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Our reference:  EIASCO/24/002 

Dear Ms Philcox   

TOWN AND COUNTRY PLANNING (ENVIRONMENTAL IMPACT 
ASSESSMENT) REGULATIONS 2017 (“THE EIA REGULATIONS”) 

SCOPING REQUEST UNDER PART 4 REGULATION 15(1) 

 ‘FORMER CENTRAL RETAIL PARK’ (“THE PROPOSED DEVELOPMENT”) 

SCOPING OPINION OF MANCHESTER CITY COUNCIL PURSUANT TO 
REGULATION 15 

Thank you for your request dated 2 October 2024, which was updated on the 
27 November 2024, for a Scoping Opinion at the above site. 

In coming to a formal opinion on the scope of the Environmental Statement 
(“ES”), Manchester City Council, as Local Planning Authority, has considered 
the supporting information contained within your ‘The Park Scoping Report’ 
prepared by yourselves, on behalf of the Applicant, the Government Property 
Agency (GPA), and the comments from statutory consultees.   

I have now had a chance to consider your scoping request and I outline my 
response below. 
 
The Proposed Development is considered an EIA development as it falls within 
the description and thresholds in Schedule 2 10(b) of the EIA Regulations as an 
‘Infrastructure Project - Urban Development Project’ which has the potential to 
have significant effects on the environment. In accordance with Schedule 2, 
Categories 10(b) (urban development projects) of the EIA Regulations and 
owing to the location, scale and nature and of the Proposed Development, I 
note that you recognise the need for an EIA and have therefore submitted the 



Scoping Report for consideration to the City Council, as Local Planning 
Authority. 

Before adopting a Scoping Opinion the City Council, as Local Planning 
Authority, must take into account the information specified in Regulation 15(6) 
of the EIA Regulations.  

(a) any information provided by the applicant about the proposed development;  

(b) the specific characteristics of the particular development;  

(c) the specific characteristics of development of the type concerned; and 

(d) the environmental features likely to be significantly affected by the 
development.  

This Scoping Opinion sets out the information that the City Council, as Local 
Planning Authority, considers should be included in the ES that will be 
submitted with the subsequent planning application made in respect of the 
Proposed Development.  

In formulating this Scoping Opinion the City Council, as Local Planning 
Authority, has taken account of, the requirements of the EIA Regulations, the 
nature and scale of the Proposed Development, the nature of the receiving 
environment, current best practice in the preparation of environmental 
statements, and the views expressed by the organisations and bodies that 
responded to the consultation.  

This Scoping Opinion should not be construed as implying that the City Council, 
as Local Planning Authority, agrees with the conclusions set out in the Scoping 
Request regrading impacts of the proposal.  This Scoping Opinion is without 
prejudice to any decisions subsequently taken in respect of any planning 
application submitted in respect of the Proposed Development. 

Your report of the 1 October 2024 sets out the proposed chapters that the ES 
will cover, and the disciplines which you believe should be scoped in and out of 
the EIA.   

These are as follows: 

Scoped In  

- Air Quality,  
- Biodiversity,  
- Climate Vulnerability,  
- Effects on Climate,  
- Ground Conditions and Contamination,  
- Historic Environment,  
- Human Health,  
- Materials and Waste,  
- Noise and Vibration,  
- Townscape and Visual,  
- Water Resources and Flood Risk,  
- Wind Microclimate,  



- Socio-economics, and  
- Cumulative Effects. 
 

Scoped out  

- Major Accidents and Disasters,  
- Aviation, and  
- Electronic Interference. 
-  

Below is a consideration of the Scoping Report for the Proposed Development 
and comments on the approach which you have outlined.   

CONSULTATIONS  

Regulation 15 (4) of the EIA Regulations require the City Council, as Local 
Planning Authority, to consult consultation bodies prior to adopting a Scoping 
Opinion.   

Having regard to Regulation 2 of the EIA Regulations, the following consultees 
were consulted who have specific environmental responsibilities and which the 
City Council, as Local Planning Authority, considers are likely to have an 
interest in the development proposal. 

- Natural England; 

- Environment Agency; 

- Greater Manchester Ecology Unit (GMEU); 

- Greater Manchester Archaeology Advisory Service (GMAAS); 

- Transport for Greater Manchester (TfGM); 

- Active Travel England (ATE); 

- United Utilities; 

- City Council Highway Services; 

- City Council Environmental Health; 

- City Council Flood Risk Management; 

- City Council Arborist; 

- City Council works and skills; 

- Aerodrome Safeguarding; 

- Design for Security at Greater Manchester Police. 

All responses of the consultees contacted by the City Council, as Local 
Planning Authority, during the EIA scoping process are appended to this letter.   

You are strongly recommended to consult further with consultees as 
appropriate throughout the EIA process as the development proposal evolves. It 



is thereby recommended all consultee responses are reviewed by you and the 
applicant in full.   

Any subsequent ES submitted with a planning application should reflect the 
points raised by the consultation bodies where this reflects the requirements of 
the Regulations. It is recommended that the ES summarises the scoping 
responses from the consultation bodies and how they are, or are not, 
addressed in this regard. Any consultation responses received after the date of 
this letter, that have not been taken into account within this Scoping Opinion, 
will be forwarded to you and should be given due consideration in the planning 
application and EIA process.  

CONTEXT  
 
The former Central Retail Park is approximately 4 hectares. The proposed 
development site, which is subject to this Scoping Opinion, is 0.91 hectares and 
would sit alongside the Phase 1 of the redevelopment of the former Central 
Retail Park by the GPA.  
 
The retail park was demolished a number of years ago and the site is currently 
vacant and covered in hardstanding which once former the car parking area of 
the site.  There is also gras and vegetation at the site.   
 
There is a significant ground level change across the former Central Retail Park 
between its northwest corner, descending towards its southeast corner where 
Great Ancoats Street and Old Mill Street intersect.  
 
The main vehicular access point located off Great Ancoats Street, and a 
secondary access point off Old Mill Street, formerly used for deliveries and 
waste collections. 
 
The development site is located in New Islington, Greater Manchester. The 
surrounding area contains a mixture of uses including commercial and 
residential uses.  The Co-op Academy New Islington Primary School, Cotton 
Field Park, New Islington Marina, New Islington Medical Practice and Urban 
Village Medical Practice are located along the northern boundary of the site.  
 
Opposite the Site, to the south of Great Ancoats Street, a number of businesses 
are located at the Urban Exchange, a retail outlet as well as residential 
buildings. There is also high-density residential accommodation within the 
surrounding area including to the west of the Site in Ancoats and southeast of 
the Site along Old Mill Street. 
 
SENSITIVE RECEPTORS  

The development site is located within the Greater Manchester Combined Air 
Quality Management Area (AQMA) along Great Ancoats Street.     

The site is not within, nor does it contain, any ecological designations including 
sites of specific interest (SSSI), sites of biological importance (SB1) or special 
protection areas (SPA).   



The site is located in Flood Zones 1.  The site is also situated within the 
Manchester, Salford and Trafford Critical Drainage Area (CDA).  The Rochdale 
Canal is the closest waterbody to the development site. 

The development site is not within a conservation area; however the boundary 
of the Ancoats Conservation Area runs adjacent to the northwest of the site, 
along the bank of the Rochdale Canal on the Former Central Retail Park side. 
There are six other conservation areas within 1km of the development site.  

There are no statutory Listed Buildings within the development site, however 
there are 240 Listed Buildings within 1km, the closest being Grade II Rochdale 
Canal Lock Number 82 located 11m west. Additional listed assets relevant to 
the Rochdale Canal are close to the site, and Sedgwick Mill and Royal Mill  
lining the west of Redhill Street.  

PROPOSED DEVELOPMENT 

I note from your Scoping Report that the Proposed Development is based on a 
number of parameters which are evolving as part of the design process.  
Should these parameters change, then a further scoping assessment should be 
undertaken if the scope of the ES needs to reflect this.   

The Proposed Development would consist of the following works: 

- There will be five areas of feature paving, with one large area parallel to 
Great Ancoats Street and another central between the Phase 1 ‘GPA 
development’ and subsequent Phase 2 developments.  

- Three designated play areas will be located throughout the Site, 
underlain with Corkeen which is a material composed of 100% natural 
cork.  

- Boardwalks will connect the Proposed Development into the existing 
Cotton Field Park, utilising complimentary materials.  

- A sheet metal feature wall is likely to mark the boundary between the 
Proposed Development and the Phase 1 development to provide visual 
interest and design whilst also increasing privacy and distinction between 
the two. 

- 96 Trees would be planted a combination of native and non-native 
species. 

- The lighting strategy will feature a variety of elements throughout the 
design, including lighting columns, bollard luminaries, tree uplighters, 
wayfinding lighting features. Other street furniture to be included 
comprises play furniture and/or outdoor exercise equipment, timber 
benches, clustered seating cubes, timber loungers and picnic tables. 
There will be a total of 54 cycle spaces comprising cycle stands, as well 
as 30 bins including a combination of recycling and general waste bins. 

ASSESSMENT OF THE SCOPING REPORT  



I can confirm that the approach outlined within the Scoping Report is 
considered to be generally acceptable, appropriate and proportionate.  This is 
also reflected in the nature of the consultation responses.   

You should note the specific points I have made below within the specific 
discipline areas which reflect the comments of the consultees and those of the 
City Council, as Local Planning Authority.   These matters should also be 
included and addressed within the relevant chapters of ES.    

Discussion of alternatives  

Paragraph (3)(d) of Regulation 18, and paragraph 2 of Schedule 4 of the EIA 
Regulations, require that environmental statements include discussion 
description of the reasonable alternatives to the Proposed Development and an 
indication of the main reasons for the option chosen, that have been considered 
by the applicant.  

I note within section 3 of your Scoping Request that you intend to provide a 
discussion on alternatives within the ES.  This will focus on alternatives 
considered and project design evolution.  

Presentation and content of the Environmental Statement  

The purpose of an ES is to enable significant environmental impacts of a 
proposed development to be fully considered before an application for planning 
consent is determined.  

The ES provides environmental information to aid the decision making process. 
The ES should be laid out clearly, with minimum use of technical terms (where 
appropriate) and should provide an objective and realistic description of the 
likely significant impacts of the proposed development.  

The information should be presented so as to be comprehensible to the 
specialist and non-specialist alike. The ES should be concise with supporting 
technical information placed in appendices 

Mitigation  

Paragraph 7 of Schedule 4 of the EIA Regulations states that mitigation 
measures may fall into a range of categories namely:  

- avoidance of impacts;  

- reduction in the magnitude of impacts; or  

- compensation for losses incurred through unavoidable impacts;  

These should be identified as such in the technical chapters of the ES.  

Mitigation measures should not be developed in isolation, as they may relate to 
more than one aspect of the environment (e.g. mitigation to address issues of 
landscaping, surface water management, air quality and biodiversity). 

The ES should set out the mitigation measures required to prevent, reduce and 
where possible offset any significant adverse effects. The ES should also 



identify any residual effects that could be expected to persist even with 
mitigation in place.  

The anticipated effectiveness of any mitigation measures proposed should be 
addressed within the ES.  Only mitigation measures that can be shown to be 
deliverable (i.e. technically and financially viable), and for which the applicant 
can deliver and implement as part of any planning permission granted, should 
be taken into account as part of the assessment.  

It is further recommended that a section is included in the ES in which the 
mitigation measures proposed across all the technical chapters are collated and 
presented as an integrated package.  

It is considered best practice to outline in the ES, the structure of the 
environmental management and monitoring plan.   

Cumulative effects  

The committed developments summarised in part 22 of your Scoping Report 
appears to be acceptable.  

Cross references and summarising of the findings  

All specialist chapters should be cross-referenced to other relevant disciplines 
(for example traffic impacts on air quality). Consideration of the potential for 
interactions between the different aspects of the environment is essential to the 
production of a robust assessment.  

