
 

1 
 

 
 
 

 
 

 
 

USDAW Site, Fallowfield  

 

STATEMENT OF COMMUNITY INVOLVEMENT  
 

WATKIN JONES GROUP 
DECEMBER 2020

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

2 
 

 
 
 
 
 

 CONTENTS 
 
 
 

 
 
 
 
 
 

 Section Page 

1.0 Overview 3 

2.0 Planning Policy and Guidance 5 

3.0 Consultation Programme  7 

4.0 Feedback Received  10 

5.0 Response to Feedback 14 

6.0 Conclusions 18 

7.0 Appendices  19 

    Appendix A: Correspondence to local stakeholders 19 

    Appendix B: Afzal Khan MP support letter 20 

    Appendix C: Leaflet and distribution area 21 

    Appendix D: Website 23 

    Appendix E: Virtual exhibition boards 26 

    Appendix F: Social media adverts 32 

    Appendix G: Media coverage  33 



 

3 
 

 
 
 
 
 

1.0 OVERVIEW 
 
 
 
Watkin Jones Group has submitted a planning application for new, purpose-built managed student 
accommodation at USDAW’s current headquarters, to the west of Wilmslow Road in Fallowfield.  The 
application seeks the partial demolition of existing buildings, conversion and extension of retained 
building and new development to accommodate student residential accommodation and amenity / 
management facilities, with hard and soft landscaping, parking and access arrangements. 
 
In summary, Watkin Jones Group’s plans will deliver:  
 

• A purpose-built managed student residence, capable of housing 425 students in the heart of 
Fallowfield; 
 

• A student residential cluster of buildings with a strong sense of place, forming an internal landscaped 
courtyard which is anchored around the historical Oakley Villa; 
 

• New communal facilities within Oakley Villa, including a games room, study areas, lounge areas and 
meeting rooms; 

 

• The maintenance of a tree canopy within and adjacent to the site wherever possible, with any trees 
needing to be removed replaced elsewhere on site. 

 
The development will capture the character of the area, whilst celebrating the heritage of the site. The 
proposals will seek to obscure the new facilities from public view, so that the historic Villa and dense tree 
canopy are the visual focus for those viewing the site from either Wilmslow Road or Langley Road.  
 
In bringing forward these proposals, Watkin Jones Group commissioned Lexington Communications to 
carry out a pre-application public consultation programme. This Statement of Community Involvement 
has been undertaken in accordance with the Localism Act 2011 and adheres to Manchester City Council’s 
Statement of Community Involvement (2020). A summary of the activity is outlined below and further 
details can be found in Section 3.0: 
 

• A leaflet was distributed to 5,823 households closest to the site to provide an overview of the plans 
and information as to how residents could provide their feedback; 

 

• A consultation website was established to provide further information on the proposals, as well as 
a facility to submit feedback via an online form; 
 

• Social media adverts were circulated to residents within Fallowfield and the surrounding areas to 
reach a wider audience. The adverts sought to disseminate details about the plans and direct users 
to the website; 
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• A community information telephone line and a consultation email address were available 
throughout the consultation period for those wanting to speak or correspond with a member of 
the development team; 

 

• A press release was issued to local and industry media outlets to inform readers about the scheme 
and how feedback could be submitted; 

 

• Meetings were held with several local stakeholders, including ward members for the site, ward 
adjacent members, the local MP and community representatives.  

 
This report outlines the methods used to engage with politicians, the public and the press, as well as 
summarising the feedback received from respondents. It also provides Watkin Jones Group’s response to 
key issues raised during the consultation.  
 
A full breakdown of the feedback submitted during the consultation is outlined in Section 4.0 of this 
document and Section 5.0 provides a response to the comments raised. Effective community consultation 
lies at the heart of the planning system and Watkin Jones Group is confident that the feedback received 
has been addressed in this report alongside the reserved matters planning application submitted to 
Manchester City Council.   
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2.0 PLANNING POLICY AND GUIDANCE: ROLE OF COMMUNITY 
INVOLVEMENT 
 
 
 
Planning guidance states that pre-application consultation with communities, local authorities and 
statutory consultees can bring a number of benefits to the process of determining planning applications. 
Against this background, Watkin Jones Group has sought to consult with interested parties in accordance 
with policy and guidance in relation to community involvement in the planning system. 
 

