notify the system manager.



The full text of the Council's email disclaimer is available at www.manchester.gov.uk/emaildisclaimer.

Your personal data is very important to us. Please refer to our privacy notice at www.manchester.gov.uk/privacy for further
information.

This footnote also confirms that this email message has been swept for the presence of computer viruses.

3k 3k 3k 3k 3k 5k 3k 3k 3k >k 5k 3k >k 3k >k 3k 3k >k 5k 3k >k 5k 3k 3k 3k >k 5k 3k >k 5k >k >k 3k >k 5k 3k >k 5k 3k >k 5k >k 5k 3k >k 5k 3k %k 3k >k >k 3k >k 5k 3k %k 5k >k >k 3k %k >k %k %k >k kK k


https://eur03.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.manchester.gov.uk%2Femaildisclaimer&data=04%7C01%7Crobert.griffin%40manchester.gov.uk%7C40a50e31527d471ca2d108d8c8e7a9b8%7Cb0ce7d5e81cd47fb94f7276c626b7b09%7C0%7C0%7C637480244598393450%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=BgMje%2FId01r4Vomepv7vn7YSRBv1ZwBSC7pJddvWwrQ%3D&reserved=0
https://eur03.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.manchester.gov.uk%2Fprivacy&data=04%7C01%7Crobert.griffin%40manchester.gov.uk%7C40a50e31527d471ca2d108d8c8e7a9b8%7Cb0ce7d5e81cd47fb94f7276c626b7b09%7C0%7C0%7C637480244598403407%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=545hFJbHAGQcMseK5MNB4jYJ2GN0QrxlEJNapxSwsTs%3D&reserved=0

pranning <

Regards

Technical Support Team (Planning)

Planning, Building Control & Licensing

Growth & Development Directorate

Postal address: Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA
Location address: Level 6 Town Hall Extension, Manchester M2 5DB

Tel: 0161 234 4516

Please consider the environment before printing an e-mail.
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Sent: 03 February 2021 22:24

To: Planning <

Cc:

I T

Subject: Planning application - Ref: 129020/F0/2020 - Oakley Villa, Wilmslow Road, Fallowfield Manchester
M14

Dear Ms Roscoe,
Planning application — Ref: 129020/FO/2020 — Oakley Villa, Wilmslow Road, Fallowfield M14

| am writing to object most strongly to the above planning application submitted by the developer Watkins
Jones. The reasons for my objections to this planning application are set out below.

Manchester City Council (MCC)’s Planning Policies

MCC’s H12 policy relates to Purpose Built Student Accommodation (PBSA) and states such accommodation
should be located in the areas immediately adjacent to the core university areas, principally the Oxford Road
Corridor. This is regarded as somewhere where the university is within a 20 minute walk to reduce usage of
public transport. The Oxford Road Corridor ends at the junction of Hathersage Road and Wilmslow Road
therefore the Oakley Villa site is quite clearly outside the Oxford Road Corridor.

Additionally the Oakley Villa development is not mixed use as set out by policy.

The development fails to address Council policies for “prevention, reduction, re-use, recycling/composting,
energy recovery, final disposal, of waste or provide ‘innovative construction’ to reduce carbon emissions.

In December 2020 MCC effectively directed their Planning Officers to consider PBSA development in the
Manchester city centre, the Oxford Road Corridor and certain other excepted areas only. The Oakley Villa
development does not fall into any of these areas.

The planning application also contravenes the MCC Tall Buildings policy.

MCC'’s Policy SP1 states that planning should create sustainable neighbourhoods of choice.



Size and Appearance of proposed development

The overpowering and intimidating appearance of a 13-storey residential block on the surrounding area will
severely impact negatively for the residents of Langley Road and users of Platt Fields Park, in an area of low
level buildings. This is clearly illustrated via the photographic montage set out in this communication. |
would totally dismiss any correlation with the current Owens Park Tower on the Fallowfield campus owned by
The University of Manchester. The development of Owens Park took place at a time when planning laws were
considerably less stringent and the views of local residents were even less acknowledged than they are now.
Also the Owens Park Tower is scheduled for demolition - at some point.

Density of proposed development

The developer proposes to house approximately 425 students on the Oakley Villa site. The impact of this
additional number of individuals on the local area will add yet again to an already complete imbalance in the
local community. This development would certainly save The University of Manchester any further capital
expenditure on student accommodation. | am also at a loss as to why Diana Hampson, Director of Estates and
Facilities at The University of Manchester, fully supports this development. When the planning application for
the re-development of Allen Hall (a former University of Manchester hall of residence and now branded as
Mansion Point) was submitted, The University of Manchester were strongly opposed to the planning
application for its re-development. Also in a recent planning debacle related to the Mackintosh village 55-
storey student development — the residents there don’t want a ‘Fallowfieldisation’ — The University of
Manchester commented that it ‘does not support the proposal as it is not convinced there will be the demand
for PBSA going forward’. In addition the University said ‘it has reservations about the proposal including rents
being too high for students and a lack of communal space. The weighted average rent of a university owned
leased or nominated bed is £131 per week’. The minimum weekly rental for a room in the Oakley Villa
development is approximately £160 as a starting price. There are obviously very mixed messages coming
from The University of Manchester concerning PBSA developments and the influence they appear to be
exerting concerning this planning application.

Parking, Servicing, Traffic Generation and Highways

The planning application refers under car parking to the provision of 4 electric charging points, 3 disabled
parking bays and 1 standard parking bay. There is a slight increase at the beginning and end of the various
semesters when students will be dropped off/collected. For these drop offs/collections there is the possible
turn round of 36 vehicles per hour. How can this level of traffic movement be accommodated, particularly on
roads built during the Victorian period. The roads around the site of Oakley Villa are already clogged with the
parked vehicles belonging to students. Also the idea that residents of this proposed development are the
type of students not to bring a car to university is laughable.

The ingress and egress of vehicles via Langley Road and Wilmslow Road — frequently quoted as the busiest bus
route in Europe — will create considerable traffic congestion on an already clogged main artery in to
Manchester city centre. This junction is at the same location as a major bus stop, bus lane and very busy
cycle lane, with the considerable potential for an adverse effect on traffic management needs and highway
safety, particularly for cyclists. Or is part of the development to completely re-work the road system in the
immediate facility to accommodate this development? Is road widening proposed?



As the proposed development comprises self-catering apartments the potential for 24/7 food delivery traffic
is likely to be heavy. Such deliveries are made not only by moped or bicycle but also private cars — another
traffic issue. Also the 24/7 use of taxis by students will add to the non-stop flow of vehicles at all times of the
day and night. Online buying such as Amazon and Asos is very popular with students so again delivery
vehicles at all times of the day and night. This together with the supermarket delivery services that are also
very popular with students, will add to the adverse 24/7 traffic flow.

Impact on Landscape and Ecological Habitats

Because of the proximity of Platt Fields park to the proposed development and the paucity of amenity space
within this development | have considerable concern that the park will automatically be regarded as an
extension/playground by residents. Platt Fields is an amenity space for the local community, including many
families of the surrounding areas which comprise primarily social housing, not just student accommodation.

With the development of this site and knowing of Watkins Jones previously experienced predilection of taking
a chainsaw to any tree — see development of Egerton Road housing and disappearance of even TPO trees —in
its way, | have very little faith in any of the current trees surviving this development. When it comes to piling,
the trees will definitely lose out. Trees in the park will also be lost. The tower will deprive a line of beautiful
sycamores in the park of sunlight.

Platt Fields park has a thriving and varied bat population — | have been on a number of bat walks around the
park over the years. The light pollution from the tower block in this part of the park will also be very
deleterious to the wildlife. There is a thriving variety of wildlife including foxes, owls, badgers, herons, ducks,
swans and overwintering birds.

The Shakespeare garden within Platt Fields park, which is very close to the proposed development site, is
currently a place of calm, away from the main part of the park. With the proximity of a tower block housing
some 425 residents all having personal sound systems (note open windows during the summer) and the lack
of any on-site amenity space it is very likely to be used as a potential area for late night social
gatherings/raves. Many students run a business supplying sound systems for raves/parties.

Continued imbalance of the community, noise, disturbance and crime

Within the M14 6 postcode areas 56% of the residents are students, so in excess of 11,000 people. This surely
cannot be regarded as a balanced community. In an attempt to evidence and engage with student residents
and advise that long term residents also live in Fallowfield, the cultivation of RHS award-winning tree
bases/pits in some local roads is highlighted. In the Fallowfield Brow area, where the Oakley Villa
development is proposed, families continue to move out.

Fallowfield already suffers considerably with noise problems, antisocial behaviour, blatant on-street drug
dealing, litter, use of front gardens as lavatories, vomit on the pavement and crime/burglaries. Additionally
there is an unprecedented number of takeaways all wishing to trade in the early hours of the morning.
Evidence of such takeaways is regularly found in side streets. On numerous occasions when students have
had their antisocial behaviour highlighted to them the response is ‘why don’t you move then’? The University
of Manchester is in the process of appointing a Neighbourhood Officer, to work with the current Off Campus
Officer. Is this finally recognition there is a problem with off campus students? The Oakley Villa development
will be regarded as off campus. | am not convinced the proposed level of security and management will be
sufficient to safeguard the local community.

Generally

The applicant advises that this development will appeal to 2"d or 3rd year students. | would question that
thinking. These self-catering 4-bedroom apartments with a communal area will effectively be a private hall of
residence with a weekly rental in the region of £160 minimum. The majority of students want to escape a hall
of residence environment after their first year at university and move in to an HMO with upwards of 6-10
friends made in their first year at university. And with a less expensive weekly rental, thus opening up
numerous opportunities for parties and general freedom to behave in an unrestricted way, devoid of any
social responsibility to the local community. This development will most definitely not free up current HMOs.
Many HMOs have large gardens and are actively marketed by landlords as very much a bonus, which is not



lost on student renters. | therefore do not see how this proposed development will reduce the desire by 2nd
and 3rd year students to move into managed accommodation, thus freeing up accommodation for families.

There is no ‘social benefit’ in planning terms to offset the harm caused by this proposed development. There
is no nett increase in GVA, jobs or investment.

The development does not consider the merits of the existing Art Deco/ Moderne extension.
The applicant has not demonstrated that the development is affordable or deliverable.

Finally, the modus operandi adopted by the developer leading up to this planning application could be
regarded as more than disingenuous. It made statements about public consultation. The area where
information leaflets were distributed predominantly comprised parks, schools and an area within the
immediate vicinity of Oakley Villa (which is primarily student lets) and used Sainsbury’s supermarket on
Wilmslow Road as a boundary for the leaflet delivery south of Oakley Villa. Presumably because the
developer anticipated opposition to this development. Many local residents were only made aware of this
development, which will have a major impact on many of them, by word of mouth. Another recent planning
proposal actually mailed residents with an information flyer, the catchment area of which is far more
extensive than the Oakley Villa proposed development. Additionally the statement issued by Watkin Jones
within the planning application documentation seemed to omit comments concerning the potential re-
development as a retirement complex. What else has been expunged?

As set out in my opening paragraph | would strongly urge the Planning Committee to reject this planning
application wholeheartedly.

Yours faithfully,
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3/02/2021
Planning ref: 129020/F0/2020
To whom it may concern

We wishto objectto the above referenced planning application on behalf of Manchester Urban
Diggers and Platt Fields Market Garden.

We wish to objecton the following grounds:

1. Loss of light or overshadowing - The proposed tower is more than double the height of
the trees in the park on the northern boundary of the site. This will seriously
overshadow the park grounds and deprive the vegetation of light to the detriment of the
gardens and existing trees. The height of the tower will also ruin what is currently a
complimentary tree-lined boundary to the park, being much to the original design of the
park when it was purchased over one hundred years ago. There is no assessment of the
light pollution from the 13 storey block overthe park.

1 Threatened trees highlighted with a red circle. Note that most are outside the site boundary, in the park.

2. Loss of trees on the boundary inside Platt Fields particularly six mature sycamores. The
heightand proximity of the proposed buildings to these trees will likely lead to theirloss. A
building of such size will have deep and damaging foundations which will cut through the
root ball of those trees, and failing that the loss of light from a building so close and over



twice the height will block out too much sunlight.

Also, there are trees on the site which should be considered for TPOs:

a. Thelarge mature Sycamore in the northernmost corner of the site;

b. Theline andclusters of trees adjacentto boundary of the park opposite Asburne
Hall grounds - predominantly sycamores, hollies and yews nearthe park, probably
pre-dating the land becoming part of the park;

c. Beeches,lime, alarge native English/pendunculate oak, sycamores, limes and cherry
near Wilmslow Road;

d. Beeches,ashanda crab apple tree near Langley Road.

These trees onthe side provide the backdrop to Platt Fields in this area. Beingremnants of
the grounds around Oakley Villa they are a link to the grounds as they were at the time the
land was purchased. The loss of such trees would be a loss to the park users.

Noise and disturbance resulting from use. The Design Landscape Development cites the
opportunity forresidents to use the park as an open outdoorspace, butit is our concern
that the residents will dominate the area immediately around the development where there
is currently little infrastructure to provide for it. Given that much of the site grounds will be
developedand built on, offering only a small “Garden Courtyard” with very little light, is it
easy to see how the residents will go to the park for use of outdoorspace and dominate the
area to the detriment of the existing park users. There is no assessment of the noise
pollution from the proposed buildings overwhatis currently a quiet and peacefulsecluded
area of the park.

Core Strategy Policy H12 states: “location is a key factorin ensuring the quality, security,
sustainability and wellbeing benefits of accommodation. As a result, purpose built student
accommodation should be located in the areas immediately adjacent to the core university
areas, principally the Oxford Road Corridor area” This developmentis not in this area.

Core Strategy Policy H6 states “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” This developmentis not a
mixed-use scheme.

The 13 storey tower contravenes Council Tall Buildings Policy EN2 in many regards,
including height relative to local buildings, location, and local microclimate. The tallest block
is extremely close to the boundary with the park. The siting of such a tall building in such a
location is contrary to policy and will cause significant visual intrusion and harm to the visual
amenity of the public from this and surrounding wards. It will give rise toreal harmto
foraging wildlife and bats, to treesin the park and to the secluded nature of that part of the
park it borders (including the secluded Shakespeare Gardens). The noise and light pollution
fromsuch a large number of occupants together with undoubted overspill of activity into the
immediate area will be extremely disruptive.



2 The illustration shows how close the development is to Platt Fields, particularly the Shakespearean Garden (top left).
The garden is sunken, and so the relative height of the tower is increased.

7. Nature conservation. Noise and in particular light pollution will impact on wildlife in this
area of the park (particularly nocturnal wildlife such as bats) which is otherwise away from
residential areas. The 13-storey tower will blaze with light across the park disrupting the
peacefulenjoyment of the park as well as foraging grounds for local wildlife (including
badgers as noted in the report.) The appraisal also notes thatlight pollution is a significant
issue for bats and will be have a significant effect on mating and nesting activity (even if bats
are re-locatedin the required manner), which is likely to lead in reduced diversity and public
amenity. This directly opposes the efforts of Platt Fields Market Garden to improve local
wildlife habitat and biodiversity.

8. Loss of publicamenity. The 13-storey towerlooms over the park and especially the very
immediate parts of it in a menacing and intimidating mannerin an otherwise tranquil
landscape. Photographic montages provided by the applicant over-emphasise acomparison
with Owens Tower at Fallowfield Campus (whichis in any event threatened with demolition)
and do so from a distance in an attempt to minimise the impact and place an inappropriate
context of height on the development, which is as a matter of fact, overwhelmingly low -rise.
Nevertheless, the threatened demolition is welcomed, where neither Owens Tower northe
proposalare welcome intruders or an enhancement of the skyline per policy. It will Be
directly visible from Platt Fields Market Garden, dominating the skyline to the East of the
garden.

