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1. Introduction

1.1 This Statement of Consultation accompanies an application for Full Planning Permission and
Demolition within a Conservation Area, submitted to Manchester City Council (MCC) by Manchester
Life Strategic Development Company 2 Limited (the ‘Applicant’, hereby referred to as ‘Manchester
Life’), in respect of land bounded by Poland Street to the west, Jersey Street to the south, the City
Court Trading Estate to the north, and a surface car park to the east within Ancoats.

1.2 The proposed residential-led development comprises 118 dwellings (Use Class C3), 581.87 sq. m.
commercial floorspace (Use Classes E(a), (c), (g)(i)) and ancillary amenity space within an 8 storey
building, alongside car and cycle parking provision, hard and soft landscaping, access and servicing and
other associated works (the “Proposed Development”).

1.3 This Statement sets out in detail the pre-application consultation that has been undertaken, the
feedback received and how that has been considered and addressed within the final proposals, where

appropriate.

14 The following documents have been included within this report as evidence to support the statements
that have been made:

e Site Location Plan (Appendix 1);

e Ancoats and New Islington Strategic Consultation Summary (Appendix 2);
e Consultation boundary (Appendix 3);

e Consultation leaflets (Appendix 4); and

e Consultation web pages (Appendix 5);

The Site

15 The Site is bounded by Poland Street to the west, Jersey Street to the south, the City Court Trading
Estate to the north, and a surface car park to the east. The Site boundary extends to 0.24 hectares. A
location plan is enclosed with this letter within Appendix 1 for the purposes of identification.

1.6 The Site’s current use is a low-quality surface car park and comprises predominantly hard standing.
Modern industrial units lie to the north and west of the Site. The Rochdale Canal is located 0.1km
south of the Site.

1.7 There are a number of level changes across the Site, which is bordered by a wall, sparse vegetation
and security fencing. The Site can be accessed by pedestrians and vehicles via Jersey Street.

1.8 The Site is located within the Ancoats Conservation Area; however, the quality is degraded in this part
of the conservation area. The nearest Listed Building to the development Site is the Grade II* Listed
Beehive Mill, located approximately 121.9m to the west of the Site.

1.9 The Site is located within Flood Zone 1, which means that there is less than 0.1% chance of flooding

per annum. It falls within a Critical Drainage Area as prescribed by the Manchester, Salford and
Trafford Strategic Flood Risk Assessment.
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1.10

111

1.12

1.13

The Site is within the administrative boundary of Manchester City Council. The Manchester Core
Strategy was adopted in July 2012 and is the key, overarching Development Plan Document.

The Site is located within the Ancoats and New Islington area. The regeneration and development that
has taken place so far has been guided by the Ancoats and New Islington Development Framework,
which was originally endorsed by Manchester City Council in October 2014.

In July 2020, Manchester City Council endorsed a refreshed Neighbourhood Development Framework
which focused on the Poland Street Zone in Ancoats (within which the Site is located) and was
prepared to ensure future development preserved the character of the area whilst meeting future
housing, sustainability and community needs. The 2020 Neighbourhood Development Framework
states that the Poland Street Zone will be a welcoming residential area with a range and mix of
accommodation befitting a neighbourhood of choice. It will be a low car use area with high levels of
cycle parking.

A full summary of the Site context is set out in the Planning Statement (incorporating Green & Blue
Infrastructure Statement) submitted with this application.

The Proposals

1.14

1.15

1.16

1.17

In summary, the proposals are expected to include:

e Approximately 118 residential apartments (Use Class C3) with a mix of one, two- and three-
bedroom properties;

e Approximately 581.87 sq. m. of commercial floorspace suitable for shops; financial and
professional services; offices; or, space other appropriate services in a commercial, business or
service locality (Use Classes E (a), (c) and (g)(i));

e Ancillary amenity space within an 8-storey building;

e Landscaping, access and servicing and other associated works; and,

e Approximately 118 secure cycle parking spaces.

The formal description of development contained within the planning application form states:

Full details of the Proposed Development are contained with the Planning Statement (incorporating
Green & Blue Infrastructure Statement) submitted with the Application, in addition to the Design and
Access Statements prepared by Buttress.

Pre-Application Consultation

1.18
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A process of pre-application engagement has been implemented by the project team to ensure that
the approach to the scheme’s design development has been properly communicated and discussed
and, where possible, points raised during these discussions have been taken into account.



Public Consultation

Neighbourhood Development Framework Consultation

1.19

1.20

1.21

04

The Ancoats and New Islington (A&NI) NDF was originally endorsed by the City Council’s Executive in
2014 and updated in 2016. Most recently, a draft refreshed A&NI NDF was submitted to the City
Council’s Executive in February 2020 that guides the next phases of regeneration with a particular
focus towards the back of Ancoats, more commonly referred to as the ‘Poland Street Zone’ and the
Central Retail Park.

Initially, consultation was scheduled to run from 4 March to 15 April 2020 with two public consultation
events due to take place within March but as a result of the impact of COVID-19 it was cancelled. A
revised consultation programme ran between 4 March and 15 May 2020 and was undertaken by staff
from the Strategic Development Team at Manchester City Council with support from external
consultancy firm Counter Context Limited. The following consultation methods were used:

e Anupdated Ancoats and New Islington consultation web page on the manchester.gov.uk website,
providing details of the draft updated Ancoats and New Islington NDF relating to the Poland
Street Zone and download links to the relevant documents with a dedicated feedback form to
submit comments.

e Lettersto all local residents (465 addresses) within the Framework Area consultation boundary.

e letters to local businesses within the Framework area registered on the Manchester City Council
Business Rates Database

e letters to property and landowners delivered to all freehold and leasehold interests registered at
the land registry within the consultation boundary area. All letters provided web-link details to
the consultation page as well as details of the planned consultation events.

e Consultation notification emails to key public and statutory stakeholders.

e Consultation notification emails to non-statutory stakeholder groups including community groups.

e Press release and news articles on the manchester.gov.uk website, supported by social media.

e Adedicated email address and telephone information line.

In summary, a total of 130 responses were received, and the website attracted 3,615 visits. 119

responses were via the online questionnaire and a further 11 responses were via email. The feedback

that was received was largely positive and can be summarised into the key themes below:

e Strong support of the vision and priorities contained within the draft NDF update and the strategy
to maximise opportunities for future development;

e  Strong support for the proposals linked to reduced car use and improved connectivity and
pedestrian and cycle routes through the area;

e  Further comments were made in relation to car parking and how this is managed in terms of on
street parking and centralised parking provision to service the area and support businesses and
residents;

e Strong support for the objectives of maintaining the character and conservation status of the area
and ensuring that appropriate consideration is given to this in future developments;



e Highlighting the need for flood management and sustainable drainage solutions where
appropriate;

e Highlighting the need for design to positively address the waterways corridor and link to wider
green and blue networks;

e Highlighting the need to consider flexibility on building massing and heights at certain locations in
the area;

e Support for the delivery of affordable housing across a range of typologies and tenures;

e Highlighting the need to ensure live work mix is balanced appropriately to ensure that either use
is not detrimental to the other;

e Support for potential of green streets and open green spaces that could be used for a variety of
activities. However, concern was expressed about the possible loss of public open space at
Ancoats Green.

Ancoats and New Islington Regeneration Consultation — Phase 1: Strategic Consultation

1.22

1.23

1.24

1.25
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Due to the impact of COVID-19, opportunities for face to face engagement have been significantly
impacted. Therefore, public consultation was undertaken virtually in the form of an online
consultation web page.

Public engagement was undertaken through a two-phase consultation process. The first phase of
consultation with local residents and businesses took place from December 2020 to January 2021 and
provided an opportunity for the community to provide feedback to ensure local priorities and
concerns were addressed as plans develop. The second phase of consultation would provide another
opportunity for public engagement with more detailed proposals for each of the schemes and took
place between 7 April and 16 April.

The objectives for pre-application engagement for the next phase of development at Ancoats and
New Islington were to:

e Communicate the vision for the next phase of development at Ancoats and New Islington and
generate support for each of the new developments being proposed;

e Gather feedback on the key issues and addressing any potential concerns that relate to the
proposed developments; and

e Make people aware of the timescales for development and keep them informed about progress
with regard to the development of the proposals.