The ES should not be a collection of separate specialist chapters, but a 
comprehensive assessment of the environmental impacts of the proposed 
components of the wider scheme, and should account for how the identified 
impacts could be mitigated or avoided, or how suitable compensation could be 
provided to offset those effects.  

In accordance with the requirements of paragraph 6 of Schedule 4 of the EIA 
Regulations, each technical chapter should include a description of the 
forecasting methods or evidence, used to identify and assess the significant 
effects on the environment, including details of any difficulties (e.g. technical 
deficiencies, lack of know-how, etc.) encountered by the applicant during the 
preparation of the ES and the main uncertainties involved. 

ENVIRONMENTAL MATTERS TO BE SCOPED OUT OF THE ES 

The City Council comments as follows, based on the information provided, on 
the matters proposed to be scoped out of the ES.  

- Major Accidents and Disasters; 
- Aviation; and  
- Electronic Interface. 

 
Major Accidents and Disasters 
 
Major Accidents and Disasters can be scoped out of the EIA. The contents of 
Chapter 18 of the Scoping Report are noted and it is agreed that there would be 



no significant environmental impacts which require consideration in this regard 
as a result of the development.   
 
 
Aviation 
 
Aviation can be scoped out of the EIA. The contents of Chapter 20 of the 
Scoping Report are noted and it is agreed that there would be no significant 
environmental impacts which require consideration in this regard as a result of 
the development.   
 
Electronic Interface 
 
Electronic Interface can be scoped out of the EIA. The contents of Chapter 21 
of the Scoping Report are noted and it is agreed that there would be no 
significant environmental impacts which require consideration in this regard as 
a result of the development.   
 
Summary  

I agree that the matters you have identified to be scoped out of the ES are 
appropriate.   

The planning application must be supported by appropriate documentation, 
including any mitigation, to minimise any effects as a result of the Proposed 
Development from the matters capable of being scoped out.  The City Council 
reserves the right to re-consider this position following a more detailed 
consideration of the reports which will accompany the planning application.    

ENVIRONMENTAL STATEMENT CHAPTERS - SPECIFIC COMMENTS ON 
THE TECHNICAL CONTENTS  

The ES should be proportionate in its consideration of the aspects of the 
environment listed under Paragraph 2 of Regulation 4 of the EIA Regulations. 
Those aspects of the environment that are subject to the most significant 
impacts from the Proposed Development should be the primary focus of the ES.   

Your Scoping Report advises that the ES will cover the following topic areas.  

- Air Quality,  
- Biodiversity,  
- Climate Vulnerability,  
- Effects on Climate,  
- Ground Conditions and Contamination,  
- Historic Environment,  
- Human Health,  
- Materials and Waste,  
- Noise and Vibration,  
- Townscape and Visual,  
- Water Resources and Flood Risk,  
- Wind Microclimate,  
- Socio-economics, and  



- Cumulative Effects. 
 

As highlighted above, you should also include Human Health within relevant 
chapters within the ES.   

General Comments  

For planning purposes, the development site is located in the expanded City 
Centre boundary as well as located in the Regional Centre.  The site is also the 
focus of its own Strategic Regeneration Framework.      

The significance of the site should be reflected throughout the ES.  The 
Environmental Chapters must therefore consider the impacts of the Proposed 
Development on this context in order to determine any wider significant 
environmental impacts.   

Air Quality 
 
The comments within your Scoping Report are noted and are acceptable in 
terms of their consideration in the ES.   

Biodiversity 
 
The comments within your Scoping Report are noted and are acceptable in 
terms of their consideration in the ES.   

Climate Vulnerability 
 
The comments within your Scoping Report are noted and are acceptable in 
terms of their consideration in the ES.   

Effects on Climate 
 
The comments within your Scoping Report are noted and are acceptable in 
terms of their consideration in the ES.   

Ground Conditions and Contamination 
 
The comments within your Scoping Report are noted and are acceptable in 
terms of their consideration in the ES.   

Historic Environment 
 
The comments within your Scoping Report are noted and are acceptable in 
terms of their consideration in the ES.   

You will note the comments by Historic England and Greater Manchester 
Archaeology Advisory Service when preparing the EIA.    
 
Human Health 
 
The comments within your Scoping Report are noted and are acceptable in 
terms of their consideration in the ES.   



Materials and Waste 
 
The comments within your Scoping Report are noted and are acceptable in 
terms of their consideration in the ES.   

Noise and Vibration 
 
The comments within your Scoping Report are noted and are acceptable in 
terms of their consideration in the ES.   

Socio-economics 
 
The comments within your Scoping Report are noted and are acceptable in 
terms of their consideration in the ES.   

This chapter should also recognise the socio benefits of improvements to public 
realm to the viability and vitality of the area and the impact on wellbeing and 
health of visitors and workers at the buildings and residents in the local area.  
These are positive contributions as a direct consequence of the development.   
 
Townscape and Visual 
 
The comments within your Scoping Report are noted and are acceptable in 
terms of their consideration in the ES.   

Water Resources and Flood Risk 
 
The comments within your Scoping Report are noted and are acceptable in 
terms of their consideration in the ES.   

You will note the comments by the Flood Risk Management Team and the 
Environment Agency when preparing the EIA.    
 
Wind Microclimate 
 
The comments within your Scoping Report are noted and are acceptable in 
terms of their consideration in the ES.   

Cumulative Effects 
 

The comments within your Scoping Report are noted and are acceptable in 
terms of their consideration in the ES.   

FURTHER INFORMATION  

The City Council, as Local Planning Authority, has undertaken a thorough 
consideration of the information contained within your Scoping Report together 
with providing comments from relevant statutory consultees.  The issuing of this 
Scoping Opinion does not preclude the City Council, as Local Planning 
Authority, from requesting further information at a later stage as the 
development proposals evolve or whilst a future planning application is being 
formally considered.    



I trust this information is of some assistance to you.  Should you require 
anything further please do not hesitate to contact myself or Jennifer Atkinson.   

Yours sincerely  

 

Dave Roscoe  

Deputy Director of Planning, Building Control and Licensing  



ALERT This message originated outside of the Manchester City Council network. BE
CAUTIOUS before clicking any links or opening any attachments. Please remember your Cyber
Training and report anything suspicious.

Outlook

Fw: LSBUD Ref: 34968181 Your Ref: EIASCO/24/002 (DE) DBYD MP-LP High Risk

From Planning <Planning@manchester.gov.uk>
Date Thu 10/10/2024 12:42
To Jennifer Atkinson 

1 attachments (781 KB)
34968181_CadentGas.pdf;

Information, Delivery & Support Team
Planning, Building Control & Licensing
Growth & Development Directorate
Postal address: Manchester City Council, P O Box 532, Town Hall, Manchester M60 2LA
Location address: Level 6 Town Hall Extension, Manchester M2 5DB
Tel: 0161 234 4516

Please consider the environment before printing an e-mail.

From: .box.Cadent.PlanningApplications < >
Sent: 08 October 2024 08:41
To: Planning <Planning@manchester.gov.uk>
Subject: LSBUD Ref: 34968181 Your Ref: EIASCO/24/002 (DE) DBYD MP-LP High Risk
 

 
Date: 07/10/2024
LinesearchbeforeUdig ref: 34968181
Your ref: EIASCO/24/002 (DE)

Dear Sir/Madam,

Your planning application – No objection, informative note required
We have received a notification from the LinesearchbeforeUdig (LSBUD) platform regarding a planning
application that has been submitted which is in close proximity to our medium and low pressure assets. We
have no objection to this proposal from a planning perspective, however we need you to take the following
action.
What you need to do
To prevent damage to our assets or interference with our rights, please add the following Informative
Note into the Decision Notice:
Cadent Gas Ltd own and operate the gas infrastructure within the area of your development. There may be
a legal interest (easements and other rights) in the land that restrict activity in proximity to Cadent assets
in private land. The applicant must ensure that the proposed works do not infringe on legal rights of access
and or restrictive covenants that exist.

16/10/2024, 12:48 Email - Jennifer Atkinson - Outlook

https://outlook.office.com/mail/inbox/id/AAMkAGU2N2NiYmQ4LWRlYmUtNGVlMC1hZmM4LTA5Nzk4OTRiODQ0MgBGAAAAAADzZkAunzQWSa… 1/2



If buildings or structures are proposed directly above the apparatus the development may only take place
following diversion of the apparatus. The applicant should apply online to have apparatus diverted in
advance of any works, by visiting cadentgas.com/diversions
Prior to carrying out works, including the construction of access points, please register on
www.linesearchbeforeudig.co.uk to submit details of the planned works for review, ensuring requirements
are adhered to.
Your responsibilities and obligations
Cadent may have a Deed of Easement on the pipeline, which provides us with a right of access for a
number of functions and prevents change to existing ground levels, storage of materials. It also prevents
the erection of permanent/temporary buildings, or structures. If necessary Cadent will take action to legally
enforce the terms of the easement.
This letter does not constitute any formal agreement or consent for any proposed development work either
generally or related to Cadent’s easements or other rights, or any planning or building regulations
applications.
Cadent Gas Ltd or their agents, servants or contractors do not accept any liability for any losses arising
under or in connection with this information. This limit on liability applies to all and any claims in contract,
tort (including negligence), misrepresentation (excluding fraudulent misrepresentation), breach of statutory
duty or otherwise. This limit on liability does not exclude or restrict liability where prohibited by the law nor
does it supersede the express terms of any related agreements.
If you need any further information or have any questions about the outcome, please contact us at

 or on  quoting your reference at the top of this letter.

Kind Regards,
Plant Protection Team

cadentgas.com

This e-mail, and any attachments are strictly confidential and intended for the addressee(s) only. The content
may also contain legal, professional or other privileged information. If you are not the intended recipient, please
notify the sender immediately and then delete the e-mail and any attachments. You should not disclose, copy or
take any action in reliance on this transmission.

Please ensure you have adequate virus protection before you open or detach any documents from this
transmission. Cadent Gas Limited does not accept any liability for viruses. An e-mail reply to this address may
be subject to monitoring for operational reasons or lawful business practices.

Cadent Gas Limited is a limited liability company, registered in England and Wales (registered no.
10080864) with its registered office at Pilot Way, Ansty Park, Coventry, CV7 9JU.

******************************************************************
This email and any files transmitted with it are confidential and intended solely for the use of the individual or entity to whom they are addressed.
If you have received this email in error, please notify the sender, or dpo@manchester.gov.uk, and then permanently delete the email, attachments and
all copies.
The full text of the Council's email disclaimer is available at: www.manchester.gov.uk/emaildisclaimer.
Your personal data is very important to us. Please refer to our privacy notice at: www.manchester.gov.uk/privacy for further information.

This footnote also confirms that this email message has been swept for the presence of computer viruses.
******************************************************************
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Canal & River Trust Planning Team 
Canal & River Trust, National Waterways Museum, Ellesmere Port  South Pier Road  Ellesmere Port  Cheshire  CH65 4FW 

    W:  canalrivertrust.org.uk 
 
Patron: H.R.H. The Prince of Wales. Canal & River Trust, a charitable company limited by guarantee registered in England and Wales with company number 7807276 and registered charity 
number 1146792, registered office address National Waterways Museum Ellesmere Port, South Pier Road, Ellesmere Port, Cheshire CH65 4FW 

 

 

Dear Jennifer Atkinson, 

Proposal: Request for Scoping opinion under Part 4, Regulation 15 of The Town and Country Planning 
(Environmental Impact Assessment) Regulations 2017 (as amended) 

Location: Manchester Digital Campus, Great Ancoats Street, Manchester 

Waterway: Rochdale Canal 

 

Thank you for your consultation. 

We are the charity who look after and bring to life 2000 miles of canals & rivers. Our waterways contribute to the 
health and wellbeing of local communities and economies, creating attractive and connected places to live, work, 
volunteer and spend leisure time. These historic, natural and cultural assets form part of the strategic and local 
green-blue infrastructure network, linking urban and rural communities as well as habitats. By caring for our 
waterways and promoting their use we believe we can improve the wellbeing of our nation. The Trust is a 
statutory consultee in the Development Management process. 