9. Heritage impact. The additional height proposed along Langley Road (plus a steeply pitched
and high roof) and the 13-storey tower rising immediately behind the villa would create a
backdrop that in terms of “Table 3: Criteria for definingthe effectand de gree of directand
indirect heritage impact” would “fundamentally compromise the setting of a designated
asset” and would be a “substantially harmful change to the... setting of the identified
designated heritage assets”. As such the proposals would have a Major Adverse Impact,
which “should normally be avoided”. Where we show elsewhere that there is no mitigating
public benefitto the proposals, such harm would necessarily support the reason for refusal



of consent.

10. Sustainable development. The proposed development offers minimum compliance with
Manchester City Council Core Strategy (2012) and Guide to Developmentin Manchester
(SPD) (2007) regarding netimprovementsto the environmentor progress towards
sustainable development. We note particularly a lack of greeninfrastructure, mitigation to
climate change, carbon efficiency, opportunities to enhance, restore orcreate new
biodiversity, or adequate sustainable urban drainage schemes (SuDS). Environmentally,
thereis nothing sustainable regarding the development. Socially it contravenes council
policy aiming fora greater mix of residents in Fallowfield.

11. Traffic generation. By deemingthe development "carfree" the developers seemto have
washed theirhands of this problem by not providing parking spaces. Itis our belief that
residents will simply park their cars on already crowded nearby residential streets, affecting
parking availability for the existing residents and access for visitors to the park which would
directly impact Platt Fields Market Garden as a sustainable business.

These above points contravene the objectives of Manchester Urban Diggers. We can see no benefits
to this developmentonthe border of the park, only significant loss of amenity to the fabric, ecology,
and users of Platt Fields.

We wish to thank Peter McGurk and The Friends of Platt Fields Park who have been more than
helpfulin preparing this objection from the perspective of park userswho we representand PFMG
as an organisation and community.

On the behalf of Manchester Urban Diggers and Platt Fields Market Garden



03/02/2021

Planning ref: 129020/F0/2020

To whom it may concern

| wish to object to the above referenced planning application on the following grounds:

10.

Loss of light or overshadowing a beautiful and secluded part of Platt Fields.

Loss of trees on the boundary inside Platt Fields particularly six mature sycamores. Also
mature trees on the site which provide a backdrop to the park.

Noise and disturbance resulting from use including the increased footfall in the park and
from the site itself.

Nature conservation. Noise and light pollution will impact on wildlife in this area of the park.
Loss of public amenity. The 13-storey tower will be a towering and threatening backdrop
directly on the park boundary.

Sustainable development. The proposal doesn’t offer enough mitigations to climate change
or any improvements to the environment.

Traffic generation. The "car free" development will force residents to park on the nearby
residential streets, and possibly also onto Platt Fields car park. This is the only vehicular
access to the park.

Core Strategy Policy H12 states: “location is a key factor in ensuring the quality, security,
sustainability and wellbeing benefits of accommodation. As a result, purpose built student
accommodation should be located in the areas immediately adjacent to the core university
areas, principally the Oxford Road Corridor area” This development is not in this area.

Core Strategy Policy H6 states “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” This development is not a
mixed-use scheme.

The 13 storey tower contravenes Council Tall Buildings Policy EN2 in many regards,
including height relative to local buildings, location, and local microclimate.

| can see no benefits to this development on the border of the park, only significant loss of amenity

to the fabric, ecology, and users of Platt Fields and residents of the local area.

Regards,



Formerly of Clifton Avenue and Mauldeth Road
Wednesday 3rd February 2021

Dear sir/madam,

[ firstlived in Fallowfield in the 1980s with my family until the mid 90’s. Returning from
University in 1999, 1 again lived in the area and then after a time in London moved back
to Fallowfield in 2004.1 have lived in Fallowfield or south Manchester ever since.
During this time I have seen a great deal of negative change - mostly due to the
transient population of the area - students.

The number of students in this area is destroying the lives of long term local residents,
from noise pollution to litter and violence - the situation makes old people afraid to
leave their homes and devalues those homes at a drastic rate making it extremely hard
for them to downsize to a quieter area even if they wanted to.

[ have heard about the plan to build a large tower block and introduce 425 new students
to the area. I have to say that this is a very distressing and [ would like to register my
opposition.

Policy SP1 states that " planning should create sustainable neighbourhoods of choice "
and these should be for all, notjust for students who are passing through!

Council Policy H12 states that " Purpose built student accommodation should be located
in the areas immediately adjacent to the core university areas ". This developmentis
outside that area where there are already too many student halls and homes!

The idea of only a handful of parking spaces with this developmentis also frankly
ludicrous and will cause parking problems for home owners all around the vicinity,
overloading of public transportand problems for parents dropping off their children at
neighbouring schools.

The character of Platt Fields Park will change. Those who enjoy the peaceful amenities
there will have to share it with many more young people who will no doubt think of it as
their back garden.

Please do not allow the University and Watkin Jones to take over any more of what is
left of this area and deprive those of us who have settled here of even more facilities and
spaces to enjoy.

These plans also reduce the possibility of more families coming to live here and create a
more balanced population.

Yours sincerely



Pranning <

Regards

Technical Support Team (Planning)

Planning, Building Control & Licensing

Growth & Development Directorate

Postal address: Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA
Location address: Level 6 Town Hall Extension, Manchester M2 5DB

Tel: 0161 234 4516

Please consider the environment before printing an e-mail.

rrom: [

Sent: 03 February 2021 17:29

To: Planning <

Subject: Oakley House Planning Application Reference Number 129020/F0O/2020
Dear Sir/Madam,

| am writing to object to the above planning application. I lived in Fallowfield from 1983 to 2005 and
| still visit often as my mother lives in the area on Clifton Avenue. During my time as a resident, and
in the years since, | have seen the character of Fallowfield change markedly due to the influx of
students and the conscious 're-branding' of the area as a student hub.

My mum and dad worked for many years with the university, council and local community groups to
try to maintain a healthy balance and cooperation between Fallowfield's student population and its
families, older people and other long-term residents. | fear this new development will further tip the
balance towards making Fallowfield unliveable for non-students, exacerbating in the short term the
issues that they are already dealing with (of which I'm sure you're already aware) and in the longer
term creating a sizeable area of south Manchester that has an exclusively transitory population who
have no vested interest in looking after it or building a community there.

Yours sincerely,
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04/02/2021
Planning ref: 129020/F0O/2020

To whom it may concern

| wish to objectto the above referenced planning application. | have used a suggested letter, but
wish to stressthat | walk in the Park on a daily basis, notleast as a consequence of the lockdown.
The pandemic has brought to the fore what has always beenthe case, namely the needto protect
the sadly limited green space available in Manchester. |am also disturbed by the plannedincrease in
the student population locally. | recognise the benefits of Higher Education institutions to
Manchester; there are however negative consequences of having so many studentsresidentinone
specific part of the city. My further concerns are as follows:

1. Loss of light or overshadowing a beautifuland secluded part of Platt Fields.

2. Loss of trees on the boundary inside Platt Fields particularly six mature sycamores. Also
mature trees on the site which provide a backdrop to the park.

3. Noise and disturbance resulting from use including the increased footfallin the park and
fromthe site itself.

4. Nature conservation. Noise and light pollution will impact on wildlife in this area of the park.

5. Loss of publicamenity. The 13-storey tower will be a toweringand threatening backdrop
directly on the park boundary.

6. Sustainable development. The proposaldoesn’t offer enough mitigations to climate change
or any improvements tothe environment.

7. Traffic generation. The "car free" development willforce residents to park on the nearby
residential streets, and possibly also onto Platt Fields car park. This is the only vehicular
access to the park.

8. Core Strategy Policy H12 states: “location is a key factorin ensuring the quality, security,
sustainability and wellbeing benefits of accommodation. As a result, purpose built student
accommodation should be located in the areas immediately adjacent to the core university
areas, principally the Oxford Road Corridor area” This developmentis not in this area.

9. Core Strategy Policy H6 states “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” This developmentis not a
mixed-use scheme.

10. The 13 storey tower contravenes Council Tall Buildings Policy EN2 in many regards,
including height relative to local buildings, location, and local microclimate.

| can see no benefits to this development on the border of the park, only significant loss of amenity
to the fabric, ecology, and users of Platt Fields and residents of the local area.

Yours faithfully



Pranning <

Regards

Technical Support Team (Planning)

Planning, Building Control & Licensing

Growth & Development Directorate

Postal address: Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA
Location address: Level 6 Town Hall Extension, Manchester M2 5DB

Tel: 0161 234 4516

Please consider the environment before printing an e-mail.

rrom: [

Sent: 03 February 2021 21:55

To: Planning <

Subject: 129020/F0/2020
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Pianning <

Regards

Technical Support Team (Planning)

Planning, Building Control & Licensing

Growth & Development Directorate

Postal address: Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA
Location address: Level 6 Town Hall Extension, Manchester M2 5DB

Tel: 0161 234 4516

Please consider the environment before printing an e-mail.

rrom: [

Sent: 04 February 2021 09:13

To: Planning <

Subject: Planning ref: 129020/F0/2020
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Pranning <

Regards

Technical Support Team (Planning)

Planning, Building Control & Licensing

Growth & Development Directorate

Postal address: Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA
Location address: Level 6 Town Hall Extension, Manchester M2 5DB

Tel: 0161 234 4516

Please consider the environment before printing an e-mail.

rrom: [

Sent: 04 February 2021 09:15

To: Planning <[

Subject: planning reference 129020/F0/2020
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Pranning <

Regards

Technical Support Team (Planning)

Planning, Building Control & Licensing

Growth & Development Directorate

Postal address: Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA
Location address: Level 6 Town Hall Extension, Manchester M2 5DB

Tel: 0161 234 4516

Please consider the environment before printing an e-mail.

rrom: [

Sent: 04 February 2021 12:10

To: Planning <

Subject: Objection to 129020/F0/2020
To whom it may concern,

| have lived in Manchester all my life and the Shakespearean gardens is one of my favourite places
to go, always safe in the knowledge that | can gain a peaceful few minutes and privacy from the
busy world around us.

| object to the development on the following grounds:

Loss of light or overshadowing a beautiful and secluded part of Platt Fields.

Loss of trees on the boundary inside Platt Fields particularly six mature sycamores. Also mature
trees on the site which provide a backdrop to the park.

Noise and disturbance resulting from use including the increased footfall in the park and from
the site itself.

Nature conservation. Noise and light pollution will impact on wildlife in this area of the park.
Loss of public amenity. The 13-storey tower will be a towering and threatening backdrop directly
on the park boundary.

Sustainable development. The proposal doesn't offer enough mitigations to climate change or
any improvements to the environment.

Traffic generation. The "car free" development will force residents to park on the nearby
residential streets, and possibly also onto Platt Fields car park. This is the only vehicular access to
the park.

Core Strategy Policy H12 states: “location is a key factor in ensuring the quality, security,
sustainability and wellbeing benefits of accommodation. As a result, purpose built student
accommodation should be located in the areas immediately adjacent to the core university areas,
principally the Oxford Road Corridor area” This development is not in this area.

Core Strategy Policy H6 states “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” This development is not a mixed-use scheme.

The 13 storey tower contravenes Council Tall Buildings Policy EN2 in many regards, including
height relative to local buildings, location, and local microclimate.



| can see no benefits to this development on the border of the park, only significant loss of
amenity to the fabric_ecology, and users of Platt Fields and residents of the local area.
R

rd

Outlook for Android

3k 3k 3k 3k 3k 3k 3k 3k 3k 3k sk 3k 3k sk 3k 3k sk 3k %k %k %k %k %k 3k 3k 3k 3k 3k 3k 3k 3k 3k 3k 3k 3k 3k 3k 3k 3k 3k 3k 3k 3k 3k 3k 3k %k %k %k %k %k %k %k %k %k %k %k %k %k %k %k >k kK Kk kk
This email and any files transmitted with it are confidential and intended solely for the use of the individual or entity to whom they are

addressed.
If you have received this email in error, please notify the system manager.

The full text of the Council's email disclaimer is available at www.manchester.gov.uk/emaildisclaimer.

Your personal data is very important to us. Please refer to our privacy notice at www.manchester.gov.uk/privacy, for further

information.

This footnote also confirms that this email message has been swept for the presence of computer viruses.

sk sk sk sk sk ok sk sk ok sk sk sk sk sk ok sk sk ok sk sk sk sk sk sk sk sk sk sk sk sk ok sk sk sk sk sk sk sk sk sk sk sk sk sk sk ok sk sk ok sk sk ok sk sk K ok 3k ok ok 3k ok K K K K kK Kk


https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Faka.ms%2Fghei36&data=04%7C01%7Crobert.griffin%40manchester.gov.uk%7Cef5b17b70569415946b608d8c9069d97%7Cb0ce7d5e81cd47fb94f7276c626b7b09%7C0%7C0%7C637480377541223723%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=lfeEE1yMIbg2fjJJ5tFIr4QBxdrKiEfv%2FdTHHkgqbuE%3D&reserved=0
https://eur03.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.manchester.gov.uk%2Femaildisclaimer&data=04%7C01%7Crobert.griffin%40manchester.gov.uk%7Cef5b17b70569415946b608d8c9069d97%7Cb0ce7d5e81cd47fb94f7276c626b7b09%7C0%7C0%7C637480377541233691%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=Pm4MezrRwX6mXc9cDtEOa1Jtc5yPTf%2BHANr25onquDo%3D&reserved=0
https://eur03.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.manchester.gov.uk%2Fprivacy&data=04%7C01%7Crobert.griffin%40manchester.gov.uk%7Cef5b17b70569415946b608d8c9069d97%7Cb0ce7d5e81cd47fb94f7276c626b7b09%7C0%7C0%7C637480377541233691%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=FUIC7hUKixhZWLMQVA2PYAIF9dVJE6bIkzcWAcFg9pE%3D&reserved=0

ro: Robert Griin <

Good Afternoon,

| am writing to object in the strongest terms to the application for planning permission by Watkin
Jones to develop Oakley Villa. Oakley Villa/ USDAW Planning Application Reference
129020/F0/2020

The reasons | object to the plan are set out below. As a Fallowfield resident, | say that what is
proposed is a blight on our neighbourhood, which has already suffered so much at the hands
of the Universities, landlords and developers. It will cause significant environmental harm
and other harm to my neighbourhood. Please note my headline concerns:

1. The harm to the park and the environment — the 13-storey tower dominates the park.

The wooded skyline and parkland outlook will be lost.
The tower looms over the park and users.

Students will spill over into the park (no space on site) disrupting the tranquillity of the
park on a daily basis.

An increase in problems with litter.

Trees in the park will be lost. The tower deprives a line of beautiful sycamores in the
park of sunlight and the heavy piling rig for the foundations will compromise the roots.

50% of trees will be lost on site and others are at risk from construction.
Significant noise pollution especially from open windows in the summer.

Significant light spillage into the park affecting users and wildlife (including bats and
badgers).

the development does not address environmental policy. It will increase travel by public
transport into university sites.

The development will burn carbon emissions embodied in the existing buildings by
demolishing them (this currently accounts for 11% of our total carbon footprint) and
spent.

The development fails to address Council policies for “prevention, reduction, re-use,
recycling/composting, energy recovery, final disposal, of waste or provide ‘innovative
construction’ to reduce carbon emissions.

2. The harm to the setting of the villa - Oakley Villa is one of the diminishing number of

Oakley Villa is not currently at risk and there are alternatives, which will ensure the
ongoing conservation of the villa, which have not been explored.

The development does not consider the merits of the existing Art Deco/ Moderne
extension.

The Langley Road block and the quite monstrous 13-storey tower create a backdrop that
would have a Major Adverse Impact, on the existing Villa.

3. The very significant harm to the local community

The development of Purpose Built Student Accommodation (PBSA) would seriously
affect Fallowfield and particularly Fallowfield Brow as a viable and sustainable
community.