2.1 Manchester City Council 
 
Statement of Community Involvement (2018) 

 
Manchester City Council’s Statement of Community Involvement (SCI), adopted in 2018, outlines the ways 
that applicants are encouraged to engage with neighbouring residents, key stakeholders and the wider 
community before making applications. On page 33, the Council outlines several methods that can be used 
to engage communities. Consultation methods cited include: letters sent to residents and businesses; public 
exhibition; a website; leaflets distributed to nearby streets and placed in facilities; and social media.  
 

2.2  Government Planning Policy 
 
The Localism Act (2011) 
 
The Localism Act 2011 seeks to provide the local community with a voice throughout the planning process, 
highlighted in the former Department for Communities and Local Government’s paper, Decentralisation 
and Localism Bill: an essential guide, which outlines one of its principles as: 
 
“Empowering communities to do things their way – by creating rights for people to get involved with, and 
direct the development of, their community.” 
 
Elaborating on this, the Localism Act outlines that applicants must notify the local community about their 
proposals to “bring the proposed application to the attention of a majority of the persons who live at, or 
otherwise occupy, premises in the vicinity of the land.” It goes onto state that the publicity must explain 
how the applicant can be contacted by those “wishing to comment on, or collaborate…on the design of, the 
proposed development” and that applicants must consider the feedback received by having “regard to any 
responses to the consultation. 

 
National Planning Policy Framework 
 
In February 2019, the Ministry of Housing, Communities and Local Government released its updated 
National Planning Policy Framework (NPPF). The document seeks to achieve sustainable development with 
three overarching objectives: an economic objective; a social objective; and an environmental objective. 
 
Section four of the updated NPPF (2019), ‘Decision-making’, sets out guidance in relation to pre-application 
engagement and front-loading. The guidance emphasises early engagement and suggests that “the more 
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issues that can be resolved at pre-application stage, including the need to deliver improvements in 
infrastructure and affordable housing, the greater the benefits”. 

 
2.3  National Planning Practice Guidance 
 
The National Planning Practice Guidance 2014 (NPPG) is intended to make planning guidance more 
accessible and easier to keep up to date. With regard to consultation and community engagement, the 
NPPG notes: 
 
“Pre-application engagement by prospective applicants offers significant potential to improve both the 
efficiency and effectiveness of the planning application system and improve the quality of planning 
applications and their likelihood of success.” 
 
The guidance states that this can be achieved by consulting the local planning authority, statutory and non-
statutory consultees, elected members and local people, with the level of engagement proportionate to 
the nature and scale of the proposed development. 

 
2.4 Watkin Jones Group’s approach 
 
In light of the social distancing measures that have been in force since March 2020, Watkin Jones Group 
has engaged the community via digital means to allow the community to view the plans and have their say 
from the safety of their own homes. The consultation has been carried out in accordance with the core 
principles of community engagement outlined with the Localism Act 2011, the NPPF, the NPPG and 
Manchester City Council’s SCI. 

 
 
 
 
 

3.0 CONSULTATION PROGRAMME  
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   3.0 CONSULTATION PROGRAMME 

 
 
 
 
The consultation on the proposals was launched on Thursday 12th November and ran until Friday 27th 
November. To ensure the consultation process was accessible to all interested parties and groups in the 
area, a number of methodologies were employed, including: 
 
3.1  Engagement with political stakeholders 
 
Prior to the consultation launch, meetings were organised with representatives for the Fallowfield ward, in 
which the site is located. Two meetings were held ahead of the public consultation. The first meeting sought 
to introduce members to the plans, as well as understand their initial feedback. During the second meeting, 
members were provided with an update on the proposals, as well as provided with an overview of the 
forthcoming public consultation and plan to engage with other stakeholders.  
 