Based on the information available our substantive response (as required by Article 15 of the Town & Country 
Planning (Environmental Impact Assessment) Regulations 2017 (as amended)) is the following general advice:  

The Canal & River Trust’s (the Trust) interest with the document relates to the interface with the Rochdale Canal 
corridor which forms the north-western most boundary of the area and how the regeneration on the site would 
interact with the canal and in terms of potential link through the site to the Ashton Canal.  The Rochdale canal 
corridor is within the Ancoats conservation area, the grade II listed lock 82 is adjacent to the site as well as the 
Trust owned Redhill footbridge.   On the opposite side of the canal the listed Royal Mill and Sedgwick Mill are 
sited, although not owned by the Trust, these relate to the history of the canal corridor. The redevelopment of 
the former Central Retail Park is aiming to encourage pedestrian and cyclist connectivity and a greater 
interaction with the canal, which we welcome and support.   

As set out in the document the Proposed Development will comprise the redevelopment of the site into two new 
buildings ranging in height up to 10 storeys. 

Chapter 6 - Air Quality 

We agree this topic is scoped into the Environmental Statement.  We welcome the reference to Rochdale canal 
and Ashton canal Local Wildlife Sites. The Rochdale canal is also a SSSI and SAC, however not the section next to 
the site and beyond the 2km buffer, reference should perhaps however be made.   

Manchester City Council 
PO Box 532 
Town Hall 
Manchester 
M60 2LA 
 

Your Ref EIASCO/24/001 

Our Ref CRTR-PLAN-2024-42788 

Tuesday 22 October 2024  
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We also note that dust is mentioned, and it is important that the adjacent canal is considered as a key receptor 
and appropriate mitigation is put in place. 

Chapter 7 - Biodiversity 

We agree this topic is scoped into the Environmental Statement.  This section does mention the Rochdale canal 
SAC and SSSI status.  Both the Rochdale and Ashton canals should be considered in relation to the section near 
the site as they are hydrologically connected.  Biodiversity Net Gain (BNG) may also be relevant if the canalside 
habitat is being altered.   Any enhancements for the watercourse part of the BNG should be met through on-site 
enhancements to avoid degrading the baseline biodiversity value of our waterways.   

The key biodiversity aspects relating to the canal such as protected species (bats, floating water plantain etc.) 
are covered and consideration given to key issues during construction and operation such as pollution 
prevention and lighting.  We note that the surveys so far seem to show no evidence of bats or invasive non-
native species.   

Chapter 10 - Daylight, sunlight and overshadowing 

We agree this topic is scoped into the Environmental Statement.  This chapter however seems to deal with 
impact on residential properties, as opposed to the waterway and its users.  That stated we do note paragraph 
10.4.2 which does mention overshadowing of the canal corridor.   We would agree that the potential impact of 
reduced sunlight due to taller buildings is considered in relation to impact on notable aquatic plants.  In addition, 
landscape planting close to the canal corridor could be used to reduce light spill from new buildings onto canal. 

Chapter 11 - Ground conditions and contamination 

We agree this topic is scoped into the Environmental Statement.  This chapter does not however consider the 
stability or integrity of the canal infrastructure, when it ought to.  We would ask that the chapter is expanded to 
include consideration of the structural integrity of the canal infrastructure.   

We are also concerned that the chapter does not seem to consider waterways as receptor to pollution either. 
We consider that this omission is addressed, and the mitigation proposed at 11.6 expanded to include the canal. 
Specific reference to the canal will need to be made including in terms of any unknown historic/buried linkages. 

Chapter 12 - Historic environment 

We agree this topic is scoped into the Environmental Statement.  Section 12.2.6 considers the canal related 
heritage assets. The Rochdale canal is detailed further at 12.2.12.  As set out at 12.5 the assessment will specifically 
consider the Rochdale canal (lock 84). We look forward to reviewing this chapter in terms of how the scheme 
intends to mitigate the impact on the canal related heritage assets.  

Chapter 15 - Noise and vibration 

We agree this topic is scoped into the Environmental Statement.  This chapter mainly relates to noise for 
residential properties, although we do note paragraph 15.2.5 which does make reference to consideration being 
given to amenity spaces including the Rochdale canal. 

The vibration monitoring will need to consider the canal/lock, especially in relation to piling activities and we 
would ask that consideration/assessment is given to this matter and mitigated accordingly.   

Chapter 17 - Townscape and Visual 

We agree this topic is scoped into the Environmental Statement.  The chapter makes reference to the adjacent 
listed lock (and historic mills)  Looking at figure 17-1 and the proposed viewpoint locations this will broadly 



Canal & River Trust Planning Team 
Canal & River Trust, National Waterways Museum, Ellesmere Port  South Pier Road  Ellesmere Port  Cheshire  CH65 4FW 
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Patron: H.R.H. The Prince of Wales. Canal & River Trust, a charitable company limited by guarantee registered in England and Wales with company number 7807276 and registered charity 
number 1146792, registered office address National Waterways Museum Ellesmere Port, South Pier Road, Ellesmere Port, Cheshire CH65 4FW 

consider the canal within viewpoints 2, 3 and 4 in the vicinity of the canal, there will also be viewpoints from 
Islington marina at 5 and 6.  

We do however note that there are no viewpoints from the Ashton Canal, which is in close proximity to the site 
and should be examined. However, considering the surrounding townscape views, there may be limited 
opportunities to propose a viewpoint. One potential location is Old Mill Street, where the Ashton ends, which 
may impact the skyline with glimpsed views of the new built form. 

Chapter 18 - Transport 

We agree this topic is scoped into the Environmental Statement.  Section 18.2.19 considers the pedestrian and 
cyclist access to the site, with reference to the canal.  We would welcome consideration being given to how the 
access around the lock could be enhanced to enable access.  It will also be critical that water safety is 
considered when planning the interaction with the water space.   

Chapter 19 - Water resources and flood risk 

We agree this topic is scoped into the Environmental Statement.  Paragraph 19.2.5 onwards makes reference to 
the canal network and the historic records of overtopping.  The document seems to cover most aspects, 
although we note they refer to Shooters Brook as being a lost watercourse. Whilst the water course may be lost, 
our only discharge sluice in the area discharges into the culverted section of Shooters Brook, and as such could 
feed unexpected volumes of water into the brook course. This will need to be considered in respect of both our 
flows, and any potential flows that the developer may feed in. 

Any surface water connection to the canal would need to be assessed, and probably need mitigation as the 
canals and marina are at capacity. 

Chapter 20 - Wind microclimate 

We agree this topic is scoped into the Environmental Statement.  This chapter could include assessment of wind 
tunnelling on the canal corridor, but given the building heights and offset to the canal this may not be of 
significant concern.  

The Trust as adjacent landowner  

We encourage early engagement between the developer and the Trust in order to address any practical issues 
around development works on adjacent land. We run a free pre-application advice service and encourage 
developers to engage with us as early as possible on their proposed developments. Further information can be 
found at https://canalrivertrust.org.uk/specialist-teams/planning-and-design/our-statutory-consultee-role/what-
were-interested-in/pre-application-advice 

The above comments do not prejudice any further matters that might be raised at a later stage as the 
plan/document emerges or future planning applications.  

Yours sincerely, 
 
 
 
Tim Bettany-Simmons MRTPI 
Senior Planner – Major Projects & Infrastructure 

 
 

 
https://canalrivertrust.org.uk/specialist-teams/planning-and-design 
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Dear Jennifer Atkinson, 

Proposal: Request for Scoping opinion under Part 4, Regulation 15 of The Town and Country Planning 
(Environmental Impact Assessment) Regulations 2017 (as amended) 

Location: Former Central Retail Park (The Park), Great Ancoats Street, Manchester 

Waterway: Rochdale Canal and Ashton Canal 

Thank you for your consultation. 

We are the charity who look after and bring to life 2000 miles of canals & rivers. Our waterways contribute to the 
health and wellbeing of local communities and economies, creating attractive and connected places to live, work, 
volunteer and spend leisure time. These historic, natural and cultural assets form part of the strategic and local 
green-blue infrastructure network, linking urban and rural communities as well as habitats. By caring for our 
waterways and promoting their use we believe we can improve the wellbeing of our nation. The Trust is a 
statutory consultee in the Development Management process. 

Based on the information available the proposal as described above does not require consultation with the Trust 
as a statutory consultee and a substantive response is not required by the Town & Country Planning 
(Development Management Procedure) (England) Order 2015 (as amended) in this instance. The Trust has no 
comment to make. 

The Scoping Opinion relates to the park, and this does not abut directly with the waterways that we own and 
manage.   The Trust have made comments on the scoping opinion under the Council reference EIASCO/24/001 
in relation to the development and we refer to these comments to inform the scheme as a whole and the 
Environmental Statement.  

Please do not hesitate to contact me with any queries you may have. 

Yours sincerely, 

 
Tim Bettany-Simmons MRTPI 
Senior Planner – Major Projects & Infrastructure 
 

 
 

https://canalrivertrust.org.uk/specialist-teams/planning-and-design 

Manchester City Council 
PO Box 532 
Town Hall 
Manchester 
M60 2LA 
 

Your Ref EIASCO/24/002 

Our Ref CRTR-PLAN-2024-42789 

Tuesday 22 October 2024  

 



 

End 

 

 

 

 

 

 
Jennifer Atkinson 
Manchester City Council 
Town Hall Albert Square 
Manchester 
Lancashire 
M2 5DB 
 

 
 
Our ref: SO/2024/124484/01 
Your ref: EIASCO/24/002 
 
Date:  24 October 2024 
 
 

 
Dear Jennifer,  
 
Request for scoping opinion under part 4, regulation 15 of the town and country 
planning (environmental impact assessment) regulations 2017 (as amended)    
 
Former Central Retail Park (The Park) Great Ancoats Street Manchester   
 
Thank you for consulting us on the above EIA scoping opinion request, which we received 

on 4th October 2024. We have no objection in principle to the proposed development, but 

we would wish to make the following comments. 

     
Environment Agency position  

 

We expect the Environmental Impact Assessment to consider the impacts the 

development may have in relation to contamination at the site and detail any required 

mitigation measures to prevent an adverse impact on the water environment. 

  

In addition, where historic uses have led to contamination of the soils and/or groundwater 

beneath the site, the developer should address risks posed to controlled waters by 

referring to the published Environment Agency land contamination technical guidance 

available on the direct.gov website. 

 

Please forward a copy of this letter to the applicant. 

 

Should you have any queries regarding this response, please do not hesitate to contact 

me.  

 

Yours sincerely, 

 

Chris Nugent  

Planning Advisor 

  



ALERT This message originated outside of the Manchester City Council network. BE
CAUTIOUS before clicking any links or opening any attachments. Please remember your Cyber
Training and report anything suspicious.

Outlook

Scoping Opinion EAISCO/24/002 Former Central Retail Park - Proposed public open space

From  
Date Mon 21/10/2024 18:20
To Jennifer Atkinson 

 

Hi Jennifer
 
I am satisfied that biodiversity does not need to be scoped in to the Environment Assessment for this
development.
 

Ecologist
Planning and Transportation
Planning and Transportation
Place

Tameside MBC | Twitter | Facebook | Instagram | LinkedIn
Dukinfield Town Hall | King Street | Dukinfield | Tameside | SK16 4LA
 

 
This email was sent at a time & date convenient to the sender; please do not
feel under any pressure to respond immediately if this is outside your normal
working hours.