New Purpose Built Student Accommodation here and at this price point will not draw
students out of the surrounding House in Multiple Occupation as claimed.



Disclaimer

There are already huge problems of noise, nuisance, crime and an overburden on
services with the numbers of students in this area of Fallowfield, where more than half
of the population is students.

The increase in noise, nuisance and crime is driving families away. Currently the student
population may be displacing in the order of 17,000 residents from potentially
affordable homes.

The issue is recognised by council, who limit HMO and in December 2020 have
effectively directed Planning Officers to consider PBSA in the City Centre, the Oxford
Road Corridor and certain other excepted areas only. Oakley Villa does not fall into any
of these areas.

Nevertheless, the applicant says there is an ever-increasing demand from students to
live in Fallowfield and this must be met come what may (and whatever the
consequences for local residents).

The development is not mixed-use as required by policy.
There is inadequate parking and the nuisance that this causes to local residents.

There is no ‘social benefit’ in planning terms to offset the harm. There is no nett increase
in GVA, jobs or investment.

The development will be another ‘honey pot’ for an increase in crime, which it does
nothing to assuage.

There will be a significant issue from the increase in “noise, disturbance or impact on the
street scene either from the proposed development itself or when combined with existing
accommodation [Fallowfield campus].

The development contravenes council Tall Buildings Policy.

The development will loom over the two-storey terraces on Langley Road affecting their
peace, privacy, light security and amenity especially where the current offices are empty
outside of the working day, the proposed student residential use will be occupied 24
hours of day and night.

There is no “formal agreement with a University, or another provider of higher
education, for the supply of all or some of the bedspaces” as required to prioritise the
site for PBSA.

The applicant has not demonstrated that the development is affordable or deliverable.

The information contained in this communication from the sender is confidential. It is intended solely for use by the
recipient and others authorized to receive it. If you are not the recipient, you are hereby notified that any disclosure,
copying, distribution or taking action in relation of the contents of this information is strictly prohibited and may be

unlawful.



04/02/2021

Planning ref: 129020/F0O/2020

To whom it may concern

| wish to objecttothe above referenced planning application on the following grounds:

1

10.

Loss of light or overshadowing a beautifuland secluded part of Platt Fields.

Loss of trees on the boundary inside Platt Fields particularly six mature sycamores. Also
mature trees on the site which provide a backdrop to the park.

Noise and disturbance resulting from use including the increased footfallin the park and
from the site itself.

Nature conservation. Noise and light pollution will impact on wildlife in this area of the park.
Loss of publicamenity. The 13-storey tower will be a toweringand threatening backdrop
directly on the park boundary.

Sustainable development. The proposal doesn’t offer enough mitigations to climate change
or any improvements to the environment.

Traffic generation. The "car free" development willforce residents to park on the nearby
residential streets, and possibly also onto Platt Fields car park. This is the only vehicular
access to the park.

Core Strategy Policy H12 states: “location is a key factorin ensuring the quality, security,
sustainability and wellbeing benefits of accommodation. As a result, purpose built student
accommodation should be located in the areas immediately adjacent to the core university
areas, principally the Oxford Road Corridor area” This development is not in this area.

Core Strategy Policy H6 states “high density development in South Manchester willgenerally
only be appropriate within the district centres of Chorlton, Didsbury, Fallowfield,
Levenshulme, and Withington, as part of mixed-use schemes” This developmentis not a
mixed-use scheme.

The 13 storey tower contravenes Council Tall Buildings Policy EN2 in many regards,
including height relative to local buildings, location, and local microclimate.

| can see no benefits to this development on the border of the park, only significant loss of amenity
to the fabric, ecology, and users of Platt Fields and residents of the local area.

Regards,



ro: Robert Gritin <

Dear Sir

| have been forwarded your email. Can | just confirm whether your comments are related to
planning application reference 129020/F0O/2020 for the redevelopment of the Usdaw Offices at
188 Wilmslow Road? Upon confirmation | will lodge your objection on my case file for the
application.

Yours sincerely

Rob Griffin

Principal Planner

Development Management South
Planning, Licensing and Building Control
Growth and Development Directorate
Manchester City Council

PO Box 532

Manchester

M60 2LA

g
o [

rrom: [

Sent: 04 February 2021 10:25

To: Planning <

Subject:
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ro: Robert Griin <






ro: Robert Griin <

rrom: [

Subject:
Date:

o:



4 February, 2021
Dear Mr Griffith,

129020/FO/2020| Erection of 1 no. 13 storey building and 1 no. part 4 and part
5 storey building to form purpose built student accommodation | Oakley, 188
Wilmslow Rd, Fallowfield, Manchester M14 6L)

I write to OBJECT to the above application, in a personal capacity, having known the
USDAW site for over 70 years, since I started school at The Hollies Convent School, then
situated on Oak Drive. I queued for the bus home at the stop at the end of Old Hall Lane.
Even as a 4 yearold child, I could admire the setting of Oakley, Ashburne Hall, through its
beautiful gates and, on nearby Grangethorpe Road, bordering Platt Fields, another very
attractive house, now sadly lost due to development at Manchester High School.

Also lost are the Oak Drive Victorian houses which accommodated my school (inrooms
which easily held 36 school desks each) and the convent. All the Victorian houses were
compulsorily purchased and demolished to make way for Owens Park. Sadly, on the other
side of Oak Drive, Waterhouse’s own home had earlier been demolished.

Much of the historic Victorian heritage of Fallowfield has been lost. In the case of Owen’s
Park, I note that the tower which replaced the villas has had rather a shorter life than they
had and is itself in line for demolition.

Thus, Oakley, a non-designated heritage asset, now, following wholesale destruction,
stands almost alone as representative of Fallowfield’s former Victorian glory. The site is
prominent on the arterial A34, Wilmslow Road. Major degradation of the site will be
particularly visible to passing traffic, including buses.

I do appreciate that the villa is to be retained in this proposal, butin a humiliated state,
onceits setting has been destroyed. The setting of historic assets, even non-listed, is a
material planning consideration and a particularly strong one in this case.

The destruction will apparently extend beyond the limits of the site, because mature trees
in Platt Fields will inevitably be compromised, evenkilled, by the impact of pile driving on
their root development zones and the loss of light that these tall buildings will inflict on
them. This alone should provoke a reconsideration of what is being inflicted on the locality
here.

It has almost become standard for, following the purchase of a site for an inflated price, a
plea of viability to be made to justify wholesale destruction of the setting of historic assets.
This intervention at Oakley is not a situation in which that claim can be made; the site has
not been purchased.



The other common means of gaining permission for excessive development is a claim of
necessity for‘enabling” development to fund the work needed on the asset itself. It cannot
possibly be the case that very substantial profits to be made from the envisaged
development here is essential to renovate a lived and worked in building such as Oakley.

Student housing should not be permitted at this site, which is not among those identified as
being within the limited constraints of the further development of student accommodation
within Manchester City Council’s boundaries and Policies.

As far as student housing, and other development of high rise apartments is concerned,
there is serious uncertainty over what the future holds. Post-pandemic, itis highly likely
that there will be a reduction in the need for offices in Manchester city centre, with an
acceleration of the repurposing of these into student and twenty-something’s
accommodation.

Is the addition of even more of such properties at this site consistent with Manchester’s
pre-pandemic acknowledgement of a need for more family accommodation, and an
understanding that new development (at Mayfield for instance) needs to recognise the
appetite for family housing?

There is a strong demand for family accommodation in south Manchester. This includes

homes suitable for those working at nearby Manchester University and the hospitals and
Science Park.

I believe that there is a way forward here to better preserve the ambience of Fallowfield,
and return a profit, by a completely different and lower rise proposal for this sensitive
site.

I feel that Manchester can do better than this. I do hope that the Council will use the
powers that they possessto require a total re-think of what is proposed here.

Yours sincerely,



ro: Robert Griin <






ro: Robert Griin <



ro: Robert Griin <






Dear planning department,
| would like to object to this development.

I moved to Fallowfield with my family in 1997 and at this time it was a quiet area with
predominantly family housing. Since then we have seen an exponential increase in student
numbers living in this area, now to the point where it is becoming nearly impossible to live a normal
life. Fallowfield even has the nickname ‘Studentville’ and some of our neighbouring streets are
known as ‘the party streets’.

The growth of Owen’s Park has lead to Fallowfield village becoming a student nightlife area and
that in turn means that after a year or possibly two in halls, students look to move into Fallowfield
itself. The balance of long term residents to transient students has become far too imbalanced,
which means that we have all kinds of social problems, including with litter, refuse, loud parties
deep into the nights (sometimes seven days a week), outrageous late night street noise, crime
from burglars targeting student houses and drug dealing. | walk my dog in the late evening every
day and it would be an exceptional evening when | either don’t see one or more drug deals being
carried out or dealers sitting in their cars waiting for the next call. It is more or less ‘drug deliveroo’
all evening. This is no exaggeration.

The idea of another 425 student bedrooms being added to the area is frankly terrifying. The idea
that it will lead to a return of family housing is laughable. Students simply will not pay the high
prices of bespoke student accommodation for the full time of their study when much cheaper HMO
accommodation is available.

Then about to the development itself. As you travel up Oxford Road from Fallowfield, you have the
high rise design of Owen’s Park on your right, but thankfully, lower buildings on your left (West
side). You also have the elegant building that currently is the USDAW site. You then have the
beautiful Platt Fields Park, a haven of light, peace and beautiful trees with interesting and varied
areas. Platt Fields and its gardens benefit from the low rise nature of the buildings neighbouring it.
It is a comfortably well used park. | note that there is very little amenity space panned for this new
development. Presumably that idea is that Platt Fields Park provides this. | am appalled at the idea
of another tower on the other side of the road. It would be almost like announcing here is student
city as you drive south from Rusholme. | would like there to be no tower built here, not more
students in this already saturated area and a use out to this site returns balance to our community
rather than skewing it further. And also the original buildings and amenity space, including trees
retained. His is simply not needed and would be highly detrimental to Fallowfield.

| see no reason for building yet more accommodation for students in this area, with yet more
students partying in ‘Studentville’, yet more crammed buses on the Oxford Road and more stress
on an already over stressed local resident population. | teach at one of the Higher Education
institutions, so | am most definitely not against students. | hugely enjoy my work with them. The
problem is that communities need balance. In fact students cannot live safely and well without a
resident community.

Yours sincerely




ro: Robert Gritin <

Dear sir

| am writing to object to the above planning application.

The plans are most inappropriate for the area and if successful will cause major disruption and
huge tension to the local residents.

My Nanna has lived at _ for over twenty years and still resides there, we often
stay and visit her in her home.

Over the years we have seen the area change from one with stable family homes providing
neighbourly communities to one with over crowded houses with dug out cellars and transient
party-time residents.

| highlight below some of the issues | foresee;

1. Excessive Population Increase..
450 people in a space meant for 100 max.

2. Excessive Noise Levels...

In addition to the excessive quantity of people, the age of the population leads to unreasonable
noise levels due to constant gatherings and 21st party's - with doors slamming and doorbells
ringing til 5am in the morning.

3. Traffic/ Parking

Currently local houses often have 6 to 8 students living there, with approximately 50% being car
owners. The streets are currently over filled with cars especially on Cawdor Road where the
pizza delivery drivers park inconsiderately and sometimes dangerously on the corner with
Wilmslow Road.

The new proposal does not provide sufficient parking facilities (less than 10 spaces for 450
people). Do the planners think it acceptable for the proposed new residents to park outside the
current homeowners homes. This is most inconsiderate and totally unacceptable.

4. Rubbish / Litter

The current refuse collection system is chaotic with huge amounts of rubbish being left by
residents and builders and the random public. We do not need more rubbish or litter in the
area.

5. Sustainable Community
We need a more stable population with more families in the area and less student
accommodation. We have over 50% of students in the area already.

6. Lack of Resources...
There are not enough facilities such as doctors and dentists and shops for the current
population.

7. Landlord Finances
In general, the rental income from student houses is four times the income paid by family
rentals. Given the lucrative profits from students it is most unlikely that the local houses will be



turned back into family homes.

8) 13 floors is excessive...

The current local housing stock is two story and will be dwarfed by the enormous 13 story
tower block. Also the current building is only used during office hours and is not a 24
inconvenience!

Given the above issues | would ask that the plans be rejected outright.

Yours sincerely

Outlook for Android
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1. The harm to the park and the environment — the erection of such tall buildings in
close proximity to trees on the boundary with the park (which are actually in the park
—not on the site) will do irrevocable damage not only to the trees themselves but also
to the visual amenity and enjoyment of the park by the general public. A building such
as the height proposed will necessarily have substantial foundations, which will need
to be built in or through the root ball of these valued mature trees. Not only that but
the sheer bulk of building will block sunlight to the trees themselves and overshadow
the park itself.

The compromise of Green Infrastructure and Core Strategy Policy EN 9

Council Policy states that “new development will be expected to maintain existing
green infrastructure in terms of its quantity, quality and multiple function. Where the
opportunity arises and in accordance with current Green Infrastructure Strategies the
Council will encourage developers to enhance the quality and quantity of green
infrastructure, improve the performance of its functions and create and improve
linkages to and between areas of green infrastructure”.

Platt Fields Park has been enjoyed by residents of this and surrounding wards for over
100 years. William Royle was prominent in mobilising support for the Corporation to
purchase the estate in order to save the park and house for future generations. This
led to the Lord Mayor of Manchester calling a town meeting, at which it was decided
to purchase the estate for public parkland, leading to its purchase in 1908. It is a key
element of the city’s Green Infrastructure.

The body of the park currently enjoys an almost 360° tree-lined skyline with the spire
of Holy Trinity Platt Church as a focal point and the notable exceptions of two groups
on the other side of Wilmslow Road. Of these, the Owens Park Tower in Fallowfield
Campus is threatened with demolition (as it is considered unsuitable for student
accommodation) and the redevelopment of the “Toast Rack” abandoned by MMU at
Hollings Campus has not yet broken ground, although scheduled for a start in 2018.



There is no location on the subject site where the development’s 13-storey tower (or
indeed any building of height in the proposed location) would not be extremely close
to the boundary with the park and be on the same side of Wilmslow Road. The siting
of such a tall building in such a location is contrary to policy (see below) and will cause
significant visual intrusion and harm to the visual amenity of the public from this and
surrounding wards. It will give rise to real harm to foraging wildlife and bats, to trees
in the park and to the secluded nature of that part of the park it borders (including the
intimate Shakespeare Gardens). The noise and light pollution from such a large
number of occupants together with undoubted overspill of activity into the immediate
area will be extremely disruptive.

The harm to trees

The applicant states that measures to safeguard the Root Protection Area (RPA) of
trees in the adjacent Broadleaved Woodland HPI will be implemented during
construction, in line with BS 5837:2012 (British Standard: BS5837) Trees in relation to
design, demolition and construction - recommendations.

While neither the Ecological Appraisal nor the Arboricultural statement outlines what
these measures may be, there is no Construction Logistics Plan from which an
assessment of the long-term effect of root compression on the trees can be made, for
example nor is any consideration given to the long-term quantity and quality given to
both tree within the site and within the neighbouring park. This is of particular concern
not only for the on-site trees to be retained but also for the very substantial and much
valued Sycamores in the park along the northern boundary of the site.

Notwithstanding the lack of a Construction Logistics Plan and the long-term effect on
trees, the applicant already acknowledges the loss of 6 mature trees out of a total of
approximately (some are in groups) 16 mature trees. Such a significant loss will have
a serious effect on the setting of Oakley Villa and public amenity in the park.

What is more and while BS 5837:2012 offers no standards for the amount of sunlight
that trees need, it is noted elsewhere that “a tree in full shade, one that receives two
or fewer hours of sun, may struggle to survive as this small amount of sunlight will
inhibit the photosynthesis process. Some trees tolerate shade well, however many do
not and will grow stunted at best unless they have the correct amount of sun”.