The following activities, set out in detail in Section 3 of this Statement, have been undertaken with the
public to support this overall ambition for the consultation process:

e November 2020: approximately 4,600 leaflets (Appendix 4) were delivered to the local businesses
and residential community to notify them of the intention to redevelop the 6 sites and directing
recipients to the website. In addition, the consultation was publicised by social media and a press
release.

e December 2020 — January 2021: the consultation ran for five weeks between 8 December 2020
and 11 January 2021. Over the 5-week consultation period the website (Appendix 5) received
2,007 visitors and 102 responses were submitted. 91% of the respondents were local residents.



e February 2021: following the completion of the consultation on 11 January the website was
updated to include a summary of the consultation comments (Appendix 2) that were received and
an explanation of how the proposals will evolve in response to the comments. The wider public
were notified about the consultation through a press release in local media outlets as well as a
social media post that were both made on 1 December 2020.

Ancoats and New Islington Regeneration Consultation — Phase 2: Detailed Consultation

1.26
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1.27

1.28

Following the first phase of stakeholder and public consultation process, formal feedback was
collected and was used to amend the design proposals in light of the comments received from
respondents for each of the sites coming forward at Ancoats and New Islington. The second phase of
consultation was subject to the impacts of COVID-19 and was therefore also undertaken online. The
objectives for the second phase of consultation were to:

e Continue to communicate the next phase of development at Ancoats and New Islington and
generate support for each of the new developments being proposed;

e Present updated design proposals for the sites at Eliza Yard, Mobility Hub, Downley Drive, and
Ancoats Dispensary, illustrating how the feedback received from the first phase of consultation
was taken into consideration to secure continued feedback from members of the public and key
stakeholder and interest groups in order to positively update and amend the proposed
developments toward their final stages.

e Continue to gather feedback on the key issues and addressing any potential concerns that relate to
the proposed developments; and

e Continue to make people aware of the timescales for development and keep them informed about
progress with regard to the development of the proposals.

The following activities, set out in detail in Section 3 of this Statement, have been undertaken with the
public to support this overall ambition for the consultation process:

e February 2021: The wider public were notified about the consultation through a press release in
local media outlets as well as a social media post that were both made on 22 February 2021.

e April 2021: approximately 4,600 leaflets (Appendix 4) were delivered to local residents and
businesses to notify them of the updated detailed design proposals for Eliza Yard, Downley Drive,
the Ancoats Mobility Hub, and the Ancoats Dispensary by directing them to the website. In
addition, the consultation was publicised by social media.

e April 2021: the consultation ran for ten days between 7 April 2021 and 16 April 2021. Over the
consultation period the website (Appendix 5) received 1,800 unique visitors and 160 responses
were submitted, alongside 4 separate emails.

Copies of the websites from both rounds of consultation are included within Appendix 5.

A full account of all public engagement undertaken, the responses received, and a direct response
made by the proposals is set out in full within Section 3.

Statutory and Key Stakeholder Engagement

1.29
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Pre-application consultation with Statutory and Key Stakeholder Consultees has been focused upon
providing an explanation of the Proposed Development, including the way in which the details design
of the proposals have responded to the site conditions, surrounding area, relevant Frameworks and
the Site’s economic, planning and regeneration context.



1.30

131

This process has sought to address specific site considerations, questions and comments that have
been raised during the consultation process, with consultation activity summarised as follows:

Extensive dialogue with Senior Planning Officers at Manchester City Council, which has taken
place throughout the design development process in order to seek their support in principle;

A formal request for an EIA Screening Opinion request was submitted to MCC on 21 January
2021. A formal response was received on 2 March 2021 which confirmed that the impact
from the development would not be significant to warrant a formal Environmental Impact
Assessment;

Greater Manchester Police (via the Design by Security team) has been consulted, and their
advice in terms of security has been addressed in the application proposals;

Historic England has been consulted on the design of the scheme as it is located within the
Ancoats Conservation Area, and their advice has been addressed in the application proposal;
and,

Various meetings with other technical statutory consultees, including MCC Highways, MCC
Flood Risk Department; Transport for Greater Manchester; Greater Manchester Ecology Unit;
Greater Manchester Archaeological Advisory Service and, United Utilities.

Full details of all pre-application engagement with statutory and non-statutory consultees and the
response provided by the submission is provided in Section 3 of this Statement.

Report Structure

1.32
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The remainder of this Statement is structured as follows:
Section 2 — sets out the relevant planning policy and requirements.

Section 3 — provides details of the consultation undertaken, summarises the feedback received
and provides a response where relevant.

Section 4 — presents the summary and conclusions.



2. Policy Context

2.1 Guidance with regard to consultation is set out at both the national and local level. These requirements are
summarised below.

National

Localism Act

2.2 The Localism Bill was introduced to Parliament on 13 December 2010, and was given Royal Assent on 15

November 2011, becoming an Act (“the Act”).

2.3 The main aim of the Act is to shift power from Central Government back into the hands of individuals,
communities and Councils. It includes five key measures as follows:

e Community rights.

e Neighbourhood planning.

e Housing.

e General power of competence.

e Empowering cities and other local areas.

2.4 Part 6 of the Act specifically deals with planning and Chapter 4 sets out requirements in relation to consultation
before applying for Planning Permission.

2.5 Section 122 of the Act amends the Town and Country Planning Act 1990 to include a new section 61W that sets
out a requirement to carry out pre-application consultation as follows:

(1) Where—

(a) a person proposes to make an application for planning permission for the development of any land in
England, and
(b) the proposed development is of a description specified in a development order, the person must carry
out consultation on the proposed application in accordance with subsections (2) and (3).

2.6 Subsections (2) and (3) state:

(2) The person must publicise the proposed application in such manner as the person reasonably considers is
likely to bring the proposed application to the attention of a majority of the persons who live at, or otherwise
occupy, premises in the vicinity of the land.

(3) The person must consult each specified person about the proposed application.

2.7 Subsection (4) outlines the requirements in regard to publicity of applications:

(4) Publicity under subsection (2) must—



2.8 The Act also sets out a duty to take account of the responses to consultation. Section 61X requires a developer to
have regard to any comments or responses generated by the consultation undertaken in accordance with section
61W, when deciding whether to make any changes to proposals before submitting a planning application.

2.9 Section 61Y enables the Secretary of State to set out further provisions as to how the consultation required under
new section 61W should be undertaken in practice.

National Planning Policy Framework

2.10 The Department for Communities and Local Government published the amended NPPF in February 2019. The
document sets out the Government’s planning policies for England and how these are to be applied. It requires
planning policies to meet objectively assessed needs, with sufficient flexibility to adapt to rapid change.

2.11 Paragraphs 39 to 46 address pre-application engagement and front-loading. Paragraph 39 observes that early
engagement has significant potential to improve the efficiency and effectiveness of the planning application
system for all parties. It goes on to state that good quality pre-application discussion enables better co-ordination
between public and private resources and improved outcomes for the community.

2.12 Paragraph 40 directs local planning authorities to encourage any applicants who are not already required to do so
by law to engage with the local community, where they think this would be beneficial, and, where relevant with
statutory and non-statutory consultees, before submitting applications.

2.13 Similarly, paragraphs 124 to 129 sets out how Local Planning Authorities should have regard to early, proactive
and positive engagement with the local community and their views, as well as addressing any comments received
from design review panels.

2.14 The NPPF also promotes the use of the Local Planning Authority Pre-Application Service in order to encourage a
partnership approach to applications. It is considered that early engagement with the Local Planning Authority is
often conducive to the best result for the application, as it highlights where further work is required.

National Planning Policy Guidance

2.15 In March 2014, the Government issued the National Planning Practice Guidance as an on-line resource, which is
designed to bring together planning practice guidance for England in an accessible and usable way. The Guidance
was amended in March 2019 following updates to the NPPF.