Email Disclaimer https://www.tameside.gov.uk/disclaimer

 

22/10/2024, 08:39 Email - Jennifer Atkinson - Outlook

https://outlook.office.com/mail/inbox/id/AAMkAGU2N2NiYmQ4LWRlYmUtNGVlMC1hZmM4LTA5Nzk4OTRiODQ0MgBGAAAAAADzZkAunzQWSa… 1/1



1 
 

The Town and Country Planning (Environmental Impact Assessment) 
Regulations 2017 (as amended) (the “EIA” Regulations) - Request for 
Scoping Opinion: Manchester Digital Campus Great Ancoats Street 

Manchester (Landscape Masterplan) 
 

(Lead Local Flood Authority (LLFA) response – 28th October 2024) 
 
 
The proposed development (site boundary) is situated within Flood Zone 1. There are some 
areas of  Flood Zone 2 and Flood Zone 3 within the wider study area, the Flood Map for 
Rivers and Sea can be viewed at: http://maps.environment-agency.gov.uk/. The developer 
will need to submit a Flood Risk Assessment (FRA) with all planning applications.  
 
The site is generally at a low/medium risk of  surface water f looding. The Flood Map for 
Surface Water can be viewed at: http://maps.environment-agency.gov.uk/. 
 
The proposed development is within an area at low susceptibility to groundwater f looding. 
 
MCC does not hold any recorded incidents of  f looding within the boundary. 
 
. Surface water management for the site needs to follow the drainage hierarchy:  

- Inf iltration into ground 
- Connection to the watercourse 
- Connection to discharge water sewer and as a last resort;  
- Connection to the combined sewer.  

 
Presence of  Made Ground on site could be suspected. However, site investigation and 
percolation tests in line with BRE 365 Digest should be undertaken to assess feasibility of  
inf iltration into ground as a method for surface water disposal.  
 
The culverted watercourse Shooters Brook runs within the site boundary, if  inf iltration on 
site is not possible, the next discharging point for surface water should be this watercourse, 
where feasible. 
 
If  surface water is to discharge to the Shooters Brook, then outfall details and proposed 
discharge rates should be agreed in principle with MCC LLFA.  
 
The use of  pollution control measures for surface water discharge should be assessed and 
considered where appropriate. 
 
If  surface water is to be discharged into a United Utilities sewer this should be agreed in 
principle with them. 
 
The Government has strengthened planning policy on the provision of  sustainable drainage 
systems (SuDS) for ‘major’ planning applications which was introduced on 6 April 2015 
(Paragraph 103 of  National Planning Policy Framework and Ministerial Statement on 
SuDS). As per the guidance issued by the Department of  Communities and Local 
Government (DCLG), all ‘major’ planning applications being determined f rom 6 April 2015, 
must consider sustainable drainage systems.  
 
SuDS should be designed to control surface water as close to its source as possible. Well-
designed sustainable drainage systems also  provide opportunities to: 

- reduce the causes and impacts of  f looding, 
- remove pollutants f rom urban run-of f  at source, 
- combine water management with green space with benef its for amenity, recreation 

and wildlife. 
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The Council is encouraging use of  green roofs, green walls, tree planting and other forms of  
green inf rastructure to allow for the adaptation to climate change in heavily urbanised area. 
New Green inf rastructure provision should be an exemplar of  best practice and innovation 
in terms of  both its design and management. Greater Manchester is the f irst city-region in 
the UK to develop a Natural Capital Investment Plan designed to encourage investments in 
natural capital that deliver f inancial as well as social returns.   
 
The use of  SuDS should also help achieve the sustainability objectives of  the National 
Planning Policy Framework (NPPF).  
 
The suitability of  sustainable drainage systems should be assessed in accordance with 
paragraphs 051, 079  and 080 of  the revised NPPF Planning Practice Guidance for Flood 
Risk and Coastal Change (http://planningguidance.planningportal.gov.uk/blog/ 
guidance/f lood-risk-and-coastal-change/).  

Sustainable drainage systems should be designed in line with national Non-Statutory 
Technical Standards for SuDS 
(https://www.gov.uk/government/uploads/system/uploads/attachment_data 
/f ile/415773/sustainable-drainage-technical-standards.pdf ) and local policies EN08, EN09, 
EN14, EN15 and EN17 of  the Core Strategy.  

The area is situated within a Critical Drainage Area and in accordance with the Manchester 
City Council SFRA at least a 50% reduction in surface water runof f  should be provided 
through SUDS as part of  any brownf ield development with the aim of  reducing to the 
Greenf ield runof f  rates. For any new connections, the development must be limited to 
greenf ield run-of f  rates. 
 
Surface water should be managed to ensure there is no increased surface water f rom the 
proposed development and runof f  f rom extreme events should be retained within the site 
such that the adjacent third-party land is not af fected. 

Hydraulic calculations and drawings to support the design need to be provided along with 
proposed standards of  operation and maintenance in accordance with paragraph 081 of  
NPPF Planning Practice Guidance.  

Management and maintenance plan for the lifetime of  the development which shall include 
the arrangements for adoption by any public body or statutory undertaker, or any other 
arrangements to secure the operation of  the sustainable drainage scheme throughout its 
lifetime shall be submitted.  

Our records indicate a culverted ordinary watercourse (Shooters Brook) to potentially be 
located within the site boundary. MCC LLFA would currently question point 15.2.10, as this 
refers to the culvert as a ‘lost watercourse’. EIA refers to CCTV undertaken within the site 
boundary and culvert routing; CCTV must be submitted to accompany any planning 
application.  
 
The developer will need to ensure the appropriate treatment of  the culverted watercourse, 
and submit a plan demonstrating culvert route, depth, maintenance easements and 
condition. It is worth noting that Policy EN 17, where feasible and appropriate, development 
seeks to daylight any culverted watercourses.  
 
Any alterations to an ordinary watercourse will require consent f rom MCC LLFA under Land 
Drainage Act 1991. The developer can apply for land drainage consent (if  required) via the 
following link: 
https://manchester.civicapayforms.co.uk/Sales/LaunchInternet.aspx?saleform=drainage.  
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MCC also provide a data screen service via the following link: 
https://manchester.civicapayforms.co.uk/Sales/LaunchInternet.aspx?saleform=llfa 
 
 
 

 



 
GMAAS, The University of Salford. Peel Building 

 www.salford.ac.uk   
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Greater Manchester Archaeological Advisory Service 
School of Science, Engineering & Environment 

Room LG 20, Peel Building 
University of Salford 

Salford M5 4WX 
 
Jennifer Atkinson 
Principal Planning Manager 
Manchester City Council 
PO Box 532 
Town Hall 
Manchester M60 2LA 
 
Date: 24th October 2024 

 

Dear Jen 

Archaeological Consultation: Application EIASCO/24/002 – The Park, Great Ancoats Street, 
Manchester – Scoping Opinion (Archaeology) 
Thank you for consulting GMAAS on the above request for a Scoping Opinion. 

The request is supported by a Scoping Report prepared by Atkins that is dated September 2024. 
The report includes a section on the historic environment (Section 10) that covers the historic built 
environment and the below-ground archaeological resource, setting out the relevant planning 
policy, legislation and guidance, followed by a brief overview of the baseline conditions. It also sets 
out the topics that are proposed to be scoped into the EIA, which includes the historic environment. 

The overview of the historic environment contains several minor errors, misconceptions and 
omissions, although the Conservation & Design team at Manchester City Council is better placed 
to comment on the historic built environment and whether the topic should be ‘scoped in’ to the 
Environmental Statement. 

The proposed development area contains some sites of potential below-ground archaeological 
interest deriving from the development of Ancoats during the late 18th and early 19th centuries as 
an industrialised area of international repute. A list of seven sites of potential archaeological interest 
that are considered ‘most relevant’ to the proposed development is presented in paragraph 
10.2.16, although none lie within the area of the proposed park and one (the site of Moore’s Mill) 
was subject to complete excavation in 2006, which culminated in the complete removal of all 
archaeological remains. It is disappointing to note that two sites of especial archaeological interest 
that do lie at least partly within the area of the park are not mentioned – the former Shooter’s Brook 
Pottery and the Shooter’s Brook Ironworks. The Shooter’s Brook Pottery is annotated on late 18th-
century maps of Manchester and is the only known pot house in Manchester during that period. 
Nothing is known about the type and form of wares produced at the pot house, although it may be 
anticipated that it served the burgeoning domestic market for domestic pottery in 18th- and early 
19th-century Manchester. It is likely that fragments of pottery from the pot house have been 
recovered from numerous archaeological excavations across the city, although it has hitherto been 
impossible to provenance this material, a situation that can only be rectified by the recovery of 
ceramic material from the Shooter’s Brook Pottery via intrusive archaeological investigation. This 
has been highlighted as a pressing Research Objective in the current North West Historic 
Environment Research Framework. 

Whilst it is likely that fragments of ‘wasters’ discarded from the pottery kiln will survive in 
archaeological layers across the site of the park, it is unknown whether any structural remains of 
the pot house survive intact below ground; well-preserved remains of the kiln could potentially be 
of high regional importance, especially if they were associated with kiln material. 

 



 
GMAAS, The University of Salford. Peel Building 

 www.salford.ac.uk   

 

 

The Scoping Report proposes that an ‘assessment of the archaeological remains is considered for 
construction’ in the EIA ‘due to the potential for significant effects at construction and operation.’ A 
subsequent paragraph in the report, however, states that ‘all archaeological works will have been 
undertaken as part of the GPA Phase 1 scheme’ and that ‘it is anticipated that no further 
archaeological works will be required as part of this scheme.’ This raises the question as to why it 
is proposed to scope in archaeology as a topic for further consideration as part of the EIA. 

The approach to a detailed assessment of the archaeological resource is proposed to include ‘an 
inspection of documentary sources held by the Greater Manchester HER, University of Manchester 
and Greater Manchester County Record Office’, although this is very unlikely to contribute any 
further information of relevance to the current baseline data. Indeed, it will not be possible to 
establish the significance of the former Shooter’s Brook Pottery (and Shooter’s Brook Ironworks, 
which occupied the same site subsequently) without intrusive archaeological investigation.  

GMAAS recommends that the site of Shooter’s Brook Pottery / Shooter’s Brook Ironworks should 
be subject to intrusive archaeological evaluation, which should aim to establish the presence, 
depth, character, date and extent of any physical remains deriving from the pot house and the later 
Shooter’s Brook Ironworks. This could be undertaken in tandem with the GPA Phase 1 scheme or 
specifically to inform the proposed ES Chapter on the historic environment, if archaeology is 
scoped in. The data generated from this investigation will be crucial to informing the archaeological 
mitigation measures that will be presented in the Environmental Statement for the Park.  

In summary, GMAAS would be content for archaeology to be scoped out of the EIA for The Park 
providing that the site is subject to intrusive investigation as part of the GPA Phase 1 scheme, as 
indicated in the Scoping Report. Should a decision be taken to scope in archaeology to the EIA 
process, however, then assessment should include intrusive investigation in order to formulate a 
meaningful mitigation strategy. Any scheme of intrusive investigation should be devised in 
consultation with GMAAS and undertaken by an appropriately qualified and experienced 
archaeological contractor. 

 

Yours sincerely 

 
 

Heritage Management Director (Archaeology) 
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Historic England is subject to both the Freedom of Information Act (2000) and Environmental Information Regulations (2004). Any 
Information held by the organisation can be requested for release under this legislation. 

 

 
 

 

Ms Jennifer Atkinson Direct Dial: 0161 2421417   
Manchester City Council     
PO Box 532 Our ref: PL00797099   

Town Hall     
Manchester     

M60 2LA 21 October 2024   
 
 

Dear Ms Atkinson 
 

Thank you for consulting us about the above EIA Scoping Report. 

This development could, potentially, have an impact upon a number of designated 

heritage assets and their settings in the area around the site.  In line with the 

advice in the National Planning Policy Framework (NPPF), we would expect the 

Environmental Statement to contain a thorough assessment of the likely effects 

which the proposed development might have upon those elements which 

contribute to the significance of these assets. 

 

We would also expect the Environmental Statement to consider the potential 
impacts on non-designated features of historic, architectural, archaeological or 

artistic interest, since these can also be of national importance and make an 
important contribution to the character and local distinctiveness of an area and its 
sense of place. This information is available via the local authority Historic 

Environment Record (www.heritagegateway.org.uk) and relevant local authority 
staff. 