It is thus noted that since the 13-storey tower is in the order of twice the height of the
mature sycamores in the park along the northern boundary of the site and the tower
is so close, at least five of the seven or more than 50% of these trees (together with
the surrounding grass in the park) are at real risk from lack of sunlight.



Further trees/RPA at risk circled in red

As expected for a building of the proposed height of tower, the foundations are to be
piled. For the diameter of piles shown, the weight of piling rig may be as much as 100
tonnes or more, which is a significant threat to root compression.

It is noted that the applicant proposes to ‘cantilever’ foundations above ground and
under tree canopies in at least one instance. However, no allowance is shown for plant
access in this instance, which would be in the tree canopy and damage it.

Similarly and given the close proximity of the villa to the new blocks and the new
blocks to the boundary, the provision of a safe working zone and access to it for heavy
plant would significantly compromise the canopy of trees in the park and loadings in
the Tree Protection Area and/or require downloading from construction traffic on a
one-way system through residentials street and Langley Road — even allowing for
tower crane access and drop-off and working ‘over-hand’ to site boundaries.

The very tight space for site establishment, would put further pressure on the RPA at
the eastern end of the site and place more trees at risk.

Light spillage, habitat loss and the harm to wildlife

The Ecological Appraisal notes at 4.10 that “in addition to the buildings, seven mature
trees were noted as having potential to support roosting bats due to the presence of
PRFs (see Appendix E). Proposed landscaping plans indicate that three trees with bat
roosting potential are to be felled to facilitate the proposed development (BT4, 5 & 7),
and tree pruning works may be required on trees to be retained. Consequently, there
is a risk of causing direct impacts to roosting bats and a loss of bat roost sites. There is
also a risk of indirectly disrupting roosting bats which may be using trees, through



noise, dust and/or artificial external lighting used during both the construction and /
or operational phases of the development.

Three trees with bat roosting potential (BT4, 5 & 7) will require felling to facilitate the
proposed development. Prior to pruning or felling works of any tree with bat roosting
potential (BT1 — 7, see Appendix E), a further in-depth inspection, including an aerial
inspection if necessary, will be required to determine their use by bats”

Thus, bat nesting sites will be felled and more are at risk (see above commentary on
trees). The Ecological Appraisal also notes that much of the bat activity emanates from
the trees on the northern site boundary that are in the park and are thus not in the
developer’s control to remedy or rectify.

The light pollution from the development at night will have a significant detrimental
effect on local residents and users of the park particularly in such an otherwise quiet
and secluded part. The 13-storey tower will blaze with light across the park disrupting
the peaceful enjoyment of the park as well as foraging grounds for local wildlife
(including badgers as noted in the report. The appraisal also notes that light pollution
is a significant issue for bats and will be have a significant effect on mating and nesting
activity (even if bats are re-located in the required manner), which is likely to lead in
reduced diversity and public amenity.

Winter’s afternoon view from the park

As can be seen from the image of the model below, extracted from the Daylight and
Sunlight report written to assess the impact on the adjacent terraces and despite the
reference therein to BRE Report: “Site Layout Planning for Daylight and Sunlight: A
Guide to Good Practice” Second Edition (2011), no account is made for the effect of
trees and the acceptability of living standards within the proposed accommodation
per Core Strategy Policy DM 1.

It can nevertheless be said that the standard of daylight to the accommodation in the
North elevation of the tower will be compromised by the proximity of the valued and
existing trees in the park (or at least for as long as they survive).



No trees assessed (note also the domination of the terraced houses by the proposed development)

Loss of public amenity

It is regrettable that the Place Matters architectural review considers the merits or
otherwise of the proposal in terms of building as singular object in isolation to its
context or impact on the surrounding community and that this is a common failing of
such reviews.

The 13-storey tower looms over the park and especially the very immediate parts of
it in a menacing and intimidating manner in an otherwise tranquil landscape.

Photographic montages provided by the applicant over-emphasise a comparison with
Owens Park Tower at Fallowfield Campus (which is in any event threatened with
demolition) and do so from a distance in an attempt to minimise the impact and place
an inappropriate context of height on the development, which is as a matter of fact,
overwhelmingly low-rise. Nevertheless, the threatened demolition is welcomed,
where neither Owens Park Tower nor the proposal are welcome intruders or an
enhancement of the skyline per policy.



Given the cramped and reduced open area within the site with only pathways and few
if any resting places and an overshadowed and small "Garden Courtyard”, there is
significant risk that the area of the park between the site and the Manchester High
School for Girls will effectively become a ‘back garden’ or playground for the resident
students, who will dominate the space to the detriment of other park users (indeed
this area is cited as both an asset and opportunity in the accompanying Design
Landscape Development).

The harm to the setting of the villa - Oakley Villa is one of the diminishing number of
fine villas for which the area is known. As with all such heritage assets, its setting is as
important as the building itself. Given the recent history of the site, any
redevelopment is an opportunity to maintain and enhance the character of the villa’s
setting and such an opportunity should not be lost. Rather than enhance the setting,
these proposals will dominate the villa both at great height to the northern boundary
and from behind on Langley Road.

In the words of the applicant’s own Heritage Statement, the “original residential villa
of ‘Oakley’ forms the last surviving of a number of large 19th century villas on the
western side of Wilmslow Road as noted by the eminent architectural historian,
Nikolaus Pevsner: “Oakley — a large early c19 Gothic house in its own grounds, one of
the only survivors of a number of large, detached villas of this date in the area”.

“In 1937 a large new extension was proposed to Oakley in order to accommodate
offices and other facilities for the Union [USDAW]. The new extension was designed by
the in-house Co-op architect, W. A. Johnson, and was designed in a simple Moderne
style with subtle Art Deco decoration.”



The Heritage Statement accompanying the application acknowledges that Oakley
Villa, whilst it may or may not be considered of sufficient national interest for listing,
should be considered as a non designated heritage asset.

Setting aside the citation from Pevsner for now and whether the villa should in fact be
considered for inclusion on a local list, the statement cites Historic England’s Advice
Note 7 on Local Heritage Listing (May 2016) and its emphasis, in Paragraph 24, that
local lists are only really effective as a Planning policy tool, “if supported by objective
criteria and both criteria and content have been tested through public consultation.”

But the statement goes on to note in the PPG that, “in some cases, local planning
authorities may also identify non-designated heritage assets as part of the decision-
making process on planning applications”.

It also concedes that “it will be clear from the above appraisal of the building it should
be considered as non designated heritage asset.

Further, the Heritage Statement goes on to note (5.3 Statement of Significance) that
“Platt Fields provides an extended setting to the Site in which short-range views of the
1970s extension and the brick boundary wall can be experienced. However, the wider
park setting does not contribute to the significance of the villa; it is the immediate
‘domestic’ setting of the villa that contributes to its significance [our bold]”.

It also conceded that much of the domestic setting of the villa has been kept and as
such it is clear that the 1937 et al extensions did little harm to that setting (and indeed
have merit in their own right), being in every respect lower than the original and in
keeping with its scale and restrained character.

However, the additional height now proposed along Langley Road (plus a steeply
pitched and high roof) and the really quite monstrous 13-storey tower rising
immediately behind the villa would create a backdrop that in terms of “Table 3:
Criteria for defining the effect and degree of direct and indirect heritage impact” would
“fundamentally compromise the setting of a designated asset” and would be a



“substantially harmful change to the... setting of the identified designated heritage
assets”. As such the proposals would have a Major Adverse Impact, which “should
normally be avoided”. Where we show elsewhere that there is no mitigating public
benefit to the proposals, such harm would necessarily support the reason for refusal
of consent.

Extract from applicant’s own Heritage Statement

The applicant has chosen not to present a view of the proposals of the principal aspect
from Wilmslow Road but we do so here as a montage of two drawings included in the
application. This clearly demonstrates the impact on the setting of Oakley Villa as a
designated heritage asset. Note also the domination of the terraced housing on
Langley Road.



3. The very significant harm to the local community — where City Council housing policy
prioritises the creation and maintenance of stable and sustainable communities in
predominantly family-base accommodation, the presence of a further 440 students in
the area would threaten the local community on Langley Road and the streets behind
with further and unsustainable imbalance from an increasingly transient population.

While the developer characterises the area as ‘student anyway', the consequent blight
on the area would serve only to encourage further degradation and a
consequent increase in HMO in the surrounding streets rather than the decrease
suggested, especially when there are more appropriate locations in the city centre.

The effect of the development on Fallowfield as a sustainable community

The Manchester Sustainable Community Strategy aspires to more balance
communities in which local residents can take pride.

Core Strategy Policy H11 (limiting Houses in Multiple Occupation) also considers that
“a sustainable community must provide opportunities for a mix of households. Within
this mix, families are particularly important because they support a range of local
facilities such as schools and tend to have a greater commitment to the
neighbourhood as they live there longer than other types of households” (Para 9.48:
Policy H11) and further that “the impacts of Policy H11 will be monitored to ensure
that any risk of blight on properties in areas where there are high concentrations of
HMOs is minimised (Para 9.48: Policy H11).

Following a study for Council by Tribal Consulting, Council concluded that a 10%
threshold of Houses in Multiple Occupation would be more appropriate beyond which
the proportion of shared houses (as student households) becomes damaging to a
street or neighbourhood. Council also noted that the proportion of HMO in the
immediate area of this application site is between 70% an 79% and between 80% and
89% as a percentage of total households.

Where the proportion of HMO is already so much higher than the threshold set by
Council, any continuation or indeed increase, of that level would be truly devastating
to what remains of the local community.

Council and local residents are all too well aware of issues of noise and nuisance
created by a preponderance of students in any one area, in all forms of
accommodation. These include late night parties, fast food litter, the demands on local
services and facilities, the annual upheaval and vacated properties for significant
periods in the year — none of which are conducive to the aims of policy and strategy
for stable and sustainable communities and much of which is already prevalent in the
area from both the existing HMO and the Purpose Built Student Accommodation
(PBSA) on the Fallowfield Campus across the Wilmslow Road.

The noise and nuisance from the Fallowfield Campus is already an issue for local
residents and this on a site bound by main roads and thus away from residential



properties. Being at least a little away from family homes, it might possibly be argued
(although residents hardly agree) that the nuisance from Fallowfield Campus as a so-
called “self-contained” campus is less severe but this application would put significant
numbers directly into the local residential community.

Where the applicant suggests that the provision of Purpose-Built Student
Accommodation for so many additional students will draw as many from the HMO
next door, the applicant acknowledges that the demand for PBSA will not yet be met
and that overall numbers of students will continue to rise and continue to outstrip
supply, notwithstanding any temporary effects of COVID.

Further, at double the cost of shared accommodation in HMO the price point offered
by the applicant does not support the contention that the scheme will encourage
anyone, let alone second and third year students, out of HMO. Indeed, there is no
tangible evidence to support the applicant’s claim that this accommodation will
reverse the established student preference for private accommodation shared with
friends in the later undergraduate years.

The unsuitability of the location to Purpose Built Student Accommodation (PBSA)
with respect to decisions at the Executive and Core Strategy Policy H12

Per item 137: Meeting of Executive minutes 9t December 2020, the Council Executive
has decided to endorse the approach set out in a report to Executive - 13 November
2019 - Consideration of Policy H12: Purpose Built Student Accommodation within the
Changing Market Context “to help guide the decision making process in advance of the
review of the Local Plan and request the Planning and Highways Committee take this
approach into material consideration until the Local Plan has been reviewed” [our
bold] and in doing so notes ”in balancing the views of HEI’s, developers, students and
residents, along with current policies and standards, it is considered that the principles
set out in the report to the November Executive remain appropriate as providing the
context for the application of Policy H12.”

The report states that “location is a key factor in ensuring the quality, security,
sustainability and wellbeing benefits of accommodation. As a result, purpose built
student accommodation should be located in the areas immediately adjacent to the
core university areas, principally the Oxford Road Corridor area”. And further to a
number of specific exceptions of which the subject site is not one, “the only exemption
to this within the city would be within the Eastlands Strategic Regeneration Framework
area” [our bold].

The location of the subject site is thus out with of those that are considered suitable
for purpose built student accommodation and as this context for the application of
Core Strategy Policy H12 stands, the application should be refused if only on this basis
alone.

Application of Policy H12 and the criteria for Council support in the context of the
endorsement of the report to Executive (set out at Appendix A of the report) decided
9th December 2020




With respect to the application of Policy H12 in the context of the report to the
Executive, the applicant claims to have satisfied the requirements for Council support
but fails to do so as follows:

1. Where the applicant claims to have satisfied the criteria on both counts of
proximity to University campuses or high frequency bus routes, it fails to do so on
the one hand in the light of the recommendation to only consider sites for PBSA in
specific areas (of which the subject site is not one) and on the other hand, to site
new accommodation in close proximity to the University campuses where “the
suggested revised approach to Purpose Built Student Accommodation will only
consider development of new accommodation in close proximity to the University
campuses, reducing the need to travel, and thus minimising carbon emissions”
(item 7.0: Contributing to a Zero-Carbon City).

2. Where the applicant claims the requirement for “proposed schemes that fall
within [the Oxford Road Corridor] will be expected to take place in the context of
the energy proposals plans as required by Policy EN 5” does not apply as the
subject site is not in the Oxford Road Corridor, it fails to recognise that only those
areas within the Oxford Road Corridor (and other specific exceptions of which the
subject site is not one) are to be considered as suitable.

3. While acknowledging that this would be a high density development, the applicant
fails to recognise that the surrounding area is overwhelmingly low density, two-
storey terraced housing and is thus not “compatible with existing developments
and initiatives” as required.

What is more Core Strategy Policy H6 states 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” [our bold], which of course, this is not.

Further, the included Transport Statement fails to calculate an anticipated travel
demand on the basis that since no car spaces beyond staff, accessible and electric
charging spaces will be provided, none will be needed. Whilst rooms might be
contracted as such, we contend that this is both contradictory and extraordinarily
naive especially in the context of the target second and third year students.

The effect of increased numbers of parking on the amenity for local residents and
their visitors together with ongoing wrangling over policing and complaints will be
significantly damaging.

4. Where the applicant claims to satisfy the requirement for positive regeneration

impact it should be noted that whatever benefits are claimed:

a. “supporting Manchester’s Higher Education offer” Any possible benefits
might be better provided in areas identified by Council as suitable for
purpose built student accommodation,



b.

“providing housing choice and supporting ‘recovery’ of traditional housing
stock” is not guaranteed or adequately evidenced and we have contended
above that the additional numbers will serve only to reinforce the area as
a ‘student area’ to the detriment and even demise of the local community
headed by Langley Road.

Further, the absence of private PBSA built in the area or ‘a strong demand
from students to live in Fallowfield’ is no reason to concentrate yet more
students in this area in the face of council executive direction to the
contrary and to the detriment of the traditional housing stock and
community.

Such a concentration of numbers would indeed exacerbate the issues that
the applicant acknowledges and would indeed be an addition of numbers
rather than a displacement from HMO, as the combination of an
acknowledged and continued failure to meet demand and disparity of price
point between PBSA and HMO suggests.

We have set out above where the scheme would have a significant
detrimental harm and negative regeneration impact on the life and
sustainability of the local community with respect to Policy H11. It does not
offer a mix of uses. It would contribute further to the domination rather
than the support of district or local centres, whilst increasing pressure on
existing neighbourhood services to the detriment of existing residents (as
an additional example, it is also worth noting that the area has significant
issues with low water pressure due at least in part to the burgeoning
(student) population).

These are key regenerative failures of the proposals.

“making efficient use of the land” where the accompanying Commercial
Assessment focuses exclusively on a use as office space and in poor
comparison with predominantly Grade A office space elsewhere in the city
and Salford, the assessment ignores both the potential for refurbishment
and other potential efficient uses of the land.