In addition, a pre-consultation meeting was held with the MP for the site, Afzal Khan, MP for Manchester 
Gorton. During this meeting, members of the development team provided Mr Khan with an overview of 
the plans and encouraged any comments he had. Following the meeting, Afzal Khan issued a letter of 
support for the plans.  
 
To mark the start of the consultation letters were issued to additional local politicians and stakeholders to 
notify them of the proposals and advise of the public consultation, the intended leaflet drop and inviting 
them to a meeting to discuss the proposals and consultation in more details. The letter was sent to:  
 

• Ward adjacent members, representing Rusholme, Withington and Old Moat wards; 

• Leader of the Council, Sir Richard Leese; 

• Deputy Leader of the Council, Councillor Nigel Murphy;  

• Executive Member for Environment, Planning & Transport, Councillor Angeliki Stogia; 

• Executive Member for Housing and Regeneration, Councillor Suzanne Richards; 

• The Member of Parliament for Manchester Withington, Jeff Smith MP; 

• University of Manchester Students’ Union; 

• South East Fallowfield Residents Group; 

• Friends of Platt Fields Park; 

• Rusholme & Fallowfield Civic Society; 

• Withington Civic Society.  
 
A copy of correspondence sent to local stakeholders is provided in Appendix A.  
 
Several meetings were subsequently held with stakeholders to discuss the plans in more detail. This 
included: two meetings with representatives for Fallowfield, in September and October, the second of 
which was attended by Afzal Khan MP; a session with ward adjacent representatives, which was extended 
to representatives for Rusholme, Old Moat and Withington, and attended by two representatives for 
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Withington ward on Thursday 12th November; and a meeting with representatives from the South East 
Fallowfield Residents Group on Friday 13th November.  
 
Following the meeting with Afzal Khan, the MP for Manchester Gorton issued a letter in support of the 
scheme. A copy of this can be found in Appendix B.  
 
3.2  Leaflets to local residents and businesses 
 
To announce the public consultation, 5,823 leaflets were delivered to properties in close proximity to the 
site on Thursday 19th November. This distribution area was chosen to ensure that those most likely to have 
an interest in the proposals, i.e. those closest to the site, were made aware of the public consultation and 
had the opportunity to submit their feedback on the plans.   
 
The leaflet provided an overview of the proposals, outlined the reasons for USDAW’s relocation and 
included images of the proposals. The leaflet also included details of how people could view the plans in 
greater detail and provide comments via the following methods: 
 

• Visiting the website and completing the feedback form at www.watkinjonesfallowfield.co.uk; 

• Calling the community information line on 0333 358 0502; 

• Emailing watkinjonesfallowfield@havingyoursay.co.uk. 
 
The consultation provided the community just over two weeks to submit their feedback. A copy of the 
leaflet and a map of the distribution area can be found in Appendix C. 
 
3.3  Website 
 
A dedicated website, www.watkinjonesfallowfield.co.uk, was created and launched on Thursday 19th 
November to coincide with the distribution of the leaflet to the local community. The website provided an 
overview of the proposals, illustrative designs of the scheme, information about the impact of the 
proposals, outlined the benefits the plans would bring and the need for new purpose-built manage student 
accommodation. As a result of the social distancing measures in place at the time, it was not possible to 
hold a public exhibition on the plans. As such, a ‘Virtual Exhibition’ was provided. In addition, an online 
feedback form was also provided to capture residents’ views and comments. 
 
Between Thursday 19th November and Friday 27th November, the consultation website was viewed over 
2,200 times. Images of the website can be viewed in Appendix D, whilst images of the exhibition boards on 
display at the ‘Virtual Exhibition’ can be found in Appendix E.  
 