2.16 The Guidance provides further detail to assist in the understanding of planning policies set out within the NPPF,
including requirements for pre-application engagement. The ‘Consultation and pre-decision matters’ identifies
that:

e Inline with the policies of the NPPF, statutory consultees have an important role to play in the pre-application
stage and should be engaged early; and,

e Pre-application consultation with the local community is encouraged where it adds value to process and
outcome.



Local

Statement of Community Involvement

2.17 MCC adopted a refreshed Statement of Community Involvement (SCI) in June 2018. The SCl sets out how and
when MCC will involve the community in relation to the preparation and revision of the Local Development
Documents and in the process of making decisions on planning applications.

2.18 Appendix 1 of the SCI provides guidance on developer-led early engagement.

2.19 The SCl states that early engagement has significant benefits by improving the efficiency and effectiveness of the
planning system for all parties. Therefore, developers are encouraged to consult before submitting a planning
application.

2.20 The SCl encourages developers to consult with the public and various parties, which could include equalities
groups, as well as with specific infrastructure and service providers who can advise developers on any need for
increased provision of services.

2.21 Consultations should be inclusive, transparent, clear and understandable. Additionally, developers are

encouraged to submit a record of the consultation that took place with their planning submission, which is
detailed within Section 3 of this Statement.

Summary

2.22 This Statement sets out the consultation process which has been undertaken and demonstrates compliance with
the guidance and requirements set out above.
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3. Consultation Strategy and

31

3.2

Responses

This section describes the consultation that has been undertaken by the Applicant and the project team. It
includes an outline of the consultation strategy and the outcome of the consultation process.

Whilst it has not been possible to undertake face to face public engagement sessions due to the impact of COVID-
19 and the need to maintain social distancing during the design development period, it has been possible to
engage all parties throughout using online platforms and different types of media.

Ancoats and New Islington Regeneration Consultation — Phase 1: Strategic
Consultation

33

34

3.5

3.6

3.7

11

Public consultation on the early stage plans for the developments across the sites was held between 8 December
2020 and 11 January 2021. The majority of the responses gathered by the consultations were supportive of the
proposals on the next phase of development in Ancoats and New Islington.

The material presented online summed up the surrounding context of the development sites and some initial
design concepts. This information was supplemented by a range of questions with regards to thoughts and

feelings about the developments. A copy of the website pages is provided at Appendix 5.

A feedback form was available via the website for people to provide comments on the Proposed Development
and an email address was provided for people to send in comments.

By engaging with the stakeholders and the local community, valuable insight was gained on the early stage plans
on the proposed phase of regeneration within the Poland Street Zone. The consultation event was able to
successfully gather local opinion surrounding what was broadly desirable and what was undesirable in within
their own neighbourhood. Additionally, detailed comments on the specific development sites were obtained to
gain a better understanding of the next steps in the development of the schemes including Eliza Yard.

In addition to detailed consultation on the specific development sites coming forward, the respondents were
asked to indicate how important each of the following priorities were to them in order to establish the
‘Neighbourhood priorities’:

e High quality public realm

e Innovative approaches to mobility and parking

e A mix of heritage and new architecture

e Commercial spaces for a broader range of businesses

e More affordable homes

e Abroader range of homes



3.8 An important priority that was highlighted by the respondents was the provision of a high-quality public realm as
well as innovative approaches to mobility and parking to encourage streets which prioritise pedestrians and
cyclists. The respondents were also asked about their favourite things about living in Ancoats and New Islington
and things that cause them frustration. Favourite things included the following:

e The Marina

e Rochdale Canal

e Independent shops, cafes, restaurants, bars
e Ancoats Green

e Cotton Field Park

e Community atmosphere

e Old meets new

e Regeneration of historic buildings
e Proximity to city centre

e (Cutting Room Square

e High-quality businesses

3.9 Frustrations experienced by the respondents within the Neighbourhood included the following:
e Lack of green space
e  Speeding Drivers
e  Amount of Traffic
e Quality of some new buildings
e  Anti-social behaviour
e litter
e Insufficient play areas
e Not enough shops

3.10 The majority of respondents were supportive of the intention to develop a high-quality residential scheme on the
Site for Eliza Yard (57%). Overall areas of support included a significant appreciation for ground floor commercial
use as well as recognising the provision of required extra housing into the area.

3.11 A response from the Applicant has been provided based on the key themes that emerged from this stage of the

consultation process. This was provided on the Detailed Consultation website in March 2021 and is replicated in
the table below.

12



Table 1 —Response to Phase 1 Consultation comments for Eliza Yard

Consultation comments

How will these comments be considered as the proposals progress?

Significant support for ground floorThe Eliza Yard team welcome supportive comments for the active ground floor uses proposed

commercial use.

in the development.

Requests for high quality materials,

with a preference expressed for
brick and not cladding.

Delivering a high quality, well designed scheme is a priority for Eliza Yard. The choice of
materials has been subject to considerable design evolution following discussions with key
stakeholders including Manchester City Council and Historic England. It was noted that the
design is still evolving, and a further detailed consultation (i.e. stage 2) would be held to
present the finalised design.

Requests for inspiring and
imaginative architecture with
interesting elevational treatments.

As above, a considerable amount of time and effort has gone into developing the design to
deliver an interesting, high-quality scheme whilst also being respectful to its location within the
Ancoats Conservation area.

A request for the building to sit
within the existing skyline, and a
request to consider six storeys
rather than eight.

The site’s immediate context is characterised by vacant car parking sites and low-rise industrial
units. However, the Ancoats and New Islington NDF sets out that heights across the framework
area should be no more than eight-storeys. This has guided the height for Eliza Yard and is
considered appropriate to the wider and future surrounding context.

A request to make it a zero carbon
development.

Eliza Yard will strive to be as sustainable and energy efficient as possible. It will utilise
renewable energy sources, for example photovoltaic panels on the roof, alongside an ‘all-
electric” heating system which will benefit from the decarbonisation of the National Grid. This
development will represent a step in the wider journey towards net zero carbon. An Energy
and Environmental Standards Statement will be included as part of the planning application
setting this out.

A question about removing the
parking spaces currently on the
site and whether this will displace
cars elsewhere.

For the last four years, the site has been restricted to contractor car parking use only and was
not publicly accessible.

Concern about the strain on local
services — especially supermarkets
and medical services.

The range of neighbourhood facilities available in Ancoats has grown quickly in recent years,
and these facilities will be available to residents of Eliza Yard. As well as local facilities, the site’s
location within the wider city centre means there is a wide range of leisure, employment,
retail, and health-care facilities for future residents. It is not considered that this development
will cause undue strain on local services.

Ancoats and New Islington Regeneration Consultation — Phase 2: Detailed

Consultation

3.12 Following the first phase of the stakeholder and public consultation process, formal feedback was collected and
was used to amend the design proposals in light of the comments received from respondents for each of the sites
coming forward at Ancoats and New Islington.

3.13 The second round of public consultation for the updated detailed design proposals for Eliza Yard, the Mobility
Hub, Downley Drive and Ancoats Dispensary was held by Counter Context between 7 April 2021 and 16 April
2021. The majority of the responses gathered by the consultations were supportive of the updated design
proposals and respected the efforts to reflect their comments in the design process.

3.14 The second phase of consultation was also subject to the impacts of COVID-19 and was therefore also undertaken

online.

13



3.15

14

The material presented online provided a comprehensive and detailed presentation of the updated design
proposals for each of the sites coming forward at Ancoats and New Islington. This information was supplemented
by a range of questions with regards to thoughts and feelings on each of the sites including the opportunity for
detailed written comments. The questions that the respondents were asked are listed below:

1. Do you support the principle of residential development on this Site?

e Yes—115(70%)
e No—22(13%)
e I'mnotsure—26 (15%)

2. Do you support the proposal to include commercial space at ground floor of the building?

o Yes—127(78%)
e No—-19(11%)
e I'mnotsure—16 (9%)

3. Overall, do you think the proposals for Eliza Yard will make a positive contribution to the area?

e Yes—94 (58%)
e No—29(18%)
e I'mnotsure —38 (23%)



3.16 By engaging with the stakeholders and local community, valuable insight was gained on the updated design
proposals for each of the sites coming forward in Ancoats and New Islington. The consultation event was able to
successfully gather local opinion on the aspects of the design proposals for each of the sites, outlining what was
liked and what else was needed to improve.