 
We would strongly recommend that you involve your Conservation Officer and the 
archaeological staff at GMAAS in the development of this assessment. They are 

best placed to advise on: local historic environment issues and priorities; how the 
proposal can be tailored to avoid and minimise potential adverse impacts on the 

historic environment; the nature and design of any required mitigation measures; 
and opportunities for securing wider benefits for the future conservation and 
management of heritage assets. 

 
 

It is important that the assessment is designed to ensure that all impacts are fully 
understood.  Section drawings and techniques such as photomontages are a 
useful part of this.   

 
 

The assessment should also take account of the potential impact which associated 
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activities (such as construction, servicing and maintenance, and associated traffic) 

might have upon perceptions, understanding and appreciation of the heritage 
assets in the area.  The assessment should also consider, where appropriate, the 
likelihood of alterations to drainage patterns that might lead to in situ 

decomposition or destruction of below ground archaeological remains and 
deposits, and can also lead to subsidence of buildings and monuments. 

 
If you have any queries about any of the above, or would like to discuss anything 
further, please contact me. 

 
Yours sincerely, 

 
 
 

 
Inspector of Historic Buildings and Areas 

 
 
 

 
 



Development Management 
Citywide Support (Highways)

Telephone: 

Hammerstone Road Depot, 
Manchester M18 8EQ

Memorandum

To  Jennifer Atkinson

From  Rebecca Hesketh

Date  29 October 2024

Subject  EIASCO/24/002
Request for Scoping opinion under Part 4, Regulation 15 of The Town and 
Country Planning (Environmental Impact Assessment) Regulations 2017 
(as amended)

We have reviewed the above application in relation to highways and our comments are as 
follows:

 
EIASCO/24/002

Request for Scoping opinion under Part 4, Regulation 15 of The Town and Country 
Planning (Environmental Impact Assessment) Regulations 2017 (as amended) at Former 
Central Retail Park (The Park), Great Ancoats Street, Ancoats & Beswick, M4 6JD. 

CONTEXT

The proposed Park is located within the site of the former Central Retail Park (CRP), 
located directly south-east of the 'Manchester Digital Campus' which is currently subject to 
Scoping Opinion (Ref. EIASCO/24/01). The Park will extend into Cotton Field Park and 
across the existing access road which leads to New Islington Co-op Academy. 

 
The CRP site is located adjacent to adopted highways A665 Great Ancoats Street 
(30mph) and Old Mill Street (20mph). Rochdale Canal Towpath is located to the north-
west, with the former Central Retail Park service access road located to the rear, accessed 
from Old Mill Street. The proposed Ancoats Residents Parking Scheme covers streets 
immediately to the north and east of the site. 

An EIA Scoping Report has been submitted for the proposed Park. It is unclear whether 
Transport has been scoped-in or scoped-out of the EIA process as no reference is made 
to Transport which Chapter 4 'Topics Proposed to be Scoped In/Out'. Highways do request 
that Transport is scoped-in to the EIA as the proposals may give rise to a range of 
transport issues and associated effects during the construction and operational phases. 



It should also be noted that a Transport Assessment/Statement and Construction 
Management Plan will also be submitted as part of the forthcoming planning application. 

TfGM have also been consulted on the proposals - comments of which are provided under 
separate cover. 

HIGHWAYS RESPONSE

EIA - TRANSPORT

Assessments undertaken as part of the EIA Transport Chapter should align with 
methodologies and assessment criteria outlined within IEMA Guidelines 'Environmental 
Assessment of Traffic and Movement' (2023). Such assessments should consider both the 
construction and operational phase of the Park with regard to both pre- and post- 
development conditions and cumulative impacts, with particular reference to the adjacent 
Manchester Digital Campus proposals. Information may be drawn from associated 
Transport and Highways planning submission documents. 

At this stage, it is anticipated that the EIA chapter and associated submission documents 
should take into consideration changes and increases in pedestrian/cycle movement 
resultant of the Park proposals and vehicular traffic associated with the construction and 
operational phases. 

Any appropriate mitigation should be identified in conjunction with TfGM and MCC who will 
be happy to work with the developer to agree an approach.

TRANSPORT ASSESSMENT/STATEMENT

Outline scoping discussions have taken place in relation to the TA/TS scope. In summary, 
the TA/TS should include/assess the following:
- Provide a multi-modal trip generation assessment with further detail on anticipated 
public transport, pedestrian and cycle distribution/routes/capacities;
- Assessments focusing on how existing and proposed pedestrian/cycle movement 
may change as a result of the proposals and where mitigation may be required;
- Provide further detail on how emergency access to the adjacent site will be 
provided, and any impacts on the New Islington Academy access road; 
- Include analysis of collision data during the most recent five-year period, with 
identification of any underlying patterns that might be affected by the development;
- Provide an assessment of likely visitor demand by car, and how any on-street 
parking demand would be managed. This should include a review of Traffic Regulation 
Orders on the surrounding streets in the vicinity of the development and identification of 
modifications;
- The Park should provide cycle parking provision. Justification of the levels 
proposals should be provided;
- Provision of clear plans showing that the proposals would not affect the adjacent 
adopted footways/highways;
- Provide details on maintenance access routes and outline any impacts on 
maintenance access to Cotton Fields Park; 
- Assess how the proposals provide for the emergency access route to Manchester 
Digital Campus from Old Mill Street (currently understood to be via the CRP former access 
road);
- Provide details on how the proposals will connect to/interact with the adjacent 
Manchester Digital Campus development; and



- Provide details on how the proposals will connect to/interact with the future 
development of 'Phase 2' at the Central Retal Park site, with full demonstration that the 
proposals would not adversely affect future development of that phase.

Highways would welcome any further TA/TS scoping discussions.  

CONSTRUCTION MANAGEMENT PLAN

The construction of the site could result in the closure of roads and footways, physical 
works within the highway to form new site access points, layout improvements, service 
upgrades and the need to accommodate regular deliveries of materials and construction 
equipment. It is acknowledged that the precise nature of the construction related highway 
effects are difficult to identify in detail until a final construction programme and delivery 
phasing plan has been undertaken. 

It is recommended that the applicant has early engagement with MCC Highways Network 
Management Team and work closely to safely manage safety for all road use during the 
construction phase. 

The EIA and following CMP should identify any mitigation measures necessary to address 
any significant effects during the construction phase of the proposed development. 

MCC Highways would also request that a Construction Management Plan (CMP) is 
conditioned with any planning approval. It is therefore recommended that the CEMP is 
updated to incorporate the following which are usually required within a CMP which would 
work to further reduce environmental impacts:
o The duration/phasing of construction works and associated vehicle trips; 
o Routing of construction traffic and associated swept-path assessment;
o Details of the location and arrangements for contractor parking;
o The identification of the vehicular access points into the site;
o Traffic Management measures for vehicles, pedestrians and cyclists; 
o Manage and coordinate construction activities with reference to ongoing/imminent 
construction works in the locality;
o Identify measures to control dust and mud including on the surrounding public 
highway including details of how the wheels of contractor's vehicles are to be cleaned 
during the construction period;
o The details of an emergency telephone contact number for the site contractor to be 
displayed in a publicly accessible location; and
o Highway dilapidation survey including photographs and commentary on the 
condition of carriageway/footways on construction vehicle routes surrounding the site.

The Applicant should also note that MCC Highways also require outline information on any 
proposed electricity/utility connection works and associated traffic management proposals 
prior to determination. This should be summarised within the submitted TA/TS and also 
assessed as part of the EIA process. Early liaison with Highways Network Management 
will also be required given that construction activities will also be taking place on the 
adjacent plot during a similar/subsequent timeframe. 

Highways Reference: 16256/PREAPP/2024



 

 

 

Date: 17 October 2024 
Our ref:  490602 
Your ref: EIASCO/24/002 
  

 
Manchester City Council 
planning@manchester.gov.uk  
 
BY EMAIL ONLY 
 
 

 
Consultations 
Hornbeam House 
Crewe Business Park 
Electra Way 
Crewe 
Cheshire 
CW1 6GJ 

 
 

  

Dear Sir or Madam, 
 
Environmental Impact Assessment Scoping consultation (Regulation 15 (4) of the Town and 
Country Planning EIA Regulations 2017): Request for Scoping opinion under Part 4, Regulation 
15 of The Town and Country Planning (Environmental Impact Assessment) Regulations 2017 (as 
amended) 
Location: Former Central Retail Park (The Park) Great Ancoats Street Manchester 
 
Thank you for seeking our advice on the scope of the Environmental Statement (ES) in the 
consultation dated 04 October 2024, received on 04 October 2024. 
 
Natural England is a non-departmental public body. Our statutory purpose is to ensure that the 
natural environment is conserved, enhanced, and managed for the benefit of present and future 
generations, thereby contributing to sustainable development. 
 
A robust assessment of environmental impacts and opportunities based on relevant and up to date 
environmental information should be undertaken prior to a decision on whether to grant planning 
permission. Annex A to this letter provides Natural England’s advice on the scope of the 
Environmental Impact Assessment (EIA) for the proposed development. 
 
Further guidance is set out in Planning Practice Guidance on environmental assessment, natural 
environment and climate change.  
 
Should the proposal be amended in a way which significantly affects its impact on the natural 
environment then, in accordance with Section 4 of the Natural Environment and Rural Communities 
Act 2006, Natural England should be consulted again. 
 
Please note that Natural England must be consulted on Environmental Statements. 
 
Please send any new consultations or further information on this consultation to 

. 
 
 
Yours faithfully 
 
 
 

 
Consultations Team  
 
  



 

 

 

Annex A – Natural England Advice on EIA Scoping  
 
General Principles  
 
Schedule 4 of the Town and Country Planning (Environmental Impact Assessment) Regulations 
2017, sets out the information that should be included in an Environmental Statement (ES) to 
assess impacts on the natural environment. This includes: 

• A description of the development – including physical characteristics and the full land use 
requirements of the site during construction and operational phases 

• Expected residues and emissions (water, air and soil pollution, noise, vibration, light, heat, 
radiation etc.) resulting from the operation of the proposed development 

• An assessment of alternatives and clear reasoning as to why the preferred option has been 
chosen 

• A description of the aspects of the environment likely to be significantly affected by the 
development including biodiversity (for example fauna and flora), land, including land take, 
soil, water, air, climate (for example greenhouse gas emissions, impacts relevant to 
adaptation, cultural heritage and landscape and the interrelationship between the above 
factors 

• A description of the likely significant effects of the development on the environment – this 
should cover direct effects but also any indirect, secondary, cumulative, short, medium, and 
long term, permanent and temporary, positive, and negative effects. Effects should relate to 
the existence of the development, the use of natural resources (in particular land, soil, water 
and biodiversity) and the emissions from pollutants. This should also include a description of 
the forecasting methods to predict the likely effects on the environment 

• A description of the measures envisaged to prevent, reduce and where possible offset any 
significant adverse effects on the environment 

• A non-technical summary of the information 

• An indication of any difficulties (technical deficiencies or lack of know-how) encountered by 
the applicant in compiling the required information 

 
 Further guidance is set out in Planning Practice Guidance on environmental assessment and 
natural environment.  
 
Cumulative and in-combination effects 
 
The ES should fully consider the implications of the whole development proposal. This should 
include an assessment of all supporting infrastructure. 
 
An impact assessment should identify, describe, and evaluate the effects that are likely to result 
from the project in combination with other projects and activities that are being, have been or will be 
carried out. The following types of projects should be included in such an assessment (subject to 
available information): 
 

a. existing completed projects; 
b. approved but uncompleted projects; 
c. ongoing activities; 
d. plans or projects for which an application has been made and which are under consideration 

by the consenting authorities; and 
e. plans and projects which are reasonably foreseeable, i.e. projects for which an application 

has not yet been submitted, but which are likely to progress before completion of the 
development and for which sufficient information is available to assess the likelihood of 
cumulative and in-combination effects.  