It is acknowledged that there will be an effect from COVID. Although this is
as yet unknown, there is a great deal of discussion in the marketplace
around decentralised locations closer to the communities they serve,
especially for smaller businesses. Although the property is ‘aged’, it is of a
format in terms of plan depth and structure, which has the potential for
such use and extension, which as noted will return the value f its embodied
carbon.

Where the assessment and application fails to make the case that new
student accommodation is an efficient use of the land, it does however
list the many benefits of the location required for efficient office use and
these might well be turned to other uses such as: work/residential, small



business offices/ start-ups, affordable homes, homes for the elderly,
university/ other institutional admin, smaller scale healthcare, clinics and
dentists either as new build or refurbishment.

“conveying heritage benefit” as noted, the setting of Oakley Villa is as
important as the villa itself and there is substantial harm to its setting with
a 13 storey building on the one hand and an increased-height block on the
other as back drop

"economic and social benefits” the accompanying Economic Impact
Statement outlines potential economic benefits in the Construction and
Operational Phases which are neither unique to this site and might be
better accommodated elsewhere in accordance with Council Executive
direction nor are they proven in terms of Enhancing Housing Choice. There
are other uses that have the potential to provide real economic and social
benefit.

Whilst the Construction Phase impacts might and should better be
accommodated in the city centre and does not therefore add to the sum
total of GVA, jobs and investment, the report similarly acknowledges that
the Operational Phase impacts are “not considered net additional as,
whilst the Proposed Development will increase PBSA capacity, it will not
increase overall number of students accommodated in Manchester”.
Where the Economic Impact Statement set outs the impacts of an
Enhancement in Housing Choice, these are not proven in this location
especially given the relatively expensive accommodation proposed when
in comparison in comparison with the local rental market.

Further, the application offers no balancing social benefit to the significant
harm to the local community. The damaging effects of a preponderance of
any use in any one area or any inappropriate area has been well established
by council (particularly in this case with respect to Policy H11 and the
executive direction for PBSA in the City Centre and Oxford Road Corridor,
which the subject site is not).

Council Core Strategy has established that the subject area either side of
Wilmslow Road has in the order of 60% to 89% of households in student
HMO. Recently published surveys (https://wonkhe.com/blogs/the-start-
of-term-is-not-just-a-problem-for-universities/) indicate that the relevant
M14 6 and M14 7 post codes have a student population in the order of
32,980 or 64% of the total population of the area.




Postcode Area Number of Population| Percentage of
Area M14 km?> student| (2011 census) population
residents who are

2018/19 per students

postcode area
M14 6 East Fallowfield, 2.37 11,195 19,876 56%
North Withington

M14 7 West Fallowfield 1.52 990 13,104 8%
[Total for M14 6 and M14 7 3.89 12,185 32,980 64%|

Thus, the student population is a whopping 56% in M14 6, where of course
the USDAW property is located. This overwhelming over-concentration of
a single group is thus contrary to the aims of Core Strategy SP1 to put the
emphasis “on the creation of neighbourhoods of choice, providing high
quality and diverse housing around district centres” and where “all
development should contribute to the City's aim to create neighbourhoods
where people choose to live and where a good mix of housing and local
services and facilities provides for people of all ages and with differing
needs.”

The impact is felt not just in Fallowfield but affects neighbouring wards.
The truth of the matter is that if the load is not shared to an acceptably low
level, no wards or district centres outside of the city centre or areas such
as Oxford Road Corridor (as identified by Council Executive 9" December
2020) have the services or critical mass of population to absorb the annual
term-time influx at this level nor withstand the annual exodus and empty
streets for the rest of the year.



Even allowing for the 3000 or so students in PBSA on the Fallowfield
campus, the clear implication is that there are 17000 students in M14 6,
who displace residents from an otherwise useful source of affordable
housing stock.

Where the applicant laments the lack of new PBSA in Fallowfield in the last
seven years (ignoring Chancellor’s Court and others to come) and claims
that the student demand for Fallowfield is an inevitability that must be met
by an ever increasing offer of student accommodation, every effort has to
be made to reverse the current trend rather than to encourage any further
increase via this application.

5. Where “proposals should be designed to be safe and secure for their users, and
avoid causing an increase in crime in the surrounding area”, only “consideration”
of the principles of Secured by Design are promised and there is no commitment
to any particular standard (Gold, Silver or Bronze) especially where the number of
lap tops on site is most likely to be considered a ‘honey pot’ for theft.

Further, there are no proposed measures to kerb an increase in the long history of
nuisance from litter in the streets from the use of local fast food outlets. Such a
less-trafficked road as Langley Road is likely to become a magnet for such nuisance
sitting outside of a more managed environment on site.

6. Where “consideration should be given to the design and layout of the student
accommodation and siting of individual uses within the overall development in
relation to adjacent neighbouring uses. The aim is to ensure that there is no
unacceptable effect on residential amenity in the surrounding area through
increased noise, disturbance or impact on the streetscene either from the proposed
development itself or when combined with existing accommodation” and the
applicant alludes to a review by the non-elected “Places Matter”, no consideration
in the design is given to the increased noise and disturbance in that review or the
Planning Statement.

Where the potential for noisy parties and other large gatherings is substantial, the
accompanying Noise Impact Assessment does not address the impact of noise
break out from the development and the effect on local residents.

The assessment of noise break-in relies on desktop calculations and offers no
method of on-site corroboration of the results or the high standard of construction
required to meet the stipulated noise reduction performances.

Notwithstanding the results of the Noise Impact Statement, the noise assessment
allows for only trickle ventilation through the facade whereas the TM59
Overheating Study requires that ventilation panels to the side of every window
must have 40% free area ventilation to avoid overheating, noting that “it should
be checked by others that the ventilation requirements of the Building Regulations
are also met.”



It is also noted that air permeability, which is designed to be low to improve
thermal performance, conflicts with the requirement especially where free air
ventilation is required to achieve Building Regulations standards. The resolution
of such contradictory aspects of the design will compromise the promised
performance of each and/or is likely to be costly and will affect the project
viability and delivery.

With regard to physical size and dominance, the statement that “the eaves line of
the accommodation fronting Langley Road is lower than the current parapet level
of the office accommodation so there will be no perceived height increase at street
level” is disingenuous to the extent that the proposed accommodation extends
higher than the proposed eaves line and that the occupied levels in the existing
facades are significant lower than the existing eaves. The new windows on the
resultant number of floors at modern ceiling heights would dominate the existing
two storey terrace houses with consequent effect on the amenity and privacy of
family homes.

It is also noted that a full two storeys are proposed above those of the existing
terraced houses, that the distance between them is less than the recommended
24m where height is added and that whereas the current offices are empty
outside of the working day, the proposed student residential use will be
occupied 24 hours of day and night (and that ‘active’ occupation is likely to go on
late into the night) giving rise to significant overlooking and consequent loss of
privacy and amenity to the local residents.

The new block on Langley Road dwarfs the existing terraced houses

There is no assessment of the light pollution from the four storey block directly
into the windows of family homes on Langley Road nor from the 13 storeys of
student bedrooms overlooking them (and the park).

Where the occupied levels of the existing buildings step down to two storeys to
the West along Langley Road thus giving relief day and sunlight to almost half of
the houses there, the proposed block remains at four storeys for the whole length.



The design thus fails to address policy, where otherwise “all development should
have regard to the... effects on amenity, including privacy, light, noise, vibration,
air quality, odours, litter, vermin, birds, road safety and traffic generation. This
could also include proposals which would be sensitive to existing environmental
conditions, such as noise” (Core Strategy Policy DM 1 Development Management)

Further, the 13 storey tower contravenes Council Tall Buildings Policy EN 2, where
it is acknowledged that such a tower would be substantially taller than their
neighbourhoods (two storey terrace houses) and

e itdoes not “ensure that [the proposed] tall buildings complement the City's
key existing building assets and make a positive contribution to the
evolution of a unique, attractive and distinctive Manchester, including to
its skyline and approach views”,

e it is not appropriately located as suitable locations are to be “within and
immediately adjacent to the City Centre”,

e whereitis noted in policy that locations “elsewhere within Manchester tall
building development will only be supported where, in addition to the
requirements listed above, it can be shown to play a positive role in a
coordinated place-making approach to a wider area”, no such positive role
has been shown to be the case with regards to the proposed height,

e the height does not “relate more to the local, rather than the City Centre,
urban context” where the local context is overwhelmingly low rise,



e the impact on the local micro-climate has not been “modelled and that
submissions for tall buildings also include appropriate measures to create
an attractive, pedestrian friendly local environment”,

Where reference is made to Owens Park Tower as precedent, it should be noted
that this is a singular high point in the context of the low rise Fallowfield campus
on the other side of Wilmslow Road and is under threat of demolition as being
unsuitable for modern student accommodation.

Similarly, no start has been made on the 2018-scheduled redevelopment of the
“Toast Rack” abandoned by MMU on the former Hollings Campus and as such has
not yet demonstrated that it is viable and deliverable per policy or that it will not
have a “significantly negative impact on the regeneration of an area.”

The proposed tower is more than double the height of the trees in the park on the
northern boundary of the site. As said above, the tower will dominate and
overshadow the grass and trees depriving them of sunlight, breaking the rural
skyline and looming over the park and the Shakespeare Gardens to the detriment
of the amenity of park users coming in from this and surrounding wards.

Where appropriate proposals “should contribute to the re-use of Listed Buildings
and other buildings with a particular heritage value”, the application fails to have
regard for the setting of Oakley Villa, where the existing extensions rise no higher
than the villa and which will be damaged by a 13-storey tower on the one hand
and an increase in height to Langley Road on the other as a backdrop.

There are as we have said, a number of potential uses for the site should USDAW's
relocate and the continued and viable use of the villa does not rely exclusively on
high-density student accommodation.

the restrained and well-mannered existing fagcades

The characterisation of the southern extension as unsightly is a subjective
response to which we disagree. The facades facing Langley Road include fine
brickwork in a modern, even art deco style and all of the facades are balanced and
restrained. The existing additions have been a well-mannered and visually
considerate neighbour to facing properties for several decades.

The applicant acknowledges that there is a risk of damage to the heritage asset by
limiting student access to the villa.



8. Where “consideration should be given to provision and management of waste
disposal facilities, that will ensure that waste is disposed of in accordance with the
waste hierarchy set out in Policy EN 19, within the development at an early stage”
and the waste from the use of fast food outlets continues to be a perennial
problem for local residents, the application makes no provision for.

Where EN19 requires that all developers are:

“to demonstrate the proposal’s consistency with the principles of the waste
hierarchy (prevention, reduction, re-use, recycling/composting, energy recovery,
final disposal)”, the applicant has failed to comply with EN 19 or to provide or
submit:

“a waste management plan to demonstrate how both construction and demolition
waste will be minimised and recycled on site wherever possible and how the
sustainable waste management needs of the end user will be met.” or to:

“Have full regard to the economic and environmental benefits that well designed
and run, waste management facilities can bring to the District, subject to any
conditions required to protect the amenity of existing adjacent users.”

“Promote the development of innovation and technological advancement within
the sustainable waste management industry, aiming to achieve a closed-loop
waste management system.”

“Require waste management practices to have full regard to the environmental,
social and economic impacts of such development and encourage long-term
benefits in improving the environment, the regeneration of areas in need of
investment and co-location with other employment uses where appropriate.”

“Encourage communities to take responsibility for the waste they create through
the provision of accessible facilities.”

The applicant appears to have paid scant attention to the policy, only providing a
rapid hand written pro forma stating the size of the total waste storage area
(without clearly marking them on plans as required or delineating any physical site
provision for refuse collection or periodicity.)

9. Where “developers will be required to demonstrate that there is a need for
additional student accommodation or that they have entered into a formal
agreement with a University, or another provider of higher education, for the
supply of all or some of the bedspaces”, the applicant has not demonstrated that
that need is best met in the subject location for the many reasons herein but
principally for the reason that the best location is in the City Centre or the Oxford
Road Corridor or in certain specific locations (which to repeat, this is not) as
identified by commissioned report to the Executive and endorsed in their meeting
9th December 2020.

Further the “letter of support” from one of the universities falls short of any formal
agreement with an HEI for the supply of all or some of the bedspaces.



10. Where “applicants/developers must demonstrate to the Council that their
proposals for purpose built student accommodation are deliverable”, the applicant
has not shown that the proposals are financially viable especially when the failings
in design and the rectification thereof are to be taken into account.

Nor has any consideration been given to demonstrate how the buildings might be
built safely and without further impact on the locality on a such a constrained site.



To: Robert Griffin <
Cc: Planning <
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ro: Robert Griin <

Dear sir,
| am writing to you to strongly object to the above planning application.

The plans are most inappropriate for the area and if successful will cause major disruption and huge
tension to the local residents.

Over the years we have seen the area change from one with stable family homes providing
neighbourly communities to one with over crowded houses with dug out cellars and transient party-
time residents.

I highlight below some of the issues | foresee;

1. Excessive Population Increase..
450 people in a space meant for 100 max.

2. Excessive Noise Levels...

In addition to the excessive quantity of people, the age of the population leads to unreasonable
noise levels due to constant gatherings and 21st party’s - with doors slamming and doorbells ringing
til 5am in the morning.

3. Traffic/ Parking

Currently local houses often have 6 to 8 students living there, with approximately 50% being car
owners. The streets are currently over filled with cars especially on Cawdor Road where the pizza
delivery drivers park inconsiderately and sometimes dangerously on the corner with Wilmslow
Road.

The new proposal does not provide sufficient parking facilities (less than 10 spaces for 450 people).
Do the planners think it acceptable for the proposed new residents to park outside the current
homeowners homes. This is most inconsiderate and totally unacceptable.

4. Rubbish / Litter
The current refuse collection system is chaotic with huge amounts of rubbish being left by residents
and builders and the random public. We do not need more rubbish or litter in the area.

5. Sustainable Community
We need a more stable population with more families in the area and less student accommodation.
We have over 50% of students in the area already.

6. Lack of Resources...
There are not enough facilities such as doctors and dentists and shops for the current population.

7. Landlord Finances

In general, the rental income from student houses is four times the income paid by family rentals.
Given the lucrative profits from students it is most unlikely that the local houses will be turned back
into family homes.

8) 13 floors is excessive...
The current local housing stock is two story and will be dwarfed by the enormous 13 story tower
block. Also the current building is only used during office hours and is not a 24 inconvenience!

Given the above issues | would ask that the plans be rejected outright.

Yours sincerely






ro: Robert Griin <



for 450 people). Do the planners think it acceptable for the proposed new
residents to park outside the current homeowners homes. This is most
inconsiderate and totally unacceptable.

4. Rubbish / Litter

The current refuse collection system is chaotic with huge amounts of rubbish
being left by residents and builders and the random public. We do not need more
rubbish or litter in the area. Students don't live their long term so they don't care
for the area like a long standing resident would and Manchester City Council
already can't keep on top of the consistently overflowing bins, blocked alley ways
and dirty streets.

5. Sustainable Community
We need a more stable population with more families in the area and less student
accommodation. We have over 50% of students in the area already.

6. Lack of Resources...
There are not enough facilities such as doctors and dentists and shops for the
current population.

7. Landlord Finances

In general, the rental income from student houses is four times the income paid
by family rentals. Given the lucrative profits from students it is most unlikely that
the local houses will be turned back into family homes like the proposal suggests.

8. 13 floors is excessive...

The current local housing stock is two story and will be dwarfed by the enormous
13 story tower block. Also the current building is only used during office hours
and is not a 24 inconvenience!

9. Platt Fields park

| have witnessed this beautiful park go from constant blooms of flowers to
disgusting metal nos canisters often dumped in the car park and all around the
park including the pond which affects the local wildlife.

In good weather the park is already dominated with large student gatherings
playing their own loud music and leaving behind an excessive amount of rubbish
including disposable Bbqgs which kill the grass. It's already intimidating taking my
younger family members there to play. A higher volume of students in the area
will not be healthy for the park.