3.17 The majority of respondents were supportive of the detailed design proposals for Eliza Yard and there was a
strong support for residential development with commercial space at ground floor within the next phase of
development coming forward in Ancoats and New Islington. There was a strong support for the inclusion of
balconies and green space within the scheme as well as positive remarks regarding the proposed materials such
as the green fagade.

3.18 There were a limited number of concerns raised on the detailed proposals. These have been summarised with a
detailed response provided in the table below:

e The building is too large/tall and ‘blocky’;

e Concerns about the lack of parking;

e Few comments on the safety and lighting of the courtyard and on the streets;

e Suggestions for more than 1 cycle parking space per apartment;

e A number of comments requesting more green space/parks instead of building residential schemes; and

e  Ground floor should include a supermarket as the area is currently lacking.

Table 2 — Response to Phase 2 Consultation comments for Eliza Yard

Consultation comments How will these comments be considered as the proposals progress?
Request to keep the noise of Noise and vibration during the construction phase will be controlled in accordance with
construction minimal. best practice and shall be subject to a detailed Construction Management Plan which will

need to be approved by MCC. Further to this, any other measures required by MCC,
including specified working hours, will also be adhered to. With appropriate mitigation
measures in place, it is expected that the residual effects from the construction phase
activities can be minimised.

15



Consultation comments

How will these comments be considered as the proposals progress?

Comments on the lack of green and
open spaces and community spaces

Whilst this comment was provided in response to the Eliza Yard proposals it discusses an
area wide concern. It should be noted that the Eliza Yard site is not open or green space

being replaced with residential use in anand is instead formerly a poorly maintained surface car park.

area that is already overpopulated.

However, the Proposed Development will incorporate managed space in the form of
amenity grassland at the Site’s north-eastern boundary. It will also deliver improvements
to the streetscape, including four street trees on Jersey Street in locations where there
are no conflicts with services. This will be secured by a gate accessed off Jersey Street. In
addition, the Proposed Development will create green and open space in the form of a
resident’s courtyard that will include high-quality landscaping and planting to create an
attractive amenity space. Overall, seventeen trees will be provided in the landscaping
with a loss of a single existing tree which has been classified as low quality (Category C).

In addition, it is considered that there are existing green and open spaces within close
proximity of the Site; most notably Ancoats Green which is located 0.6km to the north.
Furthermore, independent businesses will have the opportunity to operate within the
ground floor commercial space and these may choose to hold events for the community,
depending on their use.

More widely, the Proposed Development’s use as residential development should be
supported. 60,000 new dwellings need to be provided in Manchester between March
2009 and March 2027. East Manchester will accommodate 30% of this requirement with
a preference for high density in Ancoats and New Islington. Eliza Yard will be one of the
first developments in the Poland Street Zone which is not over-populated.

Request for building to not be ‘too high’, The height of the building has been carefully selected to meet several key priorities and

with a maximum of six storeys
otherwise it will impose on daylight and
sunlight and character or potential
views.

Courtyard may not receive sufficient
sunlight.

guidance provided in the Ancoats and New Islington NDF. This includes articulation of
height and massing, creating strong edges, landmarks and corners as well as an active
ground floor. The NDF suggests a maximum of 8 storeys within the Poland Street Zone.

This height was the appropriate option in order to accommodate a sufficient quantum of
development to meet housing requirements while being able to provide amenity space
and commercial space within the Proposed Development.

The Design and Access Statement included input from the landscaping consultant, Planit-
IE, which presents their landscaping analysis. The form and orientation of development
mean that the courtyard will likely be a shaded environment. However, that does not
mean it will be unsuccessful and this understanding has influenced the landscape
architect’s choice of plant species. It is still considered that the courtyard will be an
attractive environment for residents.

Request for all car parking spaces to be
EV charging points.

The Proposed Development only includes two on-site disabled car parking spaces, both of
which will be electric vehicle charging compatible with 7kW charging points installed.

In addition, the proposed Mobility Hub is located within close proximity to the Proposed
Development. This development will provide a significant amount of EV charging points
(102 spaces, 25% provision) within base build and will be available to the residents of
Eliza Yard who wish to acquire a right to park at the Hub. Should demand increase within
the Hub, more EV charging points can be installed for increased access with the
infrastructure in place to support 100% of the spaces being EV compatible.
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Consultation comments

How will these comments be considered as the proposals progress?

Request for cycle parking to be secure
and request for communal cycle
parking.

A secure cycle store will be provided to the residents and can be accessed at ground level.
This will provide 118 (100% provision) secure cycle parking spaces. Commuter and visitor
cycle parking spaces will be available at the Mobility Hub which is located in close
proximity to Eliza Yard.

Request for as many ‘native’ trees as
possible, with a request to be in the
ground and not within planters and to
line the streets.

The Proposed Development will deliver eighteen high quality trees as part of the
landscaping proposals. These will replace a single, low quality (Category C) existing tree
on Site. These will be planted at various locations including within the courtyard as well
as including four street trees on Jersey Street. Tree species will be carefully considered to
ensure that they will thrive in the local climate and environment.

None of the units are affordable, with
request for social housing.

In order to deliver a viable development, on-site affordable housing or contributions
cannot be made with this particular scheme. A Financial Viability Assessment has been
submitted with the Planning Application and will be independently reviewed by a third-
party surveyor instructed by Manchester City Council.

The Proposed Development will contribute towards regeneration objectives set out in the
Ancoats and New Islington NDF, a key document setting MCC's vision for growth in this
part of the city centre. It will also create a large number of public benefits; including
direct taxation benefits from Council Tax and Business Rates to MCC in perpetuity with
fuller details available within the Planning Statement prepared by Deloitte.

Furthermore, the Proposed Development forms part of a first wave of development being
brought forward by Manchester Life and Great Places, representing the next phase of
regeneration within the Ancoats and New Islington. Of these sites, it is noted that the
Ancoats Dispensary and Downley Drive will deliver 107 affordable homes to the residents
of Manchester — both of which have are subject to planning applications submitted at a
similar time to Eliza Yard. Together, this next phase of development will bring substantial
benefits, including delivering a diverse range of residential accommodation across the
neighbourhood.

Request for rooftop to be quirkier, using The roofscape has been designed to accommodate a significant amount of rooftop solar

attics rather than being a ‘box’.

panels. This has been incorporated into the design in order to provide on-site renewable
energy and achieve a low-carbon development. In addition, there is a need to
accommodate plant to support the ground floor commercial units.

Concerns over parking; including
comments suggesting that there was a
lack of parking and other more general
concerns that there was an over
provision.

The Proposed Development will only provide two disabled parking spaces on-site in line
with local and national guidance. However, it is recognised that future residents of Eliza
Yard may require car parking in the future in line with the Applicant’s experience from
their other residential developments in the neighbourhood.

The proposed Ancoats Mobility Hub will provide 408 car parking spaces with EV charging
for 25% of the spaces (which may increase with demand). In addition, car club / car
sharing facilities and commuter/visitor cycle parking facilities will also be incorporated.
The Applicant will be securing forty car parking spaces for future residents of Eliza Yard
within the Hub, noting its primary function to serve resident car parking demand from
future development in the Poland Street Zone. This equates to 30% provision for Eliza
Yard, which is justified based on the existing demand in the neighbourhood. The Hub will
allow the centralisation of car parking facilities, alongside sustainable travel options
including car club/car sharing facilities, visitor/commuter cycle parking, and e-bike hire,
within a single building rather than being required ‘on-site’ for each future residential
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Consultation comments

How will these comments be considered as the proposals progress?

development. The Hub is subject to a separate planning application which will also be
determined by MCC.

Request for larger flats and communal
area instead of commercial space.

The apartments have been designed to meet Nationally Described Space Standards and
the Manchester Space Standards as per the Manchester Residential Quality Guide,
providing generous space to live and work from home comfortably. Residents are
provided with an internal courtyard with high-quality landscaping and planting as well as
an amenity space at ground floor. The Proposed Development is located within a highly
popular area that is well served by key services and amenities while being on the edge of
the City Centre.