3.4  Consultation email and postal addresses 
 
A dedicated email address, watkinjonesfallowfield@havingyoursay.co.uk, was established to receive 
feedback and answer enquiries from the general public regarding the plans. During the public consultation, 
two emails were received. More information about this can be found in Section 4.0 ‘Feedback Received’.  
 
3.5 Community Information Line  
 
A community information line (0333 358 0502) was provided throughout the course of the consultation to 
enable people to speak with members of the development team. It was established from the start of the 
consultation and was staffed from 9.00am to 5.30pm, Monday to Friday. An answerphone facility was 
available outside of office hours. In total, three calls were received during the consultation and a log of the 
calls is provided in Section 4.0. 

mailto:watkinjonesfallowfield@havingyoursay.co.uk
http://www.watkinjonesfallowfield.co.uk/
mailto:watkinjonesfallowfield@havingyoursay.co.uk
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3.6 Social Media  
 
Watkin Jones utilised social media to engage with residents across the area around the site and the wider 
area. Facebook and Instagram adverts were sent to residents living in areas surrounding the site which 
directed users to the consultation website, www.watkinjonesfallowfield.co.uk. Copies of these social media 
adverts can be found in Appendix F. 
 
3.7 Media Coverage  
 
A press release was issued to several outlets, including React News, Place North West, the Business Desk, 
the Manchester Evening News and the student newspapers, The Mancunion and the Manchester Met 
Magazine. Copy of the coverage can be found in Appendix G. The release sought to disseminate information 
about the proposed development, provide details about the public consultation and encourage feedback 
from local people. 

http://www.watkinjonesfallowfield.co.uk/
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4.0 FEEDBACK RECEIVED  
 
 
 
Watkin Jones Group is grateful to those who provided feedback on the proposals during the public 
consultation and a breakdown of the comments received is outlined in this section 
 
4.1  Summary of feedback 
 
In total, over 20,000 individuals either living or working in the local area were made aware of the 
consultation either via leaflet or Facebook advert. In total, 28 submissions were received during the public 
consultation. The table below provides a summary of the methods used by the public to contribute their 
feedback: 
 
 

Feedback type  
 

Online feedback form 21 

Email  3 

Telephone 4 

Total  28 

 
 
4.2   Correspondence 
 
Local residents and stakeholders were invited to contact the development team via email, with a dedicated 
project email address, watkinjonesfallowfield@havingyoursay.co.uk, established for the consultation. The 
feedback received from the four individuals who contacted the project team via email has been incorporated 
into the ‘Feedback Received’ section in this report. 
 
In addition to the emails submitted by residents, following the consultation, the development team were 
contacted by members of the Victoria and Fallowfield Civic Society. The group wished to raise concerns in 
relation to: the suggested harm to the park and building heights; the harm to the setting of the villa; the very 
significant harm to the local community. The group suggested that the development be consider the scale of 
the proposals, as well as a change to the proposed uses.   
 
4.3  Community Information Line 
 
The community information line, 0333 358 0502, was established at the beginning of the consultation and 
provided an opportunity for residents and stakeholders to speak to a member of the development team 
directly. The number was publicised in correspondence with residents and stakeholders, as well as on the 
project website. In total, four calls was made to the line, as outlined in the table below.  Any personal details 
have been removed. 

mailto:watkinjonesfallowfield@havingyoursay.co.uk
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Details of enquiry Response  

Caller wished to raise concern about the proposed 
height of the building. 

Caller thanked for submitting their feedback.  

Caller wished to know whether the South East 
Fallowfield Residents Group had been engaged.  

Confirmed that a letter had been issued to the 
South East Fallowfield Residents Group.  

Caller wished to register their interest in the 
proposed accommodation.  

Advised caller that the accommodation, if 
approved, would not be completed until 2022.  

Caller enquired as to whether Watkin Jones would be 
willing to assist with a bid for improvements to a 
community asset.  

Caller advised that the enquiry would be passed 
on to the project team and a response would be 
shared in due course.   