Given the above issues | would ask that the plans be rejected outright.

Yours Sincerely






ro: Robert Griin <






To: Robert Griffin <
Cc: Planning <



Pianning <

FYI.

Regards

Technical Support Team (Planning)

Planning, Building Control & Licensing

Growth & Development Directorate

Postal address: Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA
Location address: Level 6 Town Hall Extension, Manchester M2 5DB

Tel: 0161 234 4516

Please consider the environment before printing an e-mail.

rrom: [

Sent: 04 February 2021 19:14

To: Planning <[

Subject: 129020/F0O/2020 - Oakley 188 Wilmslow Road
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pranning <

FYI.

Regards

Technical Support Team (Planning)

Planning, Building Control & Licensing

Growth & Development Directorate

Postal address: Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA
Location address: Level 6 Town Hall Extension, Manchester M2 5DB

Tel: 0161 234 4516

Please consider the environment before printing an e-mail.

rrom: [

Sent: 04 February 2021 20:17

To: Planning <

Subject: 129020/F0/2020

Dear Sir/Madam,
| am writing to express my views about the proposed development at OAKLEY VILLA.

My family has lived in the Fallowfield area since 1967 and have certainly seen many changes. As a
family, (my mum is now 94 and living on her own on _) we have experienced the move
from family housing, shops, children playing in the street, pride in our area, to student housing
down every road, parties till all hours, rubbish in the streets and bins left out because they can't be
bothered to put them away. Shops have certainly changed and are obviously more appealing to the
younger generation, focusing on fast food, bars and late night off licences. The families which are left
in the area have to use Sainsbury's supermarket or the shops on Moseley street. Gone are the
individual, independent shops, placing a greater emphasis on larger businesses.

I am not harking back to the good old days, living life through rose tinted spectacles. | understand
progress and change are needed but this development is certainly not a positive change.

Oakley Villa will put a large extra pressure on local services which seem to be overstretched already.
The doctor's surgeries, refuse collection etc will need to have more money spent on them if it is
hoped that they will cope with the extra population. After the first year of students moving in,
students like to stay in the area, an area which is already full of students. This will mean that the
already saturated area will become even worse. Parking will be a greater issue, especially for the
immediate areas. As has been suggested by the developers, the development will free up more
family homes in the area. Unfortunately, having lived here so long, | know that this will not happen
as more students will move towards the rest of Fallowfield.

The area at Oakley Villa will be another very dominant building, encroaching onto Platt Fields, a large
open space encouraging trees, birds and wildlife. Covid-19 has shown us all the importance of easily
accessible open spaces, providing us all with calm, peaceful areas where we can rebalance our minds
and bodies. | am talking about the importance for all parts of our diverse, local population. The tall



building will dominate the area and certainly spoil the skyline, possibly harming the biodiversity of
the area.

Wilmslow Road is certainly a major route into town. However, with the extra students at Oakley Villa,
this will put an even greater need for extra buses along this already congested route. When students
move out after their first year and move on into the local surrounding area, more cars, less parking
spaces.

Fallowfield already has a very unbalanced population and Oakley Villa will certainly not promote a
sustainable neighbourhood. Council policy does state that purpose-built student accommodation

should be located in the areas immediately adjacent to the core university areas, the Oxford Road
corridor. This corridor stops at Hathersage Road which is quite far away from Fallowfield.

| hope my objections to the development will be read and put with the other objections from other
local residents. We feel very strongly against this new development and hope that it will not go
ahead in the future.

Yours faithfully,
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Dear planning department,
| would like to object to this development.

| movedto Fallowfield with my family in 1997 and at this time it was a quiet area with
predominantly family housing. Since then we have seen an exponential increase in student
numbers living in this area, now to the point where it is becoming nearly impossible to live a normal
life. Fallowfield even has the nickname ‘Studentville’ and some of our neighbouring streets are
known as ‘the party streets’.

The growth of Owen'’s Park has lead to Fallowfield village becoming a student nightlife area and
that in turn means that after a year or possibly two in halls, students look to move into Fallowfield
itself. The balance of long term residents to transient students has become far too imbalanced,
which means that we have all kinds of social problems, including with litter, refuse, loud parties
deep into the nights (sometimes seven days a week), outrageous late night street noise, crime
from burglars targeting student houses and drug dealing. | walk my dog in the late evening every
day and it would be an exceptional evening when | either don’'t see one or more drug deals being
carried out or dealers sitting in their cars waiting for the next call. It is more or less ‘drug deliveroo’
all evening. This is no exaggeration.

The idea of another 425 student bedrooms being added to the area is frankly terrifying. The idea
that it will lead to a return of family housing is laughable. Students simply will not pay the high
prices of bespoke student accommodation for the full time of their study when much cheaper HMO
accommodation is available.

Then about to the development itself. As you travel up Oxford Road from Fallowfield, you have the
high rise design of Owen’s Park on your right, but thankfully, lower buildings on your left (West
side). You also have the elegant building that currently is the USDAW site. You then have the
beautiful Platt Fields Park, a haven of light, peace and beautiful trees with interesting and varied
areas. Platt Fields and its gardens benefit from the low rise nature of the buildings neighbouring it.
It is a comfortably well used park. | note that there is very little amenity space panned for this new
development. Presumably that idea is that Platt Fields Park provides this. | am appalled at the idea
of another tower on the other side of the road. It would be almost like announcing here is student
city as you drive south from Rusholme. | would like there to be no tower built here, not more
students in this already saturated area and a use out to this site returns balance to our community
rather than skewing it further. And also the original buildings and amenity space, including trees
retained. His is simply not needed and would be highly detrimental to Fallowfield.

| see no reason for building yet more accommodation for students in this area, with yet more
students partying in ‘Studentville’, yet more crammed buses on the Oxford Road and more stress
on an already over stressed local resident population. | teach at one of the Higher Education
institutions, so | am most definitely not against students. | hugely enjoy my work with them. The
problem is that communities need balance. In fact students cannot live safely and well without a
resident community.

Yours sincerely



Planning <[

ro: Robert Gritin <
0

Technical Support Team (Planning)

Planning, Building Control & Licensing

Growth & Development Directorate

Postal address: Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA
Location address: Level 6 Town Hall Extension, Manchester M2 5DB

Tel: 0161 234 4516

Please consider the environment before printing an e-mail.

rrom: [

Sent: 04 February 2021 21:23

To: planning < - I

Subject: 129020/F0/2020
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1. The harm to the park and the environment — the erection of such tall buildings in
close proximity to trees on the boundary with the park (which are actually in the park
—not on the site) will do irrevocable damage not only to the trees themselves but also
to the visual amenity and enjoyment of the park by the general public. A building such
as the height proposed will necessarily have substantial foundations, which will need
to be built in or through the root ball of these valued mature trees. Not only that but
the sheer bulk of building will block sunlight to the trees themselves and overshadow
the park itself.

The compromise of Green Infrastructure and Core Strategy Policy EN 9

Council Policy states that “new development will be expected to maintain existing
green infrastructure in terms of its quantity, quality and multiple function. Where the
opportunity arises and in accordance with current Green Infrastructure Strategies the
Council will encourage developers to enhance the quality and quantity of green
infrastructure, improve the performance of its functions and create and improve
linkages to and between areas of green infrastructure”.

Platt Fields Park has been enjoyed by residents of this and surrounding wards for over
100 years. William Royle was prominent in mobilising support for the Corporation to
purchase the estate in order to save the park and house for future generations. This
led to the Lord Mayor of Manchester calling a town meeting, at which it was decided
to purchase the estate for public parkland, leading to its purchase in 1908. It is a key
element of the city’s Green Infrastructure.

The body of the park currently enjoys an almost 360° tree-lined skyline with the spire
of Holy Trinity Platt Church as a focal point and the notable exceptions of two groups
on the other side of Wilmslow Road. Of these, the Owens Park Tower in Fallowfield
Campus is threatened with demolition (as it is considered unsuitable for student
accommodation) and the redevelopment of the “Toast Rack” abandoned by MMU at
Hollings Campus has not yet broken ground, although scheduled for a start in 2018.



There is no location on the subject site where the development’s 13-storey tower (or
indeed any building of height in the proposed location) would not be extremely close
to the boundary with the park and be on the same side of Wilmslow Road. The siting
of such a tall building in such a location is contrary to policy (see below) and will cause
significant visual intrusion and harm to the visual amenity of the public from this and
surrounding wards. It will give rise to real harm to foraging wildlife and bats, to trees
in the park and to the secluded nature of that part of the park it borders (including the
intimate Shakespeare Gardens). The noise and light pollution from such a large
number of occupants together with undoubted overspill of activity into the immediate
area will be extremely disruptive.

The harm to trees

The applicant states that measures to safeguard the Root Protection Area (RPA) of
trees in the adjacent Broadleaved Woodland HPI will be implemented during
construction, in line with BS 5837:2012 (British Standard: BS5837) Trees in relation to
design, demolition and construction - recommendations.

While neither the Ecological Appraisal nor the Arboricultural statement outlines what
these measures may be, there is no Construction Logistics Plan from which an
assessment of the long-term effect of root compression on the trees can be made, for
example nor is any consideration given to the long-term quantity and quality given to
both tree within the site and within the neighbouring park. This is of particular concern
not only for the on-site trees to be retained but also for the very substantial and much
valued Sycamores in the park along the northern boundary of the site.

Notwithstanding the lack of a Construction Logistics Plan and the long-term effect on
trees, the applicant already acknowledges the loss of 6 mature trees out of a total of
approximately (some are in groups) 16 mature trees. Such a significant loss will have
a serious effect on the setting of Oakley Villa and public amenity in the park.

What is more and while BS 5837:2012 offers no standards for the amount of sunlight
that trees need, it is noted elsewhere that “a tree in full shade, one that receives two
or fewer hours of sun, may struggle to survive as this small amount of sunlight will
inhibit the photosynthesis process. Some trees tolerate shade well, however many do
not and will grow stunted at best unless they have the correct amount of sun”.

It is thus noted that since the 13-storey tower is in the order of twice the height of the
mature sycamores in the park along the northern boundary of the site and the tower
is so close, at least five of the seven or more than 50% of these trees (together with
the surrounding grass in the park) are at real risk from lack of sunlight.



Further trees/RPA at risk circled in red

As expected for a building of the proposed height of tower, the foundations are to be
piled. For the diameter of piles shown, the weight of piling rig may be as much as 100
tonnes or more, which is a significant threat to root compression.

It is noted that the applicant proposes to ‘cantilever’ foundations above ground and
under tree canopies in at least one instance. However, no allowance is shown for plant
access in this instance, which would be in the tree canopy and damage it.

Similarly and given the close proximity of the villa to the new blocks and the new
blocks to the boundary, the provision of a safe working zone and access to it for heavy
plant would significantly compromise the canopy of trees in the park and loadings in
the Tree Protection Area and/or require downloading from construction traffic on a
one-way system through residentials street and Langley Road — even allowing for
tower crane access and drop-off and working ‘over-hand’ to site boundaries.

The very tight space for site establishment, would put further pressure on the RPA at
the eastern end of the site and place more trees at risk.

Light spillage, habitat loss and the harm to wildlife

The Ecological Appraisal notes at 4.10 that “in addition to the buildings, seven mature
trees were noted as having potential to support roosting bats due to the presence of
PRFs (see Appendix E). Proposed landscaping plans indicate that three trees with bat
roosting potential are to be felled to facilitate the proposed development (BT4, 5 & 7),
and tree pruning works may be required on trees to be retained. Consequently, there
is a risk of causing direct impacts to roosting bats and a loss of bat roost sites. There is
also a risk of indirectly disrupting roosting bats which may be using trees, through



noise, dust and/or artificial external lighting used during both the construction and /
or operational phases of the development.

Three trees with bat roosting potential (BT4, 5 & 7) will require felling to facilitate the
proposed development. Prior to pruning or felling works of any tree with bat roosting
potential (BT1 — 7, see Appendix E), a further in-depth inspection, including an aerial
inspection if necessary, will be required to determine their use by bats”

Thus, bat nesting sites will be felled and more are at risk (see above commentary on
trees). The Ecological Appraisal also notes that much of the bat activity emanates from
the trees on the northern site boundary that are in the park and are thus not in the
developer’s control to remedy or rectify.

The light pollution from the development at night will have a significant detrimental
effect on local residents and users of the park particularly in such an otherwise quiet
and secluded part. The 13-storey tower will blaze with light across the park disrupting
the peaceful enjoyment of the park as well as foraging grounds for local wildlife
(including badgers as noted in the report. The appraisal also notes that light pollution
is a significant issue for bats and will be have a significant effect on mating and nesting
activity (even if bats are re-located in the required manner), which is likely to lead in
reduced diversity and public amenity.

Winter’s afternoon view from the park

As can be seen from the image of the model below, extracted from the Daylight and
Sunlight report written to assess the impact on the adjacent terraces and despite the
reference therein to BRE Report: “Site Layout Planning for Daylight and Sunlight: A
Guide to Good Practice” Second Edition (2011), no account is made for the effect of
trees and the acceptability of living standards within the proposed accommodation
per Core Strategy Policy DM 1.

It can nevertheless be said that the standard of daylight to the accommodation in the
North elevation of the tower will be compromised by the proximity of the valued and
existing trees in the park (or at least for as long as they survive).



No trees assessed (note also the domination of the terraced houses by the proposed development)

Loss of public amenity

It is regrettable that the Place Matters architectural review considers the merits or
otherwise of the proposal in terms of building as singular object in isolation to its
context or impact on the surrounding community and that this is a common failing of
such reviews.

The 13-storey tower looms over the park and especially the very immediate parts of
it in a menacing and intimidating manner in an otherwise tranquil landscape.

Photographic montages provided by the applicant over-emphasise a comparison with
Owens Park Tower at Fallowfield Campus (which is in any event threatened with
demolition) and do so from a distance in an attempt to minimise the impact and place
an inappropriate context of height on the development, which is as a matter of fact,
overwhelmingly low-rise. Nevertheless, the threatened demolition is welcomed,
where neither Owens Park Tower nor the proposal are welcome intruders or an
enhancement of the skyline per policy.



Given the cramped and reduced open area within the site with only pathways and few
if any resting places and an overshadowed and small "Garden Courtyard”, there is
significant risk that the area of the park between the site and the Manchester High
School for Girls will effectively become a ‘back garden’ or playground for the resident
students, who will dominate the space to the detriment of other park users (indeed
this area is cited as both an asset and opportunity in the accompanying Design
Landscape Development).

The harm to the setting of the villa - Oakley Villa is one of the diminishing number of
fine villas for which the area is known. As with all such heritage assets, its setting is as
important as the building itself. Given the recent history of the site, any
redevelopment is an opportunity to maintain and enhance the character of the villa’s
setting and such an opportunity should not be lost. Rather than enhance the setting,
these proposals will dominate the villa both at great height to the northern boundary
and from behind on Langley Road.

In the words of the applicant’s own Heritage Statement, the “original residential villa
of ‘Oakley’ forms the last surviving of a number of large 19th century villas on the
western side of Wilmslow Road as noted by the eminent architectural historian,
Nikolaus Pevsner: “Oakley — a large early c19 Gothic house in its own grounds, one of
the only survivors of a number of large, detached villas of this date in the area”.

“In 1937 a large new extension was proposed to Oakley in order to accommodate
offices and other facilities for the Union [USDAW]. The new extension was designed by
the in-house Co-op architect, W. A. Johnson, and was designed in a simple Moderne
style with subtle Art Deco decoration.”



The Heritage Statement accompanying the application acknowledges that Oakley
Villa, whilst it may or may not be considered of sufficient national interest for listing,
should be considered as a non designated heritage asset.