Request for more four bed residential
units.

The Proposed Development will provide eight, 3-bedroom units in the form of 6 duplexes
and 2 apartments which are able to accommodate 6 persons. These will help to provide a
mixture of housing options to residents and increase the opportunities available to larger
households and families. Considering the Site’s edge of city centre location, it is
considered that three-bedroom apartments are more appropriate and would appeal to a
wider range of potential residents.

Needs more colour and artwork.

The Proposed Development features a facade that includes a green profiled terracotta
rainscreen facade alongside traditional brick facade elements. This adds significant colour
and interest to the design and is, in homage to the historic setting and the pressed glass
ornaments that were once made here.

In addition, the approach to glasswork within the ground floor entrances / units and the
metalwork within the access point to the landscaping at the Site’s north-eastern
boundary also provide opportunity for artistic license. Current thinking is that these areas
could provide further opportunity for historic interpretation in the design.

Request for children’s play spaces.

As explained above, the Proposed Development includes landscaped areas as part of the

design. Furthermore, there are a number of existing play areas in the vicinity. Victoria Mill
Park, including children’s playground, is c.500m north east of the Proposed Development
and Ancoats Green is ¢.100m to the north-west of the Proposed Development.

Request for balconies and wardrobe
space

The apartments have been designed to meet the emerging space standards set out by
Manchester City Council (in line with Nationally Described Space Standards and the
Manchester Residential Quality Guide), providing generous space to live and work from
home comfortably and including required storage space. The apartment design
incorporates a range of external space including balconies and roof terraces.

Request for more parking to allow
provision for the retail units and
questions about how the commercial
units be accessed by delivery vehicles?

The ground floor commercial units are small scale and not likely to attract significant
numbers of trips from beyond the local neighbourhood which will predominately be by
foot. The Site is highly accessible by public transport and is within walking distance of
Manchester Piccadilly or Manchester Victoria, both of which allow access to mainline rail
and Metrolink services. In addition, bus services can be accessed from Great Ancoats
Street or Oldham Road.

However, the proposed Ancoats Mobility Hub will be located near to Eliza Yard and will
provide visitor/commuter car and cycle parking spaces which could be used by potential
shoppers and staff members.
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Consultation comments

How will these comments be considered as the proposals progress?

Deliveries will be accommodated within the dedicated drop-off zone that is accessed via
Poland Street.

Request for more community
engagement in developing the design.

Public consultation on the design process was undertaken on two occasions throughout
the design evolution of the proposals for Eliza Yard. The first consultation took place
between 8 December 2020 and 11 January 2021 on the early stage proposals and a
second round of consultation invited respondents to make further comment on the
detailed design proposals for Eliza Yard which took place on 7 April 2021 to 16 April 2021.

Due to the impact of COVID-19, public engagement was held online through a
consultation website that invited respondents to make detailed comments on the
scheme. A majority of the respondents were supportive of the principle of development
as well as the design of the scheme. Any comments were taken on board to help shape
the design to the stage it is currently.

A good turnout was experienced across both events, as explained earlier in this Report.

Comments on the opening times for the The operating hours of the commercial units will be subject to discussion and dependent

commercial units and the potential
impact on the amenity of the area.

on the end users therefore determination by MCC upon the granting of approval. In
terms of impact on amenity, appropriate noise limits have been set within the Acoustic
Report prepared by Sandy Brown and submitted as part of this application. Each
commercial unit operator will be responsible for installing appropriate mitigation that
responds to this requirement and approve these details with MCC.

The commercial unit uses will fall within Use Classes E (a), (c) and (g)(i). This means that
the uses will be limited to retail sale or goods other than hot food and commercial,
business or service uses including offices to carry out any operational or administrative
functions.

Is the building wheelchair accessible?

The Proposed Development has been designed in accordance with standards set out
within local and national policy in regard to accessibility. The Proposed Development is
provided with lift access on both sides of the development with the appropriate space
standards for the apartments and additional areas within the building. Two disabled car
parking spaces have been provided in line with local and national guidance.

Commercial space to be designed in a
traditional classic shopfront design.

The building has been designed to be in keeping and complementary to the historical
setting, particularly noting that there are precedents within the Conservation Area where
there are larger opening bays at ground floor — for example at the nearby Flint Glass
Works. The ground floor design also helps to open up the development and make both
Poland Street and Jersey Street more active and inviting to residents and visitors.

Will access be provided down the side
of the former canal arm (side furthest
away from Jersey St)?

Will the Proposed Development link to
Ancoats Green and the Mobility Hub?

The Proposed Development will incorporate three principles elements within its public
realm and landscaping design:

= |mprovements to pavements around the Site and incorporation of street trees
where possible.

=  Aprivate, residents courtyard area providing communal space for residents

= A managed landscaped area of amenity grassland at the building’s north-eastern
boundary.
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Consultation comments How will these comments be considered as the proposals progress?

It is important to note that an overarching public realm strategy is being progressed by
MCC to cover the Poland Street Zone and deliver the aspirations of the NDF. This is
currently at an early stage of development and there is no timeline for when this will be
completed. Manchester Life have been in close dialogue with MCC to understand the
latest position as this develops.

This level of uncertainty about when permanent public realm works will come forward
has influenced the landscaping design approach. As noted above, managed amenity
grassland will be provided at the Site’s north-eastern boundary. Access to this space will
be managed via a secured entrance and ramp off Jersey Street. It is not possible to have
this part of the Site available as publicly accessible open space due to security concerns.
However, when the permanent public realms are progressed by MCC it is likely that this
area will form part of a wider route through Ancoats connecting Ancoats Green (and the
Mobility Hub) with the Rochdale Canal.

The former canal arm will be referenced in the public realm design. The proposals provide
a strep free access from Jersey Street into the new amenity grass space to allow the
existing former canal arm bridge to remain in place and play a future role in the formation
of the new public realm.

Request for local supermarket within ~ The occupants of the commercial units have not been determined at this stage. A total of
commercial space. five commercial spaces are being provided at ground floor and therefore the opportunity
is there for small scale retail offers.

The Site is located within a highly sustainable location on the edge of the City Centre and
is well served by key amenities and services within a short and walkable distance. It is
noted that there is one large format supermarkets within the Urban Exchange Retail Park
on Great Ancoats Street, a short distance from the Site. Additionally, there are two metro
supermarkets within the Ancoats neighbourhood which provide everyday items.

Pre-Application Consultation
Local Planning Authority

Manchester City Council

3.19 During the design development stages undertaken prior to the submission of this planning and demolition
consent application, regular dialogue has taken place with Manchester City Council Planning Officers in order to
present the proposals and gather feedback. A series of meetings were held between September 2020 and March
2021.

3.20 The design processes for Eliza Yard has been informed by feedback from consultation with the Local Planning
Authority (LPA) with detailed design meetings taking place. The overall feedback from these pre-application
discussions has been positive and supportive in principle on the basis that the proposals are well designed and
will form an important part of the adopted Strategic Regeneration Framework.

3.21 The following key considerations have been raised during pre-application discussions and
addressed within the planning application submission:

e  Materiality and facade design strategy
e Unit mix and layout of apartments, height, and massing
e Technical details relating to the facade design
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3.22

3.23

3.24

3.25

3.26

e Ventilation and whether this will impact on the architecture
e Sustainability strategy for the Proposed Development
e landscaping and streetscape design

To further clarify the scope of the application, in addition to the above meetings, an EIA Screening Request was
submitted to MCC on 21 January 2021 which set out that the Proposed Development is not of a type or scale
which would necessitate an EIA. On 2 March 2021 a response was issued by MCC which confirmed that an
Environmental Impact Assessment is not required.

In addition, the public consultation advertisement boundary was agreed with MCC’s Planning Department on 18
November 2020.

The outcome of the pre-application discussions has been positive and supportive of the proposals in principle on
the basis that they will complement wider planning and regeneration plans and economic objectives for the
Ancoats and New Islington area and its surroundings, and on the basis that thoughtful and well considered design
responses are provided for the Site.

Further details of how this has been achieved are provided within the accompanying application documents
including the supporting Planning Statement and Design and Access Statements.