 
 
 
 



 

 

 

Environmental data  
 
Natural England is required to make available information it holds where requested to do so. 
National datasets held by Natural England are available at 
http://www.naturalengland.org.uk/publications/data/default.aspx.  
 
Detailed information on the natural environment is available at www.magic.gov.uk. 
 
Natural England’s SSSI Impact Risk Zones are a GIS dataset which can be used to help identify the 
potential for the development to impact on a SSSI. The dataset and user guidance can be accessed 
from the Natural England Open Data Geoportal. 
 
Natural England does not hold local information on local sites, local landscape character, priority 
habitats and species or protected species. Local environmental data should be obtained from the 
appropriate local bodies. This may include the local environmental records centre, the local wildlife 
trust, local geo-conservation group or other recording society.  
 
Biodiversity and Geodiversity 
 
General principles 
 
The National Planning Policy Framework (paragraphs180-181 and 185-188) sets out how to take 
account of biodiversity and geodiversity interests in planning decisions. Further guidance is set out 
in Planning Practice Guidance on the natural environment.  
 
The potential impact of the proposal upon sites and features of nature conservation interest and 
opportunities for nature recovery and biodiversity net gain should be included in the assessment.  
 
Ecological Impact Assessment (EcIA) is the process of identifying, quantifying, and evaluating the 
potential impacts of defined actions on ecosystems or their components. EcIA may be carried out as 
part of the EIA process or to support other forms of environmental assessment or appraisal. 
Guidelines have been developed by the Chartered Institute of Ecology and Environmental 
Management (CIEEM).  
 
Local planning authorities have a duty to conserve and enhance biodiversity as part of their decision 
making.  Conserving biodiversity can include habitat restoration or enhancement. Further 
information is available here. 
 
Designated nature conservation sites 
 
The proposal is unlikely to adversely impact any European or internationally designated nature 
conservation sites (including ‘habitats sites’ under the NPPF) or nationally designated sites (Sites of 
Special Scientific Interest, National Nature Reserves or Marine Conservation Zones). 
 
Regionally and Locally Important Sites 
 
The ES should consider any impacts upon local wildlife and geological sites, including local nature 
reserves. Local Sites are identified by the local wildlife trust, geoconservation group or other local 
group and protected under the NPPF (paragraph 180 and 181). The ES should set out proposals for 
mitigation of any impacts and if appropriate, compensation measures and opportunities for 
enhancement and improving connectivity with wider ecological networks. Contact the relevant local 
body for further information.  
 
Protected Species  
 
The conservation of species protected under the Wildlife and Countryside Act 1981 and the 
Conservation of Habitats and Species Regulations 2017  



 

 

 

is explained in Part IV and Annex A of Government Circular 06/2005 Biodiversity and Geological 
Conservation: Statutory Obligations and their Impact within the Planning System.   
 
The ES should assess the impact of all phases of the proposal on protected species (including, for 
example, great crested newts, reptiles, birds, water voles, badgers and bats). Natural England does 
not hold comprehensive information regarding the locations of species protected by law.  Records of 
protected species should be obtained from appropriate local biological record centres, nature 
conservation organisations and local groups. Consideration should be given to the wider context of 
the site, for example in terms of habitat linkages and protected species populations in the wider 
area.  
 
The area likely to be affected by the development should be thoroughly surveyed by competent 
ecologists at appropriate times of year for relevant species and the survey results, impact 
assessments and appropriate accompanying mitigation strategies included as part of the ES. 
Surveys should always be carried out in optimal survey time periods and to current guidance by 
suitably qualified and, where necessary, licensed, consultants.  
 
Natural England has adopted standing advice for protected species, which includes guidance on 
survey and mitigation measures . A separate protected species licence from Natural England or 
Defra may also be required. 
 
District Level Licensing for Great Crested Newts 
 
District level licensing (DLL) is a type of strategic mitigation licence for great crested newts (GCN) 
granted in certain areas at a local authority or wider scale. A DLL scheme for GCN may be in place 
at the location of the development site. If a DLL scheme is in place, developers can make a financial 
contribution to strategic, off-site habitat compensation instead of applying for a separate licence or 
carrying out individual detailed surveys.  By demonstrating that DLL will be used, impacts on GCN 
can be scoped out of detailed assessment in the Environmental Statement.  
 
Priority Habitats and Species  

 
Priority Habitats  and Species are of particular importance for nature conservation and included in 
the England Biodiversity List published under section 41 of the Natural Environment and Rural 
Communities Act 2006.  Most priority habitats will be mapped either as Sites of Special Scientific 
Interest, on the Magic website or as Local Wildlife Sites.  Lists of priority habitats and species can 
be found here.  Natural England does not routinely hold species data. Such data should be collected 
when impacts on priority habitats or species are considered likely.  
 
Consideration should also be given to the potential environmental value of brownfield sites, often 
found in urban areas and former industrial land.  Sites can be checked against the (draft) national 
Open Mosaic Habitat (OMH) inventory published by Natural England and freely available to 
download. Further information is also available here.  
 
An appropriate level habitat survey should be carried out on the site, to identify any important 
habitats present. In addition, ornithological, botanical, and invertebrate surveys should be carried 
out at appropriate times in the year, to establish whether any scarce or priority species are present.  
 
The Environmental Statement should include details of: 

• Any historical data for the site affected by the proposal (e.g. from previous surveys) 

• Additional surveys carried out as part of this proposal 

• The habitats and species present 

• The status of these habitats and species (e.g. whether priority species or habitat) 

• The direct and indirect effects of the development upon those habitats and species 

• Full details of any mitigation or compensation measures 

• Opportunities for biodiversity net gain or other environmental enhancement 



 

 

 

 
Ancient Woodland, ancient and veteran trees  
 
The ES should assess the impacts of the proposal on any ancient woodland, ancient and veteran 
trees, and the scope to avoid and mitigate for adverse impacts. It should also consider opportunities 
for enhancement.  

Natural England maintains the Ancient Woodland Inventory which can help identify ancient 
woodland. The wood pasture and parkland inventory sets out information on wood pasture and 
parkland.  

The ancient tree inventory provides information on the location of ancient and veteran trees. 

Natural England and the Forestry Commission have prepared standing advice on ancient woodland, 
ancient and veteran trees.  
 
Biodiversity net gain   
 
Paragraph 180 of the NPPF states that decisions should contribute to and enhance the natural and 
local environment by minimising impacts on and providing net gains for biodiversity, including by 
establishing coherent ecological networks that are more resilient to current and future pressures. 
 
Biodiversity Net Gain is additional to statutory requirements relating to designated nature 
conservation sites and protected species. 
 
Proposals for mandatory biodiversity net gain should be in line with the Environment Act 2021 and 
supporting regulations. Further information on biodiversity net gain, including  draft Planning 
Practice Guidance, can be found here 
 
The statutory biodiversity metric, together with ecological advice, should be used to calculate the 
change in biodiversity resulting from proposed development and demonstrate how proposals can 
achieve a net gain.  
The metric should be used to: 
• assess or audit the biodiversity unit value of land within the application area 
• calculate the losses and gains in biodiversity unit value resulting from proposed development  
• demonstrate that the required percentage biodiversity net gain will be achieved  
 
Biodiversity Net Gain outcomes can be achieved on site, off-site or through a combination of both. 
On-site provision should be considered first. Delivery should create or enhance habitats of equal or 
higher value.  When delivering net gain, opportunities should be sought to link delivery to relevant 
plans or strategies e.g. Green Infrastructure Strategies or Local Nature Recovery Strategies.  
 
Opportunities for wider environmental gains should also be considered.  
 
Landscape  
 
Landscape and visual impacts  
 
The environmental assessment should refer to the relevant National Character Areas.  Character 
area profiles set out descriptions of each landscape area and statements of environmental 
opportunity. 
 
The ES should include a full assessment of the potential impacts of the development on local 
landscape character using landscape assessment methodologies. We encourage the use of 
Landscape Character Assessment (LCA), based on the good practice guidelines produced jointly by 
the Landscape Institute and Institute of Environmental Assessment in 2013. LCA provides a sound 



 

 

 

basis for guiding, informing, and understanding the ability of any location to accommodate change 
and to make positive proposals for conserving, enhancing or regenerating character.  
 
A landscape and visual impact assessment should also be carried out for the proposed 
development and surrounding area. Natural England recommends use of the methodology set out in 
Guidelines for Landscape and Visual Impact Assessment 2013 ((3rd edition) produced by the 
Landscape Institute and the Institute of Environmental Assessment and Management. For National 
Parks and AONBs, we advise that the assessment also includes effects on the ‘special qualities’ of 
the designated landscape, as set out in the statutory management plan for the area. These identify 
the particular landscape and related characteristics which underpin the natural beauty of the area 
and its designation status.    
 
The assessment should also include the cumulative effect of the development with other relevant 
existing or proposed developments in the area. This should include an assessment of the impacts of 
other proposals currently at scoping stage.  

 

To ensure high quality development that responds to and enhances local landscape character and 
distinctiveness, the siting and design of the proposed development should reflect local 
characteristics and, wherever possible, use local materials. Account should be taken of local design 
policies, design codes and guides as well as guidance in the National Design Guide and National 
Model Design Code. The ES should set out the measures to be taken to ensure the development 
will deliver high standards of design and green infrastructure. It should also set out detail of layout 
alternatives, where appropriate, with a justification of the selected option in terms of landscape 
impact and benefit.  
 
Heritage Landscapes  
 
The ES should include an assessment of the impacts on any land in the area affected by the 
development which qualifies for conditional exemption from capital taxes on the grounds of 
outstanding scenic, scientific, or historic interest. An up-to-date list is available at 
www.hmrc.gov.uk/heritage/lbsearch.htm. 
 
Connecting People with nature  
 
The ES should consider potential impacts on access land, common land, public rights of way and, 
where appropriate, the England Coast Path and coastal access routes and coastal margin in the 
vicinity of the development, in line with NPPF paragraph 104. It should assess the scope to mitigate 
for any adverse impacts. Rights of Way Improvement Plans (ROWIP) can be used to identify public 
rights of way within or adjacent to the proposed site that should be maintained or enhanced.  
 
Measures to help people to better access the countryside for quiet enjoyment and opportunities to 
connect with nature should be considered. Such measures could include reinstating existing 
footpaths or the creation of new footpaths, cycleways, and bridleways. Links to other green 
networks and, where appropriate, urban fringe areas should also be explored to help promote the 
creation of wider green infrastructure. Access to nature within the development site should also be 
considered, including the role that natural links have in connecting habitats and providing potential 
pathways for movements of species. 
 
Relevant aspects of local authority green infrastructure strategies should be incorporated where 
appropriate.  
 
Soils and Agricultural Land Quality   
 
Soils are a valuable, finite natural resource and should also be considered for the ecosystem 
services they provide, including for food production, water storage and flood mitigation, as a carbon 
store, reservoir of biodiversity and buffer against pollution. It is therefore important that the soil 



 

 

 

resources are protected and sustainably managed. Impacts from the development on soils and best 
and most versatile (BMV) agricultural land should be considered in line with paragraphs 180 and 

181 of the NPPF. Further guidance is set out in the Natural England Guide to assessing 
development proposals on agricultural land. 
 
As set out in paragraph 217 of the NPPF, new sites or extensions to sites for peat extraction should 
not be granted planning permission.  

 
The following issues should be considered and, where appropriate, included as part of the 
Environmental Statement (ES): 
 

• The degree to which soils would be disturbed or damaged as part of the development 
 

• The extent to which agricultural land would be disturbed or lost as part of this development, 
including whether any best and most versatile (BMV) agricultural land would be impacted. 

 
This may require a detailed Agricultural Land Classification (ALC) survey if one is not already 
available. For information on the availability of existing ALC information see www.magic.gov.uk.  
 