Setting aside the citation from Pevsner for now and whether the villa should in fact be
considered for inclusion on a local list, the statement cites Historic England’s Advice
Note 7 on Local Heritage Listing (May 2016) and its emphasis, in Paragraph 24, that
local lists are only really effective as a Planning policy tool, “if supported by objective
criteria and both criteria and content have been tested through public consultation.”

But the statement goes on to note in the PPG that, “in some cases, local planning
authorities may also identify non-designated heritage assets as part of the decision-
making process on planning applications”.

It also concedes that “it will be clear from the above appraisal of the building it should
be considered as non designated heritage asset.

Further, the Heritage Statement goes on to note (5.3 Statement of Significance) that
“Platt Fields provides an extended setting to the Site in which short-range views of the
1970s extension and the brick boundary wall can be experienced. However, the wider
park setting does not contribute to the significance of the villa; it is the immediate
‘domestic’ setting of the villa that contributes to its significance [our bold]”.

It also conceded that much of the domestic setting of the villa has been kept and as
such it is clear that the 1937 et al extensions did little harm to that setting (and indeed
have merit in their own right), being in every respect lower than the original and in
keeping with its scale and restrained character.

However, the additional height now proposed along Langley Road (plus a steeply
pitched and high roof) and the really quite monstrous 13-storey tower rising
immediately behind the villa would create a backdrop that in terms of “Table 3:
Criteria for defining the effect and degree of direct and indirect heritage impact” would
“fundamentally compromise the setting of a designated asset” and would be a



“substantially harmful change to the... setting of the identified designated heritage
assets”. As such the proposals would have a Major Adverse Impact, which “should
normally be avoided”. Where we show elsewhere that there is no mitigating public
benefit to the proposals, such harm would necessarily support the reason for refusal
of consent.

Extract from applicant’s own Heritage Statement

The applicant has chosen not to present a view of the proposals of the principal aspect
from Wilmslow Road but we do so here as a montage of two drawings included in the
application. This clearly demonstrates the impact on the setting of Oakley Villa as a
designated heritage asset. Note also the domination of the terraced housing on
Langley Road.



3. The very significant harm to the local community — where City Council housing policy
prioritises the creation and maintenance of stable and sustainable communities in
predominantly family-base accommodation, the presence of a further 440 students in
the area would threaten the local community on Langley Road and the streets behind
with further and unsustainable imbalance from an increasingly transient population.

While the developer characterises the area as ‘student anyway', the consequent blight
on the area would serve only to encourage further degradation and a
consequent increase in HMO in the surrounding streets rather than the decrease
suggested, especially when there are more appropriate locations in the city centre.

The effect of the development on Fallowfield as a sustainable community

The Manchester Sustainable Community Strategy aspires to more balance
communities in which local residents can take pride.

Core Strategy Policy H11 (limiting Houses in Multiple Occupation) also considers that
“a sustainable community must provide opportunities for a mix of households. Within
this mix, families are particularly important because they support a range of local
facilities such as schools and tend to have a greater commitment to the
neighbourhood as they live there longer than other types of households” (Para 9.48:
Policy H11) and further that “the impacts of Policy H11 will be monitored to ensure
that any risk of blight on properties in areas where there are high concentrations of
HMOs is minimised (Para 9.48: Policy H11).

Following a study for Council by Tribal Consulting, Council concluded that a 10%
threshold of Houses in Multiple Occupation would be more appropriate beyond which
the proportion of shared houses (as student households) becomes damaging to a
street or neighbourhood. Council also noted that the proportion of HMO in the
immediate area of this application site is between 70% an 79% and between 80% and
89% as a percentage of total households.

Where the proportion of HMO is already so much higher than the threshold set by
Council, any continuation or indeed increase, of that level would be truly devastating
to what remains of the local community.

Council and local residents are all too well aware of issues of noise and nuisance
created by a preponderance of students in any one area, in all forms of
accommodation. These include late night parties, fast food litter, the demands on local
services and facilities, the annual upheaval and vacated properties for significant
periods in the year — none of which are conducive to the aims of policy and strategy
for stable and sustainable communities and much of which is already prevalent in the
area from both the existing HMO and the Purpose Built Student Accommodation
(PBSA) on the Fallowfield Campus across the Wilmslow Road.

The noise and nuisance from the Fallowfield Campus is already an issue for local
residents and this on a site bound by main roads and thus away from residential



properties. Being at least a little away from family homes, it might possibly be argued
(although residents hardly agree) that the nuisance from Fallowfield Campus as a so-
called “self-contained” campus is less severe but this application would put significant
numbers directly into the local residential community.

Where the applicant suggests that the provision of Purpose-Built Student
Accommodation for so many additional students will draw as many from the HMO
next door, the applicant acknowledges that the demand for PBSA will not yet be met
and that overall numbers of students will continue to rise and continue to outstrip
supply, notwithstanding any temporary effects of COVID.

Further, at double the cost of shared accommodation in HMO the price point offered
by the applicant does not support the contention that the scheme will encourage
anyone, let alone second and third year students, out of HMO. Indeed, there is no
tangible evidence to support the applicant’s claim that this accommodation will
reverse the established student preference for private accommodation shared with
friends in the later undergraduate years.

The unsuitability of the location to Purpose Built Student Accommodation (PBSA)
with respect to decisions at the Executive and Core Strategy Policy H12

Per item 137: Meeting of Executive minutes 9t December 2020, the Council Executive
has decided to endorse the approach set out in a report to Executive - 13 November
2019 - Consideration of Policy H12: Purpose Built Student Accommodation within the
Changing Market Context “to help guide the decision making process in advance of the
review of the Local Plan and request the Planning and Highways Committee take this
approach into material consideration until the Local Plan has been reviewed” [our
bold] and in doing so notes ”in balancing the views of HEI’s, developers, students and
residents, along with current policies and standards, it is considered that the principles
set out in the report to the November Executive remain appropriate as providing the
context for the application of Policy H12.”

The report states that “location is a key factor in ensuring the quality, security,
sustainability and wellbeing benefits of accommodation. As a result, purpose built
student accommodation should be located in the areas immediately adjacent to the
core university areas, principally the Oxford Road Corridor area”. And further to a
number of specific exceptions of which the subject site is not one, “the only exemption
to this within the city would be within the Eastlands Strategic Regeneration Framework
area” [our bold].

The location of the subject site is thus out with of those that are considered suitable
for purpose built student accommodation and as this context for the application of
Core Strategy Policy H12 stands, the application should be refused if only on this basis
alone.

Application of Policy H12 and the criteria for Council support in the context of the
endorsement of the report to Executive (set out at Appendix A of the report) decided
9th December 2020




With respect to the application of Policy H12 in the context of the report to the
Executive, the applicant claims to have satisfied the requirements for Council support
but fails to do so as follows:

1. Where the applicant claims to have satisfied the criteria on both counts of
proximity to University campuses or high frequency bus routes, it fails to do so on
the one hand in the light of the recommendation to only consider sites for PBSA in
specific areas (of which the subject site is not one) and on the other hand, to site
new accommodation in close proximity to the University campuses where “the
suggested revised approach to Purpose Built Student Accommodation will only
consider development of new accommodation in close proximity to the University
campuses, reducing the need to travel, and thus minimising carbon emissions”
(item 7.0: Contributing to a Zero-Carbon City).

2. Where the applicant claims the requirement for “proposed schemes that fall
within [the Oxford Road Corridor] will be expected to take place in the context of
the energy proposals plans as required by Policy EN 5” does not apply as the
subject site is not in the Oxford Road Corridor, it fails to recognise that only those
areas within the Oxford Road Corridor (and other specific exceptions of which the
subject site is not one) are to be considered as suitable.

3. While acknowledging that this would be a high density development, the applicant
fails to recognise that the surrounding area is overwhelmingly low density, two-
storey terraced housing and is thus not “compatible with existing developments
and initiatives” as required.

What is more Core Strategy Policy H6 states 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” [our bold], which of course, this is not.

Further, the included Transport Statement fails to calculate an anticipated travel
demand on the basis that since no car spaces beyond staff, accessible and electric
charging spaces will be provided, none will be needed. Whilst rooms might be
contracted as such, we contend that this is both contradictory and extraordinarily
naive especially in the context of the target second and third year students.

The effect of increased numbers of parking on the amenity for local residents and
their visitors together with ongoing wrangling over policing and complaints will be
significantly damaging.

4. Where the applicant claims to satisfy the requirement for positive regeneration

impact it should be noted that whatever benefits are claimed:

a. “supporting Manchester’s Higher Education offer” Any possible benefits
might be better provided in areas identified by Council as suitable for
purpose built student accommodation,



b.

“providing housing choice and supporting ‘recovery’ of traditional housing
stock” is not guaranteed or adequately evidenced and we have contended
above that the additional numbers will serve only to reinforce the area as
a ‘student area’ to the detriment and even demise of the local community
headed by Langley Road.

Further, the absence of private PBSA built in the area or ‘a strong demand
from students to live in Fallowfield’ is no reason to concentrate yet more
students in this area in the face of council executive direction to the
contrary and to the detriment of the traditional housing stock and
community.

Such a concentration of numbers would indeed exacerbate the issues that
the applicant acknowledges and would indeed be an addition of numbers
rather than a displacement from HMO, as the combination of an
acknowledged and continued failure to meet demand and disparity of price
point between PBSA and HMO suggests.

We have set out above where the scheme would have a significant
detrimental harm and negative regeneration impact on the life and
sustainability of the local community with respect to Policy H11. It does not
offer a mix of uses. It would contribute further to the domination rather
than the support of district or local centres, whilst increasing pressure on
existing neighbourhood services to the detriment of existing residents (as
an additional example, it is also worth noting that the area has significant
issues with low water pressure due at least in part to the burgeoning
(student) population).

These are key regenerative failures of the proposals.

“making efficient use of the land” where the accompanying Commercial
Assessment focuses exclusively on a use as office space and in poor
comparison with predominantly Grade A office space elsewhere in the city
and Salford, the assessment ignores both the potential for refurbishment
and other potential efficient uses of the land.

It is acknowledged that there will be an effect from COVID. Although this is
as yet unknown, there is a great deal of discussion in the marketplace
around decentralised locations closer to the communities they serve,
especially for smaller businesses. Although the property is ‘aged’, it is of a
format in terms of plan depth and structure, which has the potential for
such use and extension, which as noted will return the value f its embodied
carbon.

Where the assessment and application fails to make the case that new
student accommodation is an efficient use of the land, it does however
list the many benefits of the location required for efficient office use and
these might well be turned to other uses such as: work/residential, small



business offices/ start-ups, affordable homes, homes for the elderly,
university/ other institutional admin, smaller scale healthcare, clinics and
dentists either as new build or refurbishment.

“conveying heritage benefit” as noted, the setting of Oakley Villa is as
important as the villa itself and there is substantial harm to its setting with
a 13 storey building on the one hand and an increased-height block on the
other as back drop

"economic and social benefits” the accompanying Economic Impact
Statement outlines potential economic benefits in the Construction and
Operational Phases which are neither unique to this site and might be
better accommodated elsewhere in accordance with Council Executive
direction nor are they proven in terms of Enhancing Housing Choice. There
are other uses that have the potential to provide real economic and social
benefit.

Whilst the Construction Phase impacts might and should better be
accommodated in the city centre and does not therefore add to the sum
total of GVA, jobs and investment, the report similarly acknowledges that
the Operational Phase impacts are “not considered net additional as,
whilst the Proposed Development will increase PBSA capacity, it will not
increase overall number of students accommodated in Manchester”.
Where the Economic Impact Statement set outs the impacts of an
Enhancement in Housing Choice, these are not proven in this location
especially given the relatively expensive accommodation proposed when
in comparison in comparison with the local rental market.

Further, the application offers no balancing social benefit to the significant
harm to the local community. The damaging effects of a preponderance of
any use in any one area or any inappropriate area has been well established
by council (particularly in this case with respect to Policy H11 and the
executive direction for PBSA in the City Centre and Oxford Road Corridor,
which the subject site is not).

Council Core Strategy has established that the subject area either side of
Wilmslow Road has in the order of 60% to 89% of households in student
HMO. Recently published surveys (https://wonkhe.com/blogs/the-start-
of-term-is-not-just-a-problem-for-universities/) indicate that the relevant
M14 6 and M14 7 post codes have a student population in the order of
32,980 or 64% of the total population of the area.




Postcode Area Number of Population| Percentage of
Area M14 km?> student| (2011 census) population
residents who are

2018/19 per students

postcode area
M14 6 East Fallowfield, 2.37 11,195 19,876 56%
North Withington

M14 7 West Fallowfield 1.52 990 13,104 8%
[Total for M14 6 and M14 7 3.89 12,185 32,980 64%|

Thus, the student population is a whopping 56% in M14 6, where of course
the USDAW property is located. This overwhelming over-concentration of
a single group is thus contrary to the aims of Core Strategy SP1 to put the
emphasis “on the creation of neighbourhoods of choice, providing high
quality and diverse housing around district centres” and where “all
development should contribute to the City's aim to create neighbourhoods
where people choose to live and where a good mix of housing and local
services and facilities provides for people of all ages and with differing
needs.”

The impact is felt not just in Fallowfield but affects neighbouring wards.
The truth of the matter is that if the load is not shared to an acceptably low
level, no wards or district centres outside of the city centre or areas such
as Oxford Road Corridor (as identified by Council Executive 9" December
2020) have the services or critical mass of population to absorb the annual
term-time influx at this level nor withstand the annual exodus and empty
streets for the rest of the year.



Even allowing for the 3000 or so students in PBSA on the Fallowfield
campus, the clear implication is that there are 17000 students in M14 6,
who displace residents from an otherwise useful source of affordable
housing stock.

Where the applicant laments the lack of new PBSA in Fallowfield in the last
seven years (ignoring Chancellor’s Court and others to come) and claims
that the student demand for Fallowfield is an inevitability that must be met
by an ever increasing offer of student accommodation, every effort has to
be made to reverse the current trend rather than to encourage any further
increase via this application.

5. Where “proposals should be designed to be safe and secure for their users, and
avoid causing an increase in crime in the surrounding area”, only “consideration”
of the principles of Secured by Design are promised and there is no commitment
to any particular standard (Gold, Silver or Bronze) especially where the number of
lap tops on site is most likely to be considered a ‘honey pot’ for theft.

Further, there are no proposed measures to kerb an increase in the long history of
nuisance from litter in the streets from the use of local fast food outlets. Such a
less-trafficked road as Langley Road is likely to become a magnet for such nuisance
sitting outside of a more managed environment on site.

6. Where “consideration should be given to the design and layout of the student
accommodation and siting of individual uses within the overall development in
relation to adjacent neighbouring uses. The aim is to ensure that there is no
unacceptable effect on residential amenity in the surrounding area through
increased noise, disturbance or impact on the streetscene either from the proposed
development itself or when combined with existing accommodation” and the
applicant alludes to a review by the non-elected “Places Matter”, no consideration
in the design is given to the increased noise and disturbance in that review or the
Planning Statement.

Where the potential for noisy parties and other large gatherings is substantial, the
accompanying Noise Impact Assessment does not address the impact of noise
break out from the development and the effect on local residents.

The assessment of noise break-in relies on desktop calculations and offers no
method of on-site corroboration of the results or the high standard of construction
required to meet the stipulated noise reduction performances.

Notwithstanding the results of the Noise Impact Statement, the noise assessment
allows for only trickle ventilation through the facade whereas the TM59
Overheating Study requires that ventilation panels to the side of every window
must have 40% free area ventilation to avoid overheating, noting that “it should
be checked by others that the ventilation requirements of the Building Regulations
are also met.”



It is also noted that air permeability, which is designed to be low to improve
thermal performance, conflicts with the requirement especially where free air
ventilation is required to achieve Building Regulations standards. The resolution
of such contradictory aspects of the design will compromise the promised
performance of each and/or is likely to be costly and will affect the project
viability and delivery.