The Applicant will continue to work positively and pro-actively with Officers during the determination of the
Application, responding to any issues that are raised during the formal consultation process.

Local Highways Authority

3.27

3.28

The Applicant’s Transport Consultant, Hydrock, has engaged with MCC Highways to agree the scope for their
Transport Statement and Framework Travel Plan.

In addition, Buttress have discussed the Proposed Development’s Waste Management Strategy with MCC
Highways.

Local Ward Councillors

3.29

3.30

331
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The Site lies within the Ancoats and Beswick Wards. Given the size of the regeneration area and the
developments proposed, elected members representing both the immediate ward area and the adjacent ward of
Miles Platting and Newton Heath were consulted. 6 elected members were directly contacted in advance of the
public consultation events, as follows:

e Cllr Emma Taylor — Ancoats and Beswick Ward

e Cllr Majid Dar — Ancoats and Beswick Ward

e C(ClIr Rosa Battle — Ancoats and Beswick Ward

e ClIr June Hitchens - Miles Platting and Newton Heath

e Cllr Carmine Grimshaw - Miles Platting and Newton Heath
e (ClIr John Flanagan — Miles Platting and Newton Heath

The public consultation advertisement boundary (Appendix 3) was shared with Councillors with confirmation
received from Councillor Taylor that this was acceptable.

The Councillors were briefed on the proposals on 26 November 2020 and 18 March 2020. On both dates Clir
Emma Taylor and Clir Majid Dar were in attendance but no formal comments or representations were made
against the proposals.



Statutory Consultees

Greater Manchester Police

3.32

333

3.34

3.35

A meeting was held with Greater Manchester Police (GMP) on 12 November 2020 at the pre-application stage, to
inform their preparation of a Crime Impact Statement for the next phase of development in Ancoats and New
Islington.

In January 2021, GMP were commissioned to create specific Crime Impact Statements for Eliza Yard and the
Mobility Hub.

GMP have confirmed that they are happy with the proposals as confirmed in the Crime Impact Statements
submitted with the application, subject to the recommendations in the report being incorporated in the
proposals.

The team will develop the detailed design on the basis of these recommendations, working with GMP during the
delivery of the project. More detail on this is provided in the relevant Design and Access Statements.

Non-Statutory Consultees

Historic England

3.36

3.37

3.38

3.39

3.40
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The Proposed Development is situated within the Ancoats Conservation Area and therefore requires
consultations to be held with Historic England. An email was sent to Historic England on the 14" January 2021
outlining the proposals for the next phase of development in Ancoats and New Islington. Historic England
responded on the 26 January 2021.

The following key considerations have been raised by Historic England and are addressed within the planning
submission:

e Use of green profiled terracotta

e  Soffits
e louvre
e Air bricks

e Spandrel Panel

e Aluminium cladding to the upper section of the green profiled terracotta

e Aluminium panel to first floor balcony and sixth floor balcony

e Screens

As recommended by Historic England, a follow up meeting was scheduled and presented on 9 March 2021. The
consultation meeting was set up for the design team to illustrate how the scheme has developed in response to
the considerations listed above. A second letter from Historic England was received on 23-03-2021.

Historic England had noted that the conservation area’s significance has been partly eroded by the decline of
Ancoats’ industries, vacancy, deterioration and demolition. It was also noted that the Proposed Development was
not identified to create a harmful effect on the special historic and architectural interest of any nearby Listed

Buildings.

In the previous engagement Historic England highlighted a number of areas of concern and areas in which they
would like to see information. Historic England noted that the revised drawings and explanatory text show that



3.41

these were positively responded to and the building shows a marked improvement. Historic England commended
the proposals for its response to the Ancoats’ glass-making heritage.

Key comments within Historic England’s letter have been provided with a detailed response outlined in the table
below:

Table 3 — Response to Historic England comments for Eliza Yard

Consultation comments How will these comments be considered as the proposals progress?

Request for the creation of a A sample panel can be provided as part of a pre-commencement condition upon the

sample panel (brick). planning application to MCC.

Concern over large blank As part of the development of the fenestration, the concept of creating a regular pattern
walk that intrudes the on the fagade of the brick gable blocks was explored. Through this development a ‘grid’
internal symmetry of expression has emerged. To maintain this regularity, larger expanses of brick have been
individual ‘gable’ blocks. used in two instances. Firstly, where internal party walls between apartments are

positioned and it would not be possible to introduce additional windows. Secondly, areas
of brick have been used in lieu of a window opening where it would be detrimental to the
internal configuration and therefore usability of the apartment.

Retainment of balconies. Corner balconies have been incorporated into the scheme for several reasons. Whist we

acknowledge that the corners may be perceived to be less solid than they otherwise would
be with the omission of the inset balconies, we think that on balance the positives of
having them outweigh this concern. The provision of corner balconies offers a clear
connection between inside and outside, offering both physical and mental wellbeing
benefits to the residents. Through the carving out of the corners the perceived mass of the
building is reduced and brings relief to the rigorous and solid facade. The depth of the
brickwork is returned within the balconies to help express the mass and weight of the
building’s form. Furthermore, the incorporation of corner balconies opens the building up
to key views and improves connectivity to future developments and the public realm,
whilst also increasing passive surveillance.

Summary

3.42

343

3.44

345
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Overall, there is a wide support for the proposals being brought forward at Eliza Yard. These will play an
important role in regenerating Ancoats and New Islington and, in particular, the Poland Street Zone.

In the Strategic Consultation, the majority of respondents were supportive of the intention to develop a high-
quality residential scheme on the Site for Eliza Yard (57%). Overall areas of support included a significant
appreciation for ground floor commercial use as well as recognising the provision of required extra housing into
the area. The majority of respondents were supportive of the detailed design proposals for Eliza Yard and there
was strong support for residential development with commercial space at ground floor within the next phase of
development coming forward in Ancoats and New Islington. There was also strong support for the inclusion of
balconies and green space within the scheme as well as positive remarks regarding the proposed materials such
as the green fagade.

A number of comments were raised through the consultation from engagement with members of the public, the
local community, Ward Members, as well as Statutory and Non-Statutory Consultees. Whilst some of these
comments have been provided with a response, more justification is provided within the Planning Statement and
Design and Access Statement supporting this Full Planning Application.

The Applicant is also committed to ensuring the consultation process will continue as part of the formal statutory
planning procedure managed by the Local Planning Authority and beyond. During this process, the Applicant and

the project team will continue to listen and engage with local stakeholders and, wherever possible, accommodate
their ideas and aspirations.



4. Summary and Conclusions

4.1

4.2

4.3

4.4

4.5

4.6

4.7
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Consultation has been undertaken in accordance with the requirements of national policy (the Localism Act and
the NPPF) and Manchester’s Statement of Community Involvement.

The proposals form the next phase of development taking place within the Poland Street Zone, which is
supported by the Ancoats and New Islington Neighbourhood Development Framework. The Neighbourhood
Development Framework was endorsed in 2014 and later updated in 2016 and 2020 following extensive public
consultation. The refreshed 2020 NDF ‘Poland Street Zone’ was created to guide future development of the area
towards the back of Ancoats (also known as the Poland Street Zone) that has led to the develop of six sites being
put forward, including Eliza Yard.

In respect of the COVID-19 restrictions imposed during the early stages of the design development, consultations
were limited to non-physical settings and therefore postcards were sent directly to addresses and directed them
to an online consultation website. The consultation gauged opinions from all stakeholders in the local community.
Valuable insights were gained and have informed the designs for the first phase of development within the
Poland Street Zone.

The application proposals have been the subject of a significant amount of pre-application consultation, which
has involved the use of a number of consultation methods to engage effectively with the Local Planning
Authority, local residents and businesses, Ward Councillors, Greater Manchester Police, adjoining owners, and
Statutory Consultees, to identify and consider relevant issues prior to the submission of the application for
Planning Permission.

Pre-application engagement with local residents and businesses was principally focused online through updates
to the website and two consultation periods during the design development. The most recent, public consultation
website presented detailed proposals for four sites including the Proposed Development received 1,800 unique
visitors during the consultation periods and the engagement generated 160 direct comments from the local
community, businesses and stakeholders to date.