 
 
4.4 Feedback received  
 
All feedback received via the feedback form has been compiled and the results are outlined below. In 
addition, feedback submitted via email is incorporated into the responses to question five of the feedback 
form, which asks for additional comments on the proposals.  
 
 
Question 1: Do you support the delivery of purpose-built student accommodation over private homes 
being converted into Homes of Multiple Occupancy in the Fallowfield area? 
 
 
 
  
 
 
  
  
 
 
 
  
 
 
 
 
 
 
 
 
 
 
 
Respondents were provided with a comment box to provide additional feedback to the question. Of those 
who chose to provide extra commentary, the following points were raised: respondent did not wish to see 

Yes
33%

No
43%

Other
24%

Yes No Other
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more students living in Fallowfield (10); supports the efforts to reduce HMO numbers (2); wants to see proof 
of the development reducing HMO numbers in Fallowfield (2); site be developed into social housing (2); site 
should be developed into family / young professional housing (2); concern about student behaviour in 
Fallowfield more generally (1); concern about the development being affordable for students (1); support for 
the delivery of studio accommodation (1); general opposition to the development (1).   
 
Question 2: Do you support our ambitions to retain key aspects of the current building, including Oakley 
Villa, in our proposals? 
 

 
Respondents were provided with a comment box to provide additional feedback to the question. Of those 
who chose to provide extra commentary, the following points were raised: general opposition to the scheme 
(3); respondent did not wish to see more students living in Fallowfield (1); believes Villa is a key part of 
Manchester merchant history (1); concern about traffic stemming from development (1); concern about 
parking around development (1); respondent does not believe there is enough information available (1); site 
should be developed into family / young professional housing (1); wants to see proof of the development 
reducing HMO numbers in Fallowfield (1). 
 
 
 
Question 3: We want to enhance the ecology and biodiversity of the site. What can we do to ensure our 
plans have a positive impact on ecology and wildlife? 

 

Respondents were provided with a comment box, in which the following feedback was submitted: more tree 
planting (4); improve habitats (2); more green spaces as opposed to concrete (2); more information should 
be provided to allow more extensive community consultation (2); pollinating plants should be placed on site 
(1); general comments in support of increasing ecology and biodiversity (2); deliver rain garden (1); reduce 
the amount of development proposed (1); include swales (1); parking should be delivered in the basement 
to maximise green space (1); deliver green roofs (1); opportunities for renewable energy sources should be 
explored (1); does not support development (1); suggests proposals for ecology and biodiversity are currently 
limited (1).  
 

Yes
50%

No
30%

Other
20%

Yes No Other
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Question 4: What, if anything, would you change about the proposals? 
 
Respondents were provided with a comment box, in which the following feedback was submitted: site should 
be developed into family / young professional housing (4); reduce the volume of development on site (3); 
site should be developed into affordable housing (3); land could be used to house homeless people (2); 
general opposition to the proposals (2); communal area for students should be delivered (1); a shop or 
commercial area should be included in the plans (1); believes there is an oversupply of student 
accommodation (1); suggests the plans are too generic (1); concern about whether the accommodation will 
be affordable (1); lack of information available (1); locked bike parks should be included in the plans (1); 
support for the delivery of more studios (1); more green space should be delivered and available for the local 
community (1); respondent did not wish to see more students living in Fallowfield (1).  
 
 
Question 5: Do you have any further comments? 
 
Respondents were provided with a text box to provide further comments. In addition, feedback submitted 
via email has been included in this section. The following feedback was submitted: respondent did not wish 
to see more students living in Fallowfield (6); general opposition to the plans (5); wants to see proof of the 
development reducing HMO numbers in Fallowfield (2); concern about student behaviour in Fallowfield more 
generally (2); wants to see more trees planted (2); site should be developed into family / young professional 
housing (1); welcomes the proposals (1); does not believe enough information has been provided.  
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5.0 RESPONSE TO FEEDBACK 
 
 
 
Watkin Jones would like to thank everyone that has taken the time to respond to our public consultation. 
The feedback that has been submitted has been reviewed by the project team and has helped to shape 
the plans submitted to Manchester City Council.  
 