With regard to physical size and dominance, the statement that “the eaves line of
the accommodation fronting Langley Road is lower than the current parapet level
of the office accommodation so there will be no perceived height increase at street
level” is disingenuous to the extent that the proposed accommodation extends
higher than the proposed eaves line and that the occupied levels in the existing
facades are significant lower than the existing eaves. The new windows on the
resultant number of floors at modern ceiling heights would dominate the existing
two storey terrace houses with consequent effect on the amenity and privacy of
family homes.

It is also noted that a full two storeys are proposed above those of the existing
terraced houses, that the distance between them is less than the recommended
24m where height is added and that whereas the current offices are empty
outside of the working day, the proposed student residential use will be
occupied 24 hours of day and night (and that ‘active’ occupation is likely to go on
late into the night) giving rise to significant overlooking and consequent loss of
privacy and amenity to the local residents.

The new block on Langley Road dwarfs the existing terraced houses

There is no assessment of the light pollution from the four storey block directly
into the windows of family homes on Langley Road nor from the 13 storeys of
student bedrooms overlooking them (and the park).

Where the occupied levels of the existing buildings step down to two storeys to
the West along Langley Road thus giving relief day and sunlight to almost half of
the houses there, the proposed block remains at four storeys for the whole length.



The design thus fails to address policy, where otherwise “all development should
have regard to the... effects on amenity, including privacy, light, noise, vibration,
air quality, odours, litter, vermin, birds, road safety and traffic generation. This
could also include proposals which would be sensitive to existing environmental
conditions, such as noise” (Core Strategy Policy DM 1 Development Management)

Further, the 13 storey tower contravenes Council Tall Buildings Policy EN 2, where
it is acknowledged that such a tower would be substantially taller than their
neighbourhoods (two storey terrace houses) and

e itdoes not “ensure that [the proposed] tall buildings complement the City's
key existing building assets and make a positive contribution to the
evolution of a unique, attractive and distinctive Manchester, including to
its skyline and approach views”,

e it is not appropriately located as suitable locations are to be “within and
immediately adjacent to the City Centre”,

e whereitis noted in policy that locations “elsewhere within Manchester tall
building development will only be supported where, in addition to the
requirements listed above, it can be shown to play a positive role in a
coordinated place-making approach to a wider area”, no such positive role
has been shown to be the case with regards to the proposed height,

e the height does not “relate more to the local, rather than the City Centre,
urban context” where the local context is overwhelmingly low rise,



e the impact on the local micro-climate has not been “modelled and that
submissions for tall buildings also include appropriate measures to create
an attractive, pedestrian friendly local environment”,

Where reference is made to Owens Park Tower as precedent, it should be noted
that this is a singular high point in the context of the low rise Fallowfield campus
on the other side of Wilmslow Road and is under threat of demolition as being
unsuitable for modern student accommodation.

Similarly, no start has been made on the 2018-scheduled redevelopment of the
“Toast Rack” abandoned by MMU on the former Hollings Campus and as such has
not yet demonstrated that it is viable and deliverable per policy or that it will not
have a “significantly negative impact on the regeneration of an area.”

The proposed tower is more than double the height of the trees in the park on the
northern boundary of the site. As said above, the tower will dominate and
overshadow the grass and trees depriving them of sunlight, breaking the rural
skyline and looming over the park and the Shakespeare Gardens to the detriment
of the amenity of park users coming in from this and surrounding wards.

Where appropriate proposals “should contribute to the re-use of Listed Buildings
and other buildings with a particular heritage value”, the application fails to have
regard for the setting of Oakley Villa, where the existing extensions rise no higher
than the villa and which will be damaged by a 13-storey tower on the one hand
and an increase in height to Langley Road on the other as a backdrop.

There are as we have said, a number of potential uses for the site should USDAW's
relocate and the continued and viable use of the villa does not rely exclusively on
high-density student accommodation.

the restrained and well-mannered existing fagcades

The characterisation of the southern extension as unsightly is a subjective
response to which we disagree. The facades facing Langley Road include fine
brickwork in a modern, even art deco style and all of the facades are balanced and
restrained. The existing additions have been a well-mannered and visually
considerate neighbour to facing properties for several decades.

The applicant acknowledges that there is a risk of damage to the heritage asset by
limiting student access to the villa.



8. Where “consideration should be given to provision and management of waste
disposal facilities, that will ensure that waste is disposed of in accordance with the
waste hierarchy set out in Policy EN 19, within the development at an early stage”
and the waste from the use of fast food outlets continues to be a perennial
problem for local residents, the application makes no provision for.

Where EN19 requires that all developers are:

“to demonstrate the proposal’s consistency with the principles of the waste
hierarchy (prevention, reduction, re-use, recycling/composting, energy recovery,
final disposal)”, the applicant has failed to comply with EN 19 or to provide or
submit:

“a waste management plan to demonstrate how both construction and demolition
waste will be minimised and recycled on site wherever possible and how the
sustainable waste management needs of the end user will be met.” or to:

“Have full regard to the economic and environmental benefits that well designed
and run, waste management facilities can bring to the District, subject to any
conditions required to protect the amenity of existing adjacent users.”

“Promote the development of innovation and technological advancement within
the sustainable waste management industry, aiming to achieve a closed-loop
waste management system.”

“Require waste management practices to have full regard to the environmental,
social and economic impacts of such development and encourage long-term
benefits in improving the environment, the regeneration of areas in need of
investment and co-location with other employment uses where appropriate.”

“Encourage communities to take responsibility for the waste they create through
the provision of accessible facilities.”

The applicant appears to have paid scant attention to the policy, only providing a
rapid hand written pro forma stating the size of the total waste storage area
(without clearly marking them on plans as required or delineating any physical site
provision for refuse collection or periodicity.)

9. Where “developers will be required to demonstrate that there is a need for
additional student accommodation or that they have entered into a formal
agreement with a University, or another provider of higher education, for the
supply of all or some of the bedspaces”, the applicant has not demonstrated that
that need is best met in the subject location for the many reasons herein but
principally for the reason that the best location is in the City Centre or the Oxford
Road Corridor or in certain specific locations (which to repeat, this is not) as
identified by commissioned report to the Executive and endorsed in their meeting
9th December 2020.

Further the “letter of support” from one of the universities falls short of any formal
agreement with an HEI for the supply of all or some of the bedspaces.



10. Where “applicants/developers must demonstrate to the Council that their
proposals for purpose built student accommodation are deliverable”, the applicant
has not shown that the proposals are financially viable especially when the failings
in design and the rectification thereof are to be taken into account.

Nor has any consideration been given to demonstrate how the buildings might be
built safely and without further impact on the locality on a such a constrained site.
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Tel: 0161 234 4516
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Subject: Objection to student accommodation
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2 February 2021

Manchester City Councll

FPLANNING AND
EUILDING CONTROL

Ms Julie Roscoe 05 FEB 2021

Director of Planning, Building Control & Licensing
Level 6 - Town Hall Extension

PO Box 532

Manchester M60 2LA

Dear Ms Roscoe

OAKLEY VILLA : PLANNING APPLICATION REF 129020/FO/2020

| have lived In Victoria Park and Fallowfield for over 45 years and am writing to
object to the Proposals contained in the above Planning Application submitted by
Watkins Jones.

My principal objections are that there will be damage

to the Park and the Environment:

o}
o}

o}
o}

o}

o

The 13 storey tower block overpowers the park and users

Trees will be lost to the development both by removal to allow the
construction works and by damage during the piling & construction works
There will be an increase In litter

There Is very little amenity space on the USDAW site and students will
undoubtedly spill out into the park spoiling the quiet ambience

There would be significant light pollution affecting the wide range of wild Iife
supported by the park

There will be significant noise poliution

to the Villa Setting:

o

o

The Langley Road Block and the brutal 13 storey tower block create a
backdrop that would have major adverse effect on the existing villa
The development contravenes the Council’s Tall Bulldings Policy

to the Local Community:

(o]

The development of Purpose Built Student Accommodation (PBSA) already
existing in Fallowfield has seriously affected viability and sustainability of our
community

The proposed additional PSBA will not improve our neighbourhood

The applicants claim that the proposed development will encourage
students to move away from HMOs is unlikely to occur The high rental
price will deter potential tenants

There are already enormous problems of noise, anti-social behaviour, crime
and overburdening of services that will be further aggravated

Already more than half of the local population are students, to add to them
will drive further families away inflicting further damage to the resident
community

There sems to be a belief held by Manchester University and students
generally that Fallowfield is “their campus” and the addition of a further
PBSA will only perpetuate this incorrect view

The proposed development looms over the two storey terraces on Langley
Road, impacting on their privacy, quiet and quality of life



o What social benefit will the development bring? There is no nett increase In
GVA, jobs or investment

Access, parking, servicing, traffic generation etc:

o There 1s Inadequate parking planned within the development and limited on
street parking This will be a serious nuisance to local residents

o At the start of term an additional 425 students will arrive over a very short
period each with a parent/s and a delivery vehicle how will traffic

management be managed?
o There i1s already gridlock when Owens Park opens up at start of term

o Access to and from Langley Road and on to Wilmslow Road is not easy
now, In that it requires crossing a dedicated bus lane which Is usually very
busy The additional traffic generated by the proposed development wil
have an adverse effect on traffic management requirements and highway
safety

o There Is already the large “student” bus stop right outside the site, during
term time the students already here require marshals to control numbers, a
further 425 will only compound the 1ssue

In conclusion the proposed development should be reconsidered, The impact of the
additional student numbers on the local community and relevant services will be
difficult to sustain

| ask you to refuse approval of this application and to explore alternatives which
could be more acceptable

Yours sincerely




ro: Robert Griin <






ro: Robert Griin <






To: Robert Griffin <
Cc: Planning <

]




now consist almost entirely of student HMOs, with long term (council tax paying)
residents being forced to leave their homes of many years because of the mess, noise
and anti social behaviour created by the students, whose numbers have increased year
upon year. The expansion of the Owens Park residence (directly opposite the proposed
site) has already massively increased the student numbers and exacerbated this
problem.

Secondly, the proposed site is directly next to Platt Fields public park, which is used
daily by joggers, dog walkers and local families. With this development, offering few
amenities and very little outside space of its own, the park will inevitably become a
playground for these surplus students, who, en masse, have historically shown little
regard for their surroundings or neighbours.

There appears to be no car parking provisions for these 425 students, with Watkin
Jones citing their ‘green credentials’ as a reason. This is clearly inadequate and of
course means there will be a large number of cars taking up resident’s spaces on the
surrounding streets. It seems to me they want to cram as many rooms into the site as
possible, proposing a 13 storey tower with little or no communal space provided and
charge a premium for the privilege. Encouraging the students to use the park and local
surrounding space as their own.

We moved to the area a few years ago and were actually looking forward to being a
part of the vibrant and diverse community Fallowfield promised, students included. As
a composer and touring musician | was quite used to late nights and rowdy get
togethers. Nothing could have prepared us for this, we had no idea how over run and
overwhelmed with students it had become, there is a massive imbalance here which
has caused a lot of anger with local residents, some of whom have been here for over
30 years and seen it being driven down by the universities and their insistence on
putting more and more students in this very small area, making Fallowfield effectively
a huge, unofficial (and unpaid for) halls of residence, this proposal for an extra 425
students cannot and must not be allowed, it will be the last straw for many people
here.

The pandemic has affected my work enormously and |, like many others, have seen a
massive drop in income this last year. It infuriates me that as permanent Fallowfield
residents we're having to make big sacrifices just to pay our council taxes, which is
then spent on clearing up after the 11°000 plus students (that's just in the M14 6
postcode), none of whom pay anything to the council at all, yet seem to believe it's
‘their area’ and we shouldn't be living here.

This community is in desperate need of rebalancing, we need to encourage families
and young professionals to the area, not more students. The developers should
urgently reconsider this and either scrap the idea entirely or completely re design their
proposals to assist the council in their core strategy of creating a balanced community.

Yours faithfully,






ro: Robert Griin <




ro: Robert Griin <
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Technical Support Team (Planning)

Planning, Building Control & Licensing
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Sent: 11 February 2021 14:51

To: Planning <

Subject: Planning ref no: 129020/F0/2020
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Regards

Technical Support Team (Planning)

Planning, Building Control & Licensing

Growth & Development Directorate

Postal address: Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA
Location address: Level 6 Town Hall Extension, Manchester M2 5DB

Tel: 0161 234 4516

Please consider the environment before printing an e-mail.

rrom: [

Sent: 11 February 2021 14:52

To: Planning <

Subject: Ref no:- 129020/F0/2020
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Pranning <

Regards

Technical Support Team (Planning)

Planning, Building Control & Licensing

Growth & Development Directorate

Postal address: Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA
Location address: Level 6 Town Hall Extension, Manchester M2 5DB

Tel: 0161 234 4516

Please consider the environment before printing an e-mail.

rrom: [

Sent: 11 February 2021 23:47

Subject: 129020/F0/2020 188 wilmslow road OBJECTION

hello
i am writing to object to the planning for oakley planning and USDAW planning in fallowfield.

we object because we are families living in family who are suffering from the noise pollution from
students.

these large flats buildings are blocking views and ruining our family locations.

we fully object to these planning permissions.
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ro: Robert Griin <



ro: Robert Griin <






pianning <

Regards

Technical Support Team (Planning)

Planning, Building Control & Licensing

Growth & Development Directorate

Postal address: Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA
Location address: Level 6 Town Hall Extension, Manchester M2 5DB

Tel: 0161 234 4516

Please consider the environment before printing an e-mail.

rrom: [

Sent: 10 February 2021 10:54

To: Planning <

Subject: Objection: 129020/F0/2020



damage to deep tree roots. This is a community that cares very deeply for it trees and parks, with
local groups of tree wardens offering their own time free for no pay to take care of trees in local
spaces! How dare you consider harming such a caring community? What is already an extremely busy
road will have the added pressure of students cars, with added noise and danger. As | have already
stated, this is a FAMILY AREA, and increasing the numbers of cars and young drivers is also a very
worrying product of this proposal. Purpose built student accommodation is meant to be in proximity
to the core university campus, a 20 minute walk away. This is not the case for this proposed planning,
with the Oxford corridor stopping officially at Hathersage road.

| am most concerned about the quality of this community, and what effect such an influx of students
will have. The strain this will place of shops and local amenities, the shift we will see from local shops
and libraries, to pubs and takeaway food dominated retail in the area, and the safety of children and
the elderly in the area are what worry me most. This proposed planning is an insult to a beautiful
area of Manchester that has already had to deal with careless planning, leading to partial destruction
of the neighbourhood and the quality of life it deserves. Do not allow this to be degraded further. |
am so disgusted by this proposal, and this community will fight it.

Best wishes
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pianning <

Regards

Technical Support Team (Planning)

Planning, Building Control & Licensing

Growth & Development Directorate

Postal address: Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA
Location address: Level 6 Town Hall Extension, Manchester M2 5DB

Tel: 0161 234 4516

Please consider the environment before printing an e-mail.

rrom: [

Sent: 21 February 2021 16:46

To: Planning <

Subject: Oakley Villa - 188 Wilmslow Road
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ro: Robert Griin <



pianning <

Regards

Technical Support Team (Planning)

Planning, Building Control & Licensing

Growth & Development Directorate

Postal address: Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA
Location address: Level 6 Town Hall Extension, Manchester M2 5DB

Tel: 0161 234 4516

Please consider the environment before printing an e-mail.

rrom: [

Sent: 14 June 2021 15:28

To: Planning <

Subject: Planning reference 129020/F0/2020
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Pranning <

Regards

Technical Support Team (Planning)

Planning, Building Control & Licensing

Growth & Development Directorate

Postal address: Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA
Location address: Level 6 Town Hall Extension, Manchester M2 5DB

Tel: 0161 234 4516

Please consider the environment before printing an e-mail.

rrom: [

Sent: 22 June 2021 14:24

To: Planning <

Subject: Proposed student development overlooking Platt fields
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