• Where an ALC and soil survey of the land is required, this should normally be at a detailed 

level, e.g. one auger boring per hectare, (or more detailed for a small site) supported by pits 

dug in each main soil type to confirm the physical characteristics of the full depth of the soil 

resource, i.e. 1.2 metres. The survey data can inform suitable soil handling methods and 

appropriate reuse of the soil resource where required (e.g. agricultural reinstatement, habitat 

creation, landscaping, allotments and public open space). 

• The ES should set out details of how any adverse impacts on BMV agricultural land can be 

minimised through site design/masterplan.  

• The ES should set out details of how any adverse impacts on soils can be avoided or 

minimised and demonstrate how soils will be sustainably used and managed, including 

consideration in site design and master planning, and areas for green infrastructure or 

biodiversity net gain.  The aim will be to minimise soil handling and maximise the sustainable 

use and management of the available soil to achieve successful after-uses and minimise off-

site impacts.  

Further information is available in the Defra Construction Code of Practice for the Sustainable Use 
of Soil on Development Sites and  
The British Society of Soil Science Guidance Note Benefitting from Soil Management in 
Development and Construction.  
 
 
Air Quality   
 
Air quality in the UK has improved over recent decades but air pollution remains a significant issue. 
For example, approximately 85% of protected nature conservation sites are currently in exceedance 
of nitrogen levels where harm is expected (critical load) and approximately 87% of sites exceed the 
level of ammonia where harm is expected for lower plants (critical level of 1µg) [1].A priority action in 
the England Biodiversity Strategy is to reduce air pollution impacts on biodiversity. The 
Government’s Clean Air Strategy also has a number of targets to reduce emissions including to 
reduce damaging deposition of reactive forms of nitrogen by 17% over England’s protected priority 
sensitive habitats by 2030, to reduce emissions of ammonia against the 2005 baseline by 16% by 
2030 and to reduce emissions of NOx and SO2 against a 2005 baseline of 73% and 88% 

 
[1] Report: Trends Report 2020: Trends in critical load and critical level exceedances in the UK - Defra, UK 



 

 

 

respectively by 2030. Shared Nitrogen Action Plans (SNAPs) have also been identified as a tool to 
reduce environmental damage from air pollution. 
  
The planning system plays a key role in determining the location of developments which may give 
rise to pollution, either directly, or from traffic generation, and hence planning decisions can have a 
significant impact on the quality of air, water and land. The ES should take account of the risks of air 
pollution and how these can be managed or reduced. This should include taking account of any 
strategic solutions or SNAPs, which may be being developed or implemented to mitigate the 
impacts on air quality. Further information on air pollution impacts and the sensitivity of different 
habitats/designated sites can be found on the Air Pollution Information System (www.apis.ac.uk).  
 
Information on air pollution modelling, screening and assessment can be found on the following 
websites: 

• SCAIL Combustion and SCAIL Agriculture - http://www.scail.ceh.ac.uk/  

• Ammonia assessment for agricultural development https://www.gov.uk/guidance/intensive-
farming-risk-assessment-for-your-environmental-permit  

• Environment Agency Screening Tool for industrial emissions https://www.gov.uk/guidance/air-
emissions-risk-assessment-for-your-environmental-permit  

• Defra Local Air Quality Management Area Tool (Industrial Emission Screening Tool) – England 
http://www.airqualityengland.co.uk/laqm  

 
 
Water Quality   
 
The planning system plays a key role in determining the location of developments which may give 
rise to water pollution, and hence planning decisions can have a significant impact on water quality, 
and land. The assessment should take account of the risks of water pollution and how these can be 
managed or reduced.  A number of water dependent protected nature conservation sites have been 
identified as failing condition due to elevated nutrient levels and nutrient neutrality is consequently 
required to enable development to proceed without causing further damage to these sites. The ES 
needs to take account of any strategic solutions for nutrient neutrality or Diffuse Water Pollution 
Plans, which may be being developed or implemented to mitigate and address the impacts of 
elevated nutrient levels. Further information can be obtained from the Local Planning Authority. 
 
 
Climate Change  
 
The ES should identify how the development affects the ability of the natural environment (including 
habitats, species, and natural processes) to adapt to climate change, including its ability to provide 
adaptation for people. This should include impacts on the vulnerability or resilience of a natural 
feature (i.e. what’s already there and affected) as well as impacts on how the environment can 
accommodate change for both nature and people, for example whether the development affects 
species ability to move and adapt. Nature-based solutions, such as providing green infrastructure 
on-site and in the surrounding area (e.g. to adapt to flooding, drought and heatwave events), habitat 
creation and peatland restoration, should be considered. The ES should set out the measures that 
will be adopted to address impacts. 
 
Further information is available from the Committee on Climate Change’s (CCC) Independent 
Assessment of UK Climate Risk, the National Adaptation Programme (NAP), the Climate Change 
Impacts Report Cards (biodiversity, infrastructure, water etc.) and the UKCP18 climate projections. 
 
The Natural England and RSPB Climate Change Adaptation Manual (2020) provides extensive 
information on climate change impacts and adaptation for the natural environment and adaptation 
focussed nature-based solutions for people. It includes the Landscape Scale Climate Change 
Assessment Method that can help assess impacts and vulnerabilities on natural environment 
features and identify adaptation actions. Natural England’s Nature Networks Evidence Handbook 



 

 

 

(2020) also provides extensive information on planning and delivering nature networks for people 
and biodiversity. 
 
The ES should also identify how the development impacts the natural environment’s ability to store 
and sequester greenhouse gases, in relation to climate change mitigation and the natural 
environment’s contribution to achieving net zero by 2050. Natural England’s Carbon Storage and 
Sequestration by Habitat report (2021) and the British Ecological Society’s nature-based solutions 
report (2021) provide further information.   
 
 
Contribution to local environmental initiatives and priorities   
 
The ES should consider the contribution the development could make to relevant local 
environmental initiatives and priorities to enhance the environmental quality of the development and 
deliver wider environmental gains. This should include considering proposals set out in relevant 
local strategies or supplementary planning documents including landscape strategies, green 
infrastructure strategies, tree and woodland strategies, biodiversity strategies or biodiversity 
opportunity areas.   
 
 
 



 

1TfGM does not have any planning powers and is not a statutory consultee in the planning process. The purpose of the advice 

offered is to suggest the best way to improve land use / transport integration through the development proposals. Advice is based 

on the information provided by the applicant, and it is not TfGM’s role to undertake detailed verification unless specifically 

commissioned to do so. 2TfGM control and manage the traffic signals in Greater Manchester, as such any schemes that alter 

signalised junctions need to be agreed with TfGM.  Additionally, where developments impact on signalised junctions, TfGM have a 

duty of care to ensure that these impacts are satisfactorily mitigated as part of the planning process. 

 

 

 

Your ref: EIASCO/24/002 

Our ref: MAN/24/357 

Manchester City Council 

PO Box 532 

Town Hall Manchester 

Manchester 

M60 2LA 

24th October 2024 

Location: Former Central Retail Park (The Park) Great Ancoats Street Manchester 

Proposal: The Park development 

Dear Sir / Madam  

Thank you for consulting Transport for Greater Manchester (TfGM) on the above 

scoping proposals.  The following comments are offered as advice on transport issues 

for you to balance against other factors and are made in the context of TfGM’s role in 

the planning process, as set out in the footnote below.1 

 

TfGM scoping advice has been requested from Manchester City Council in respect of a 

proposal for the park development, located on the former Central Retail Park site, off 

Great Ancoats Street. 

    

1. Site Specific Comments 

 

Colleagues within TfGM HFAS and UTC have reviewed the scoping proposals and have 

provided the following comments: 

 

 
 



 

 

I. Suitable TROs should be in place in the vicinity of the development. 

 

II. It should be ensured that the infrastructure changes include suitable mitigation 

to LTN 1/20 standard. Suitable pedestrian facilities for crossing Great Ancoats 

Street and surrounding areas should be covered (including the whole walking 

trip to Piccadilly railway station). This should include an assessment of 

streetlighting levels and appropriate CCTV monitoring for personal security. It 

should be highlighted that appropriate mitigation is required to improve the 

route for pedestrians, for personal safety as well as comfort and amenity. 

 

III. Cycle parking provision should be designed to standards contained within LTN 

1/20. 

 

IV. A review of the surrounding junctions serving the site to identify which junctions 

can be upgraded to provide improved cycling and walking facilities. 

 

V. Achieving safety and security of the site should not be at the expense of existing 

users of the road network and of any pedestrians/cyclists in the area. 

 

2. General Comments 

 

TfGM would suggest that eventually a Transport Statement (TS) should be provided as 

part of the application. The TA should contain the information specified within the 

following sections of this letter. 

 

I. A description of current baseline traffic conditions in the area.  

  

II. An analysis of injury accidents during the most recent five-year period, 

commenting on whether there are any underlying patterns of injury accidents 

that might be affected by the development. 

 

III. Up-to-date traffic counts should be used in any assessments - scope to be 

agreed with the Local Highway Authority (LHA), TfGM UTC and HFAS.  TfGM 

UTC can be contacted in respect of the availability of any traffic counts in the 

area that could be used for the assessment. 

 

IV. A clear estimate of the level of new multi-modal trips likely to be associated 

with the development, based on an inspection of similar (and similarly-located) 

developments across the UK (excluding London) via the TRICS (or similar) 

database. The assessment work should be undertaken using a person-trip 



 

 

approach and applying the appropriate modal share percentages from local 

Census data. Other methodologies to determine trip rates are acceptable but 

these should be fully explained in the TS. 

 

V. A clearly defined methodology for determining the distribution / assignment of 

development trips onto the network i.e. understanding of where such new 

traffic is likely to distribute to/from, based on data sources such a Census 

Journey-to-Work statistics and/or vehicle turning proportions at nearby 

junctions. 

 

VI. An assessment of traffic levels and impacts at the specified year of opening of 

the development, and at a future year at least five years later, with due regard 

for traffic growth (if any).  

 

VII. An understanding of the likely impacts of the proposed development 

considered alongside any other nearby committed developments.  

 

VIII. In the relevant TA, clear diagrams should be provided illustrating the following 

elements, each individually: 

 

• Base Flows 

• Committed Development Flows 

• Proposed Flows 

• Proposed Distribution 

• Base plus Committed plus proposed development 

• Future plus Committed plus proposed development 

 

IX. TfGM HFAS recommends an increase of about 30vehs/hr at a junction as an 

appropriate threshold for considering the necessity of a traffic impact 

assessment; this is in preference to a percentage-increase threshold, which 

tends to favour development in already heavily-trafficked areas. 

 

X. The scope of the junctions to be assessed by detailed modelling should be 

agreed with TfGM (UTC) and the LHA in advance and will depend upon the 

outcome of the trip assessment and distribution exercise. For this reason, TfGM 

would advise that a trip generation and distribution exercise should be issued 

before submission of the planning application. Once this is undertaken it will be 

possible to finalise TfGM requirements in terms of the TA. This will largely 

depend on the amount of trip generation. 

 



 

 

XI. Clear details of proposed vehicular access arrangements including general 

servicing arrangements. An engineering drawing should be supplied showing 

the changes to the road network to fully understand the impact of the proposed 

development. 

 

XII. A swept path analysis should be provided for any vehicular access. 

 

XIII. A review of Traffic Regulation Orders on the surrounding streets in the vicinity 

of the development.  

 

XIV. An assessment of the likely environmental/traffic impacts of HGVs during the 

construction process. 

 

3. Site Accessibility by Sustainable Modes 

 

Walking and cycling should form the natural mode choice for shorter trips, and also 

provide a viable option to facilitate longer trips through providing easy access to public 

transport.  New developments should connect with, and enhance, existing walking and 

cycling networks in their vicinity, and also provide high quality facilities and networks 

for walking and cycling within development sites. 