During the consultation, several topics were raised by respondents. The development team has sought to 
respond to these comments within this section of the document.  
 
5.1 Impact of the proposals on the volume of students  
 
During the consultation, the most common concern raised by respondents related to the suggestion that 
the plans could increase the volume of students currently residing in Fallowfield, with respondents 
suggesting they would like more information about how the plans would result in students moving from 
homes of multiple occupancy (HMOs) to purpose-built students accommodation (PBSA). This topic was 
frequently raised in conjunction with comments regarding student’s behaviour, for example students 
hosting parties and disrupting long-term residents.  
 
With regards to purpose-built accommodation, there has been a very limited amount delivered across the 
city over recent years compared to the growing number of students the city is attracting through its 
successful higher education institutions. This is creating pent up demand which is leading to affordability 
issues for students and an increasing tendency for students to occupy mainstream residential 
accommodation, particularly in Fallowfield. This has an impact on communities, on student wellbeing and 
on Council Tax revenue. 
 
The additional need for student accommodation has been recognised by the City Council in reports on 
PBSA to the Authority’s Executive Committee. It is acknowledged within those reports that the present 
levels of PBSA available to support the student population and the limited investment in PBSA over recent 
years is causing a series of issues for the city. Those include driving rents upwards such that Manchester 
is one of the most expensive UK cities for PBSA, and students increasingly occupying mainstream housing 
stock, particularly in Fallowfield. The latter has an impact on the availability and affordability of housing 
to meet local resident needs, significantly reduces Council tax revenue through exemptions, and creates 
issues in terms of effective management (with consequential impacts on amenity, neighbourliness etc.).  
The City Council has acknowledged that there is a need for additional PBSA in order to help overcome 
these challenges.  
 
A Student Demand Assessment, prepared by Knight Frank and submitted alongside this application, 
demonstrates that there are an estimated 28,748 PBSA bed spaces in Manchester, representing only 45% 
of total full-time students. Therefore, the need to address demand for additional PBSA by delivery new 
facilities is clear.  
 

Furthermore, the Officer Report to Manchester City Council’s Executive in November 2019 outlines how 

the City Council has acknowledged that the popularity of HMOs in south Manchester is only “in part” 

because of accommodation costs; there are other factors influencing the popularity of south Manchester 
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as a location to live, including proximity to open space, local amenities, greater independence and the 

social benefits that come from living close to a large number of students. Despite the Council’s recognition 

that South Manchester remains a popular location for students, there has been no new private PBSA 

developed within the Fallowfield area for over seven years. With the City Centre being notably more 

expensive, and price being an important factor, this will have only supported the HMO market in the 

Fallowfield area. 

Against this background, Watkin Jones is confident that the delivery of new PBSA in Fallowfield will have a 

positive impact by delivering much needed student accommodation, in turn reducing the demand for HMOs 

in Fallowfield and the surrounding areas.  

Whilst there is no formal agreement with a higher education provider at this time, Watkin Jones Group 
has worked closely with the University of Manchester during the progression of an application. The 
University has expressed its formal support for the proposals for the following reasons: 
 

• Location – the University can provide pastoral care for students from the adjacent Fallowfield 

Campus. 

• Human scale – the scheme will offer a different choice of student accommodation as it is a 

more human scale than city centre student accommodation tower blocks. 

• Price – WJG’s price point in this location will ensure there is a competitive student 

accommodation market. The University considers more student accommodation is necessary 

to engineer a change in price and type of accommodation available. 

• Heritage – the scheme sympathetically incorporates the heritage aspects of Oakley Villa 

 
5.2 Alternative tenure  
 
Several respondents questioned whether the development team had considered an alternative tenure for 
the proposals, for example social housing, or homes designed for families or young professionals.  
 