Any comments received have been addressed within this Statement and other supporting documents or will be
subject to a future planning application as part of future phases.

The consultation process will also continue as part of the formal statutory planning procedure managed by the
Local Planning Authority. During this process, the applicant and the project team will carefully consider any
comments received from consultees and will respond as appropriate through the Local Planning Authority.
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Appendix 2 — Ancoats and New
Islington Strategic Consultation
summary
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Early-stage consultation on the next phase of
co-ordinated development in Ancoats and New Islington

Consultation summary and next steps
March 2021

Overview

Our consultation on the early stage plans for developments across six sites in Ancoats and New Islington
ran for five weeks from 8 December 2020 to 11 January 2021.

This consultation was an opportunity for members of the local community to provide their feedback to
ensure local priorities and concerns are addressed as the plans continue to develop.

We publicised the consultation by sending consultation postcards directly to 4613 addresses within
Ancoats and New Islington and contacting local community groups, as well as promoting the consultation
via traditional and social media.

The consultation publicity directed people towards our consultation website, where we shared
information about our early stage plans and asked visitors to complete a questionnaire to provide their

views.

This summary document provides an update on the response we received to our consultation and then
explains what we’re going to do next.

We would like to thank everyone who took the time to provide their views.

Our consultation in numbers

=
as>

5-meek consultation 2,007 visitors to the
website during the
consultation period

102 responses to the 91% of respondents
consultation were local residents



Neighbourhood priorities

Before asking specific questions about
the development sites, our feedback
questionnaire started by asking people
about their overall neighbourhood
priorities.

These questions generated really helpful
feedback which provides an important
backdrop to the consideration of
individual development sites.

It’s clear that provision of high-quality
public realm, especially green space, is a
very high neighbourhood priority, as is the
move towards more pedestrian-friendly
streets.

We also asked people to tell us their
favourite thing about living in Ancoats and
New Islington, as well as things that cause
them frustration. Again, the comments
were varied and help us to understand
local opinions.

Favourite things:

Do you support the concept of the
Mobility Hub?

High quality public
realm

Innovative approaches to
mobility and parking to

encourage streets which h

prioritise pedestrians

and cyclists

A mix of heritage and
new architecture

Commercial space for
a broader range of
businesses

More affordable
homes

A broader range of
homes

0O 10 20 30 40 50 60 70

HNot important ENeutral ElImportant B \Veryimportant

Frustrations:



Ancoats Mobility Hub

Overall, 89% of respondents said that they
supported the idea of the Mobility Hub and

Do you support the concept of the
Mobility Hub?

shared many positive comments about the

move towards active travel and prioritising

60

streets for people over cars.

50

There were a smaller number of comments
from people who felt there should still be a

place for cars within the neighbourhood and

40
30

that they shouldn’t be completely excluded.

Some respondents provided some more
specific feedback in the form of suggestions
and questions. A summary of this feedback is 0
provided below, alongside an explanation of

20
10

No

Yes Unsure

how the development team is considering
these comments as the plans for the Ancoats
Mobility Hub continue to develop.

Consultation comments How will these comments be considered as the proposals progress?

Requests for significant
numbers of EV charging
points.

A key objective for the Mobility Hub is to provide access to sustainable modes of
transport including cycling and walking, public transport and car clubs. Electric
Vehicles (EVs) will be promoted though providing EV charging infrastructure for 25%
of parking spaces from the outset, but the infrastructure within the Mobility Hub will
be designed to enable this to increase with demand.

Suggestion that access to
the Mobility Hub for
deliveries should be
carefully planned to avoid
congestion.

The Mobility Hub design proposes an internal delivery hub; with a dedicated route
for vehicles accessing the facility which should reduce impacts on the local highway
network. A Management Strategy for how delivery vehicles will access the building
shall be approved and implemented via the planning process to further minimise any
congestion.

The Mobility Hub has been, and continues to be, discussed in detail with Manchester
City Council’s Highways Department so appropriate traffic modelling is undertaken
and any impacts assessed. A Transport Assessment will be submitted as part of any
planning application.

Requests for priority
access for local people.
Some expressed concern
that it will be used for
commuter parking and
therefore bring more traffic
into Ancoats.

Whilst it is likely that some commuters will utilise the Mobility Hub in the immediate
short term, the long-term ambition for the Mobility Hub is that it acts as
infrastructure for Ancoats and, as a priority, serves its future residents by providing
sustainable transport options and car parking. This reduces the need for car parking
to be provided in residential developments that come forward in the future.
Management procedures will be put in place so that residents of Ancoats who want
a paid car parking space can be prioritised over commuters.

Aside from the Mobility Hub
plans, there also needs to
be a fast-track approvals
process to retrofit EV
charging points to other
developments.

This comment is noted. The Mobility Hub will support sustainable transport
decisions and, more generally as there is a move towards greater use of EVsin
society, landlords and developers will have to respond to this trend.

Requests to explain the
Mobility Hub concept more
simply.

A further consultation is planned to present the Mobility Hub concept in more detail.
We will ensure this is easy to understand.




Eliza Yard

Overall, 57% of respondents said that they
supported the intention to develop a high-
quality residential scheme on this site.

Many of those respondents commented
that the scheme would deliver much-needed
new homes in the area as demand is high. A
smaller number of respondents did not share
this view, explaining that they thought the
area had seen significant recent growth and
doesn’t need more residents.

A summary of more specific points and the
response to these points is provided below.

Eliza Yard - Do you support the
intention to develop a high-quality
residential scheme on this site?

50
45
40
35
30
25
20
15
10
5
0

Yes No Unsure

Consultation comments How will these comments be considered as the proposals progress?

Significant support for
ground floor commercial
use.

The Eliza Yard team welcome supportive comments for the active ground floor uses
proposed in the development.

Requests for high quality
materials, with a preference
expressed for brick and not
cladding.

Delivering a high quality, well designed scheme is a priority for Eliza Yard. The choice
of materials has been subject to considerable design evolution following discussions
with key stakeholders including Manchester City Council and Historic England. The
design is still evolving, and a detailed consultation will be held to present the
finalised design.

Requests for inspiring and
imaginative architecture
with interesting elevational
treatments.

As above, a considerable amount of time and effort has gone into developing the
design to deliver an interesting, high-quality scheme whilst also being respectful to
its location within the Ancoats Conservation area.

A request for the building
to sit within the existing
skyline, and a request to
consider six storeys rather
than eight.

The site’s immediate context is characterised by vacant car parking sites and low-
rise industrial units. However, the Ancoats and New Islington NDF sets out that
heights across the framework area should be no more than eight-storeys. This has
guided the height for Eliza Yard and is considered appropriate to the wider and
future surrounding context.

Arequest to make it a zero-
carbon development.

Eliza Yard will strive to be as sustainable and energy efficient as possible. It will
utilise renewable energy sources, for example photovoltaic panels on the roof,
alongside an ‘all-electric’ heating system which will benefit from the
decarbonisation of the National Grid. This development will represent a step in the
wider journey towards net zero carbon. An Energy and Environmental Standards
Statement will be included as part of the planning application setting this out.

A question about removing
the parking spaces
currently on the site and
whether this will displace
cars elsewhere.

For the last four years, the site has been restricted to contractor car parking use
only and was not publicly accessible.

Concern about the strain
on local services —
especially supermarkets
and medical services.

The range of neighbourhood facilities available in Ancoats has grown quickly in
recent years, and these facilities will be available to residents of Eliza Yard. As well as
local facilities, the site’s location within the wider city centre means there is a wide
range of leisure, employment, retail, and health-care facilities for future residents. It
is not considered that this development will cause undue strain on local services.




Downley Drive

Overall, 61% of respondents said that they
supported the intention to develop a high-
quality residential scheme on this site.

Downley Drive - Do you support the
intention to develop a high-quality
housing scheme on this site?

Positive comments were expressed about the

plans to create new frontages onto the street
and encouraging safe and attractive streets.

There were several comments about
development being welcomed as the area

currently suffers from fly-tipping.