 

The TA should include a comprehensive review of the existing provision in the vicinity 

of the site for all pedestrians including those with disabilities. In addition to walking 

distances and pedestrian desire lines, pedestrian environment (including footway 

condition and widths) and pedestrian safety and security should be considered.  An 

audit of the footways in the vicinity of the development should be undertaken and 

improvements identified.  

 

A comprehensive review of the cycling infrastructure in the vicinity of the proposed 

development should also be undertaken. This should include an assessment of the 

connectivity of the site with existing cycle routes. The quality and condition of existing 

infrastructure, cyclist safety and security should also be considered.  

 

The catchment area for cycling, walking and public transport should be captured in 

maps. The quality of the routes for pedestrians and cyclists should be described and 

this should include a description of any signing for cycle routes as appropriate. 

 

The TA should provide a review of existing public transport services (including service 

frequency and location of nearest stations/stops), with a view to supporting 



 

 

improvements to existing public transport services as required, in particular, assess the 

quality of the surrounding bus infrastructure i.e. upgrade to shelters etc.  

 

The TA should include a plan clearly showing details of the proposed pedestrian and 

cycle access points serving the site and linkages into the surrounding area. Connectivity 

with local public transport networks should be highlighted.  The applicant should 

consider measures to encourage access by sustainable modes. Possible measures 

include but are not limited to the provision of pedestrian crossings, cycleways, cycle 

parking, new/improved footway ensuring that there are linkages into existing cycle and 

pedestrian facilities, as well as upgrades to existing bus stops (where appropriate). 

 

TfGM would suggest that a pedestrian survey is carried out in the vicinity of the site, as 

per guidance https://www.livingstreets.org.uk/media/1434/street-review-guidance-

for-web.pdf and included as part of the TA. 

 

It should be highlighted that LTN/120 has been introduced by the DfT and this has 

changed the requirements for the design of cycling provision. 

 

Details of cycle parking facilities for the proposed development (e.g., number of spaces, 

location and type) should be provided and shown on plan.  

 

4. Mitigation Measures 

 

Impacts of the development should be identified through the above assessment work. 

The applicant should identify appropriate mitigation to accommodate any increases in 

traffic generation and increased pedestrian and cyclist movements. Any appropriate 

mitigation should be identified in conjunction with TfGM UTC and the LHA who will be 

happy to work with the developer to agree an approach.  

 

The TA should consider the impact of the development on the existing public transport 

networks in terms of extension of bus services, additional person trips. Mitigation 

measures should be considered where appropriate. 

 

5. Travel Plan 

 

A Framework Travel Plan for the development should accompany any future planning 

application.  

 

6. Other 

 



 

 

If there are any changes planned for bus infrastructure, for example relocation of 

existing bus stops or the creation of new bus parking areas, TfGM would request that 

the applicant liaise directly with TfGM’s bus infrastructure team who can be contacted 

at . 

 

7. Suggested Useful Guidance 

 

In relation to walking, the importance of providing and maintaining good quality 

footways, free from obstruction and wide enough for when they are at their busiest, is 

critical to encourage and maximise walking levels associated with new developments.  

Useful guidance on street layouts which encourage walking is provided in Manual for 

Streets (Department for Transport, 2007).  MfS provides guidance on lightly trafficked 

residential streets, and Manual for Streets 2 (CIHT, 2010) further develops the 

principles of the first Manual for Streets for application in wider circumstances on 

busier streets, including town and district centres. 

 

In relation to cycling, infrastructure should be designed in accordance with current 

Greater Manchester Cycling Design Standards, the latest version of which is available 

from the TfGM website or by emailing .  In particular, connections 

to/from and within developments should be designed in accordance with the Key 

Design Criteria of Safety, Coherence, Directness, Attractiveness and Comfort.  A 

general principle is that infrastructure should be designed to be attractive to those who 

do not currently cycle, in order to drive the increase in cycling’s mode share. 

   

TfGM would encourage the applicant to review the Bee Network map online via 

https://www.tfgm.com to determine whether there is an opportunity for this 

development to connect into the proposed Bee Network.    

 

I hope you find these comments useful in the scoping process.  Should you wish to 

discuss any matter further please do not hesitate to contact the Landuse team via the 

details below.  

 

Yours faithfully 

 

Landuse Team 

Highways Department 

Transport for Greater Manchester 
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Outlook

RE: EIA Scoping Opinion Request - Reference: EIASCO/24/002

From  
Date Fri 18/10/2024 15:58
To Jennifer Atkinson 

You don't often get email from helen.leamey@uuplc.co.uk. Learn why this is important

 

The Town and Country Planning (Environmental Impact Assessment) Regulations 2017 (as amended) (the
“EIA” Regulations) - Request for Scoping Opinion Former Central Retail Park (The Park) Great Ancoats Street
Manchester
 
Your Reference: EIASCO/24/002
 
Dear Jennifer
 
United Utilities wish to make the following comments regarding the proposal detailed above.
 
Whilst we have no specific comments to make on the scoping report, we would be grateful if you could advise
the applicant of the following comments:
 
According to our records a large sewer crosses the site boundary. The precise location of this asset (and the
associated easement strip) will need to be confirmed by the applicant and any future development must NOT
encroach on this asset or the associated maintenance strip.
 
We wish to highlight our free pre-application service for developers to discuss and agree drainage strategies
and water supply requirements. We cannot stress highly enough the importance of developers contacting use
as early as possible. If the applicant hasn’t already done so, they can take advantage of our free pre-
development service by visiting our website https://www.unitedutilities.com/builders-developers/your-
development/planning/pre-development-guidance/
 
Please feel free to contact me should you have any further queries.
 
Kind regards
 

Town Planner
Planning, Landscape and Ecology
Asset Management
unitedutilities.com

 
Please note I am not available on Mondays
 

21/10/2024, 08:54 Email - Jennifer Atkinson - Outlook

https://outlook.office.com/mail/inbox/id/AAMkAGU2N2NiYmQ4LWRlYmUtNGVlMC1hZmM4LTA5Nzk4OTRiODQ0MgBGAAAAAADzZkAunzQWSa… 1/2



Our Planning Team can be contacted by email at Planning.Liaison@uuplc.co.uk
 
If you have received a great service today why not tell us?
Visit: unitedutilities.com/wow
 
 
 
The information contained in this e-mail is intended only
for the individual to whom it is addressed. It may contain
legally privileged or confidential information or otherwise
be exempt from disclosure. If you have received this Message
in error or there are any problems, please notify the sender
immediately and delete the message from your computer. You
must not use, disclose, copy or alter this message for any
unauthorised purpose. Neither United Utilities Group PLC nor
any of its subsidiaries will be liable for any direct, special,
indirect or consequential damages as a result of any virus being
passed on, or arising from the alteration of the contents of
this message by a third party.

United Utilities Group PLC, Haweswater House, Lingley Mere
Business Park, Lingley Green Avenue, Great Sankey,
Warrington, WA5 3LP
Registered in England and Wales. Registered No 6559020

www.unitedutilities.com
www.unitedutilities.com/subsidiaries
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Outlook

FW: EIA Regulation Request for Scoping Opinion - Former Central Retail Park (The Park)

From  
Date Tue 08/10/2024 13:49
To Jennifer Atkinson 
Cc I  

1 attachments (98 KB)
ufm26_Request_for_EIA_Scoping_Opinion.pdf;

Hey Jen,
 
“No comments from Work and Skills in relation to Local Labour, assuming we will be consulted on Local Labour
conditional requirements as and when progressing to full planning applications(s).“
 
 
Regards
 

Work and Skills Specialist
Work and Skills Team
Growth and Development Directorate
Manchester City Council
Manchester Town Hall Extension
Manchester
M60 2LA (postal)
M2 5DB (Sat nav)
 

 
✉ Sign up for the Work and Skills Bulletin
💻 manchester.gov.uk/work

  Follow the Work & Skills team on Twitter @mccworkskills
 
 
 

 
 
 
From: Work Skills Admin <Work.Skills.Admin@manchester.gov.uk>
Sent: Friday, October 4, 2024 12:07 PM
To: I  

Subject: Fw: EIA Regulation Request for Scoping Opinion - Former Central Retail Park (The Park)
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Kind Regards
 
Work and Skills Team
Growth and Development Directorate
Manchester City Council
Town Hall Extension, Albert Square,
Manchester, PO Box 532,
M60 2LA
 
Sign up for The Work and Skills Bulletin here https://public.govdelivery.com/accounts/UKMANCHESTER/signup/19569
 
For the latest support and information about the coronavirus visit 
https://secure.manchester.gov.uk/info/500361/coronavirus  
 

Follow us on Twitter- @MCCWorkSkills
Email: work.skills.admin@manchester.gov.uk
Web: http://www.manchester.gov.uk

From: planning@manchester.gov.uk <planning@manchester.gov.uk>
Sent: 04 October 2024 10:39
To: Work Skills Admin <
Subject: EIA Regulation Request for Scoping Opinion - Former Central Retail Park (The Park)
 
Please see attached request for scoping opinion under reference EIASCO/24/002.

Regards,
Information, Delivery & Support Team,
Planning, Building Control & Licensing,
Manchester City Council, P O Box 532, Manchester M60 2LA

******************************************************************
This email and any files transmitted with it are confidential and intended solely for the use of the
individual or entity to whom they are addressed.
If you have received this email in error, please notify the sender, or dpo@manchester.gov.uk, and
then permanently delete the email, attachments and all copies.
The full text of the Council's email disclaimer is available at:
https://eur03.safelinks.protection.outlook.com/?
url=http%3A%2F%2Fwww.manchester.gov.uk%2Femaildisclaimer&data=05%7C02%7CWork.Skills.
Admin%40manchester.gov.uk%7C89b9f03ed1ad41c8264508dce460e2fe%7Cb0ce7d5e81cd47fb94f
7276c626b7b09%7C0%7C0%7C638636352005584552%7CUnknown%7CTWFpbGZsb3d8eyJWIjoi
MC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C0%7C%7C%7C&sdata
=%2B2NciuS12cn0SDtDQyOf1uByHrFX66xKqUJzzsFdal8%3D&reserved=0<https://eur03.safelinks.
protection.outlook.com/?
url=http%3A%2F%2Fwww.manchester.gov.uk%2Femaildisclaimer&data=05%7C02%7CWork.Skills.
Admin%40manchester.gov.uk%7C89b9f03ed1ad41c8264508dce460e2fe%7Cb0ce7d5e81cd47fb94f
7276c626b7b09%7C0%7C0%7C638636352005602488%7CUnknown%7CTWFpbGZsb3d8eyJWIjoi
MC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C0%7C%7C%7C&sdata
=Ht1NvBUoNf3fxVIssH3Z0jFxfy06SMKtycjACbTjF30%3D&reserved=0>.
Your personal data is very important to us. Please refer to our privacy notice at:
https://eur03.safelinks.protection.outlook.com/?
url=http%3A%2F%2Fwww.manchester.gov.uk%2Fprivacy&data=05%7C02%7CWork.Skills.Admin%4
0manchester.gov.uk%7C89b9f03ed1ad41c8264508dce460e2fe%7Cb0ce7d5e81cd47fb94f7276c626
b7b09%7C0%7C0%7C638636352005615211%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjA
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wMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C0%7C%7C%7C&sdata=b43NDK
kjPM65WAaGQtW1Qxj8eECwDP6xcL602zc02gs%3D&reserved=0<https://eur03.safelinks.protection
.outlook.com/?
url=http%3A%2F%2Fwww.manchester.gov.uk%2Fprivacy&data=05%7C02%7CWork.Skills.Admin%4
0manchester.gov.uk%7C89b9f03ed1ad41c8264508dce460e2fe%7Cb0ce7d5e81cd47fb94f7276c626
b7b09%7C0%7C0%7C638636352005629664%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjA
wMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C0%7C%7C%7C&sdata=JLqiStkg
kWEiPl4%2BkzfZ26wEymKmLNflEu1H0sN8KXc%3D&reserved=0> for further information.
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