These proposals are being brought forward against the background of the Union of Shop, Distributive and 
Allied Workers (USDAW) needing to move to a building that better suits its needs. As part of the relocation 
process, USDAW recognised the popularity of the area with students and sought a partner that would help 
deliver best value for the site. The sale of the site will allow USDAW to fund its relocation, without relying on 
the funds of its members. Watkin Jones was chosen as USDAW’s development partner for this site as they 
are a reputable student accommodation provider with some experience of delivering scheme in Manchester.   
 
The site is in an ideal location for new purpose-built student accommodation, given its proximity to the 
University of Manchester’s Fallowfield campus and its proximity to the bus services on Wilmslow Road. 
Whilst some respondents suggested the site would be suitable for family accommodation, it is likely that 
any privately owned accommodation would be likely rented to students, resulting in more unmanaged 
student accommodation.  
 
5.3 Affordability  
 
A handful of respondents questioned whether the proposed accommodation would be affordable, 
particularly when compared to HMOs in the surrounding area. Watkin Jones has undertaken extensive 
research into the affordability of the proposed development in comparison to nearby HMOs.  
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Although PBSA weekly rents are generally higher than HMO accommodation, there are notable 

differences in the price structure as well as the offer. The length of contract has an impact on annual price; 

most private house shares or HMOs have 52-week contracts whereas PBSA contracts are typically much 

shorter aligned to actual occupation – the contracts for this development are anticipated to be 45 weeks. 

There is also generally the additional cost above rental in HMOs of utilities and broadband; this is generally 

included within the weekly price of PBSA. As such, it should be anticipated that the plans can be 

considered more attractive to students currently living in HMOs. 

5.4  Transport and Access  
 
Access to the site was raised by a handful of respondents, particularly with regards to the proposed 
parking arrangements and cycling facilities. For example, it was suggested that the plans may increase the 
pressure on local roads, and that a car park should be provided under the buildings to maximise the green 
space available. In addition, one respondent suggested that safe and secure locked bike parks should be 
made available.  
 
Limited parking will be available (c.9 bays) as students will be discouraged from bringing cars within the 
tenancy agreement. The available spaces will include disabled parking bays and provision will be made on 
site for temporary parking arrangements when term starts and ends for students to move their belongings 
in and out of the accommodation. Given the proximity of the site to existing bus networks, it is not 
anticipated that students will bring cars with them.  
 
In addition, 2no. indoor and secure cycle storage spaces will be provided within the accommodation 
blocks on site. 
 
The number of vehicle movements to and from the site will reduce as a result of the proposed 
development, as will the prevalence of on street parking in the local areas. As the there is only public 
transport accessibility to the site by bus, many of the existing USDAW staff members choose to drive to 
work and park at the site and on surrounding roads.  
 
5.5  Ecology and Biodiversity  
 
In response to the question asking how the proposals could maximise ecology and biodiversity, several 
suggestions were made. This included with regards to additional tree planting, improving local habitats, 
maximising opportunities to use renewable energy, and opportunities to increase the green space 
available on site.  
 
The application includes proposals to maintain the mature tree canopy along the street and Platt Fields 
Park boundaries, with any trees needing to be removed, replaced elsewhere on site at a rate of two 
replacements for every tree lost. A high-quality area of landscape will be provided to the east of the site 
in front of Oakley Villa and within the central courtyard. In addition, the scheme includes appropriate on-
site habitat protection and enhancement measures. The recommended mitigation includes the 
minimisation of tree loss, habitat protection during construction and the planting of native species. 
 
5.6  Development scale   
 
A handful of respondents suggested that the scale of the proposals should be reduced, for example 
reducing the number of bedrooms proposed as well as the height of the building.  
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The scale and form has been carefully designed relative to its context (including the high density development 

within the UoM Fallowfield campus) and the residential character will be more consistent with the 

surrounding area.  