A summary of more specific points and the
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Consultation comments How will these comments be considered as the proposals progress?

Questions as to whether
the affordable housing will
be genuinely affordable.

Great Places will own and manage the scheme and are bound by Homes England
rules on affordability for rent and shared ownership sales. In addition, Great Places
will work with the Council to deliver a Local Lettings Policy to prioritise those most in
need.

Questions about whether
it’s possible to have an
affordable housing scheme
which is also high-quality.

The new properties will utilise a palette of traditional brickwork and be well detailed,
and simply and elegantly proportioned to provide new comfortable homes. The
buildings will be highly insulated to provide low carbon homes with the added
enhancement of reducing running costs for the residents.

Opposition to building on
‘Zone C’, which is currently
green space.

The vast majority of the site has previously been developed and the land is allocated
for housing under the Miles Platting masterplan. The development will bring forward
an enhanced public realm, with new trees and landscaping as an integral component
of the new environment. The houses will have private gardens and the apartment
building will have a communal garden for the benefit of its residents. The new
development will increase “eyes on the street” surveillance of surrounding open
areas making these more safely accessible to all local residents.

Requests for inclusion of
commercial spaces at the
ground floor.

Some sites within Ancoats and New Islington are more suited than others to provide
ground floor commercial spaces. This land is allocated for housing and the plan is to
deliver it as a 100% affordable housing scheme.

Questions about whether
these proposals will result
in changes to current
pedestrian routes.

The houses are arranged fronting on to new streets to provide good connectivity
into the exiting pedestrian and cycle network and to increase permeability through
the neighbourhood as a whole. Pathway connections to the canal side tow path will
be realigned in consultation with local residents.

Concern that the level of
proposed parking may not
be enough.

All houses will have one parking space with an Electric Vehicle charging point. 50%
parking provision will be provided on the apartments with Electrical Vehicle
infrastructure in place to futureproof the parking court. There will also be the
provision of 100% cycle storage in the houses and apartments to encourage active
travel. New residents will be within walking and cycling distance of the extensive
range of services offered within the wider neighbourhood and city centre. They will
also be able to easily access the local public transport infrastructure.




Ancoats Dispensary

Overall, 73% of respondents said that they
supported the intention to refurbish and
redevelop the Ancoats Dispensary.

There were many comments about the

Do you support the intention to
seek to refurbish and redevelop the
Ancoats Dispensary?

60

importance of Ancoats Dispensary to the area

and sadness expressed about its poor state of

repair.

A summary of more specific points and the
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How will these comments be considered as the proposals progress?

A mix of comments about
heritage retention, with
some stating they
understood the challenges
posed by the condition of
the building and
appreciated that it might
only be possible to retain
the key fagades. Others,
meanwhile, commented
that the whole building
should be retained or
rebuilt where it is damaged,
and new interventions
should be kept to a
minimum.

The Ancoats Dispensary is a Grade Il Listed Building which is currently in a state of
disrepair and some elements have been removed due to safety concerns. The
remaining building is currently kept stable by scaffolding. Should the scaffolding be
removed, without further structural repairs, the building will be at risk from collapse.
The condition and constrained location of the building also mean that potential
construction methods are limited and complex.

The Ancoats Dispensary Team understand the importance of retaining and restoring
the fagades of highest significance, including the main fagade to Old Mill Street and
the Central Tower, and the fagade to Lampwick Lane. The only feasible approach to
redeveloping and reusing the Dispensary is to remove the south and west facades to
create a viable footprint for the development. Without creating this amount of
space, the Dispensary cannot be refurbished and brought back in to use for future
generations to use and appreciate.

Several requests were
made for the building to
have some kind of
commercial or community
space so that non-
residents can still access
and enjoy the building.
Various suggestions were
made about potential uses,
including spaces for small
businesses, a library, an
arts facility a food hall and
an events space.

Given the challenges presented by the condition of the building, the redevelopment
of Ancoats Dispensary relies heavily on the ability to secure external funding, which
is extremely difficult to achieve for community or office uses. Funding is available
and has been secured for affordable housing. This use, combined with the proposed
number of apartments, enables a viable scheme to be brought forward, without
which there is not a future for the building.

Including community or retail uses within the building would mean that affordable
housing provision would be reduced, making the scheme unviable unless a large
upwards extension was added. This would impact negatively on the significance of
the Grade Il Listed Building. Furthermore, the introduction of an active frontage
along Old Mill Street is not considered to be appropriate given that it would result in
a high level of intervention to a highly significant facade.

Questions as to whether
the affordable housing will
be genuinely affordable.

Great Places will own and manage the scheme and are bound by Homes England
rules on affordability for rent. The development will provide apartments for
Affordable Rent capped at 80% of Market Rent.




WWadeford Close and Jersey Street Housing Sites

As part of the consultation, two further sites for future residential development were introduced, one on
Wadeford Close (an affordable housing development to be brought forward by Manchester City Council)
and one on Jersey Street (a residential scheme by Manchester Life).

The plans for these two sites were still at a very early stage and only the site locations were presented as
part of the consultation information. As such, no specific questions about these proposals were asked
within the consultation questionnaire. In the general comments, some respondents did mention their
preference to retain as many of the mature trees along the Rodney Street edge of the Wadeford Close
site as possible.

Next steps

The design teams are continuing to develop the detailed design proposals for the Ancoats Mobility Hub,
Eliza Yard, Downley Drive and Ancoats Dispensary, taking into consideration the feedback received as
part of this consultation.

Another phase of consultation will be held soon on each of the detailed design proposals for these four
sites. This will be an opportunity to see more detailed plans and visualisations, with the opportunity to
comment on these plans in advance of the submission of individual planning applications.
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Ancoats and New Islington

Manchester City Council, Manchester Life and Great

Places Housing Group are now developing proposals for a
coordinated phase of development across a number of sites
around the area.

The priorities for this phase of developments include:

These proposals are at an early stage and we want to hear
from you to ensure local priorities are addressed as these
plans develop.

manchester g re at
Dlaces

OUSING GROUP

2. MANCHESTER
CITY COUNCIL

A broader choice of homes and more affordable housing.

New commercial spaces for local businesses to serve the
community and increase economic activity.

Public realm improvements and prioritisation of streets for
people over cars by supporting active travel, sustainable
transport options and last-mile delivery aggregation.



We would like to share our early stage plans with local
people before we move onto the next stage of design.

We can’t hold a traditional consultation events at the
moment, so we are making information available on a
dedicated consultation website, where you will have the
opportunity to find out more and provide your feedback.

www.haveyoursay-ancoats.co.uk
consult@haveyoursay-ancoats.co.uk

If you do not have access to the internet, please call

Return address if undelivered:

08081 968 345 and we can organise to send information to you in the post. Unit 5, Royal Mill, 17 Redhill Street, Manchester M4 5BA




Ancoats and New Islington

We asked local people to provide their views and consider priorities
such as a broader choice of homes, new commercial spaces, and
improvements to the public realm.

Now, we would like your feedback on more detailed plans for four of
the sites within this phase of development:

Eliza Yard: A residential development of 118 new apartments being
delivered by Manchester Life.

Downley Drive: An affordable housing scheme led by Great Places,
which will deliver a mixture of 68 houses and apartments.

Ancoats Mobility Hub: An innovative project that embeds
sustainable transport and parking options with other shared
neighbourhood services into the heart of the community.

Ancoats Dispensary: A residential scheme led by Great Places,
including repair and restoration of key elements of the
listed building along with an extension.

210310 Ancoats phase 2 postcard_AW.indd 1
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Having developed these plans in response to community
comments, we’d like to share our updated plans and listen to
your views before submitting planning applications for each of
these developments.

We have updated our dedicated consultation website to provide
more detailed information about these four development
proposals. Please take a look and provide your feedback.

www.haveyoursay-ancoats.co.uk
consult@haveyoursay-ancoats.co.uk

Please do get in touch with us if you have any questions about these plans.
Our consultation team is here to help.

If you do not have access to the internet, please call 08081 968 345 and we
can send you information in the post. Return address if undelivered:
Unit 5, Royal Mill, 17 Redhill Street, Manchester M4 5BA
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