During the pre-application process, the development team engaged with the Places Matter Design Review 

Panel on 23 October 2020. The feedback received was positive and the retention of Oakley Villa and its leafy 

setting was recognised as the heart of the site and a key feature of the scheme that sets it apart from student 

accommodation offerings elsewhere in Manchester. The Panel agreed that setting new built development 

back from Wilmslow Road behind Oakley Villa means the historic characteristics of the site remain at the 

heart of the scheme. 

The Panel supported the design of the four-storey contemporary block on the Langley Road frontage and as 

the block turns along the western boundary. The generous amount of green space and tree retention is also 

recognised as a positive and the Panel emphasised the importance of ensuring the open space is functional, 

particularly given the possible change in living trends as a result of Covid. A key point raised by the Panel and 

which has been incorporated into the scheme design evolution is pulling built development away from the 

north western corner of Oakley Villa to help create a view into the central courtyard and maximise the 

permeability and usability of this key feature. 

All comments received have been taken into consideration and directly affected the design evolution. The 

process of design review has served to refine and enhance the proposals. A comprehensive summary of 

which is provided in the accompanying Design and Access Statement. 

5.7  Proposed amenities    
 
Some respondents referred to the facilities proposed within the development, for example suggesting 
communal spaces should be delivered, as well as shops and commercial space. The proposals will establish 
a student residential cluster of buildings with a strong sense of place, forming an internal landscaped 
courtyard which is anchored around the historic Oakley Villa. New communal facilities will be created 
within Oakley Villa, including a games room, study areas, lounge areas and meeting rooms.  
 
Once built, the development is expected to be managed by Fresh, a reputable provider of purpose-built 
student accommodation. Fresh manages student accommodation across the country with one simple 
objective – to provide exceptional service to the clients whose properties they manage, and to the 
students who live in them. 
  
Fresh’s customer facing services are delivered locally by directly employed site-based staff. The teams are 
led by professional and experienced Accommodation Managers, who are responsible for the day-to-day 
running of each site, marketing to potential new tenants, health and safety compliance and working and 
liaising with Universities, the local community, and other stakeholders. Support is provided to the site-
based staff by an experienced specialist Central Services department, whose areas of expertise provide 
the Accommodation Teams with a detailed delivery framework, ensuring consistency of service delivery 
in line with recognised good industry practice. 
  
Fresh works in tandem with Universities and Colleges to provide a positive ‘student experience’ and 
ensure seamless access to shared services by integrating into the University’s pastoral care regime and 
ancillary services. The on-site teams play a vital part in supporting students and providing a link between 

academic life and ‘home’.  life. 
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6.0 CONCLUSIONS 
 
 
 
In bringing forward the proposals for the USDAW building in Fallowfield, Watkin Jones has undertaken a 
pre-application consultation regarding its proposals. The consultation has been undertaken in accordance 
with Manchester City Council’s Statement of Community Involvement, the Localism Act 2011, the National 
Planning Policy Framework and National Planning Practice Guidance. This has provided an opportunity for 
local residents, politicians and stakeholders to learn about the plans and submit their feedback. 
 
Watkin Jones would like to extend appreciation to all those who took part in the consultation process and 
engaged with members of the development team to provide feedback on the plans. Over 20,000 
individuals were advised of the consultation either via the form of a leaflet or social media. Useful 
feedback was received via stakeholder engagement and the public consultation highlighted important 
feedback from the 28 individuals who responded. Responses to these comments have been included 
within this document, and additional technical information has also been submitted as part of the planning 
application.  
 
This report reflects the views expressed during the public consultation and Watkin Jones has sought to 
address the concerns raised regarding the development. Moving forward, members of the team remain 
committed to continued engagement with local people and stakeholders with all channels of 
communication will remaining available throughout the planning process. 
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Appendix A: Letter to stakeholders 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  
  
  
  
  
  
  
  



 

20 
 

 
Appendix B: Afzal Khan MP support letter 
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Appendix C: Consultation leaflet and distribution area  
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Appendix D: Website  
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Appendix E: Virtual Exhibition  
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Appendix F: Social media adverts 
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Appendix G: Media coverage 
 
 
 


