
PLANNING STATEMENT

PROPOSED RESIDENTIAL DEVELOPMENT

Land adjacent to 1133 Rochdale Road, M9 7FW

Proposed New Development of 5no Apartment
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CONTEXT OF THE PLANNING STATEMENT

 The Statement has been prepared by James Campbell Associates to assist Manchester City Council in the consideration of an application for  5 residential apartments.
 This statement will assess the proposed development against the prevailing planning policies and the spatial suitability for housing at the site. The Statement is structured as follows : 

 Page 3 describes the site and the surrounding area
 Page 4 outlines the site history
 Pages 5 & 6 sets out the Sustainability of the location site
 Page 7 access & describes the site access &transport options within the area 
 Page 8 sets out the development proposal
 Page 9 outlines out the development proposal documents
 Page 10 sets out the planning History
 Page 11 describes the pre-application discussions 
 Page 12 sets out the Environmental Impact considerations
 Page 13 describes Consultation with the Local Community 
 Page 14 outlines the relevant planning policy for the determination of the application 
 Page 15 Assess the pertinent planning considerations 
 Pages 16 considers the principle of development for residential use. 
 Pages 17 – 20 assesses the Design, Appearance, Layout, Scale 
 Page 21 outlines Density
 Page 22 describes Landscaping 
 Page 23 assess neighbour/residential amenity for existing occupiers 
 Page 24 assess neighbour/residential amenity for proposed occupiers
 Page 25 analyses Transport, Access and Highway Safety
 Page 26 covers Noise
 Page 27 addresses Air Quality 
 Page 28 covers Ecology matters
 Page 29 assesses Tree Impacts 
 Page 30 assess Flood Risk and Drainage 
 Page 31 addresses Crime & Natural Surveillance
 Page 32 covers Energy Efficiency 
 Page 33 analyses Contaminated Land & Land Stability 
 Page 34 assesses Refuse services and Collection 
 Page 35 considers Presumption in Favour of Sustainable Development
 Page 36 draws an overall Conclusion 



THE SITE AND SURROUNDING AREA

 The application site is a vacant brownfield site located between 
Middleton Old Road and Rochdale Road,  Blackley  within the 
Charlestown ward north of Manchester.


 The site consists of an irregular shaped plot of land of approx. 295m2 

which is vacant. 

 The site is steeply sloped with a fall of approx. 3.7m between Middleton 
Old Road and Rochdale Road. 

 The north boundary is defined by an empty site with lapsed planning 
permission for 9no apartments.  111141/FO/2016/N.

 To the south of the site is the former Red Lion pub, now converted to 
apartments - with a 2 storey high frontage to Rochdale Road.

 The site creates a gap in the generally coherent historical streetscape, 
that could benefit from a simple but well crafted contemporary 
development. 
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SITE HISTORY

 A review of historical maps dating back to c.1840 reveals that the site 
appears to been a vacant gap site.

 This application is for permission to develop the site for residential use.
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SUSTAINABILITY OF THE LOCATION SITE 
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 The site is located within walking distance of a number of local services and facilities available in 
Blackley Centre which is 0.7miles away (approx. 15minute walk) and Harpurhey Shopping Centre 
which is 0.8miles away. 

 Manchester City Centre is approximately 3 miles away from the site.

 There is a bus stop 33metres away to the rear of the site on Middleton Old Road with a regular 15 
minute service to PicadillyGardens, Manchester City Centre on the 118.

 Other bus services from this bus stop are as follows:
- 30 minute service – No.53 from CheethamHill - - Old Trafford 
Pendleton. Higher Crumpsall. 
- 1 Hour service to Oldham via Chadderton

 There is also a bus stop along Rochdale Road approx. 63 metres away from the site with a regular 
10minute service to Blackley, Middleton and Rochdale on the no.17. 

 170 metres away to the north is a bus stop with a regular 10minute service to Manchester on the 
no.17 route.

 The nearest Metrolinkstation is Crumpsallapproximately 1.4miles away and Mostonrailway 
station is approximately 2.2miles away.


 Approximately 0.8miles to the north is Junction 20 of the M60.

 There is a medical practice 125metres away from the site to the south-west on Old Market Street 
with North Manchester General hospital sited 1mile away from the site to the west.

 The map to the right shows the public transport links and networks in the vicinity of the site.



SUSTAINABILITY OF THE LOCATION SITE - GMAL 
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 Greater Manchester Accessibility Levels (GMAL) are a detailed and accurate measure of the 
accessibility of a point to both the conventional public transport network (i.e. bus, metrolinkand 
rail) and Greater Manchester’s Local Link (flexible transport service), taking into account walk 
access time and service availability. 

 The method is essentially a way of measuring the density of the public transport provision at any 
location within the Greater Manchester region.

 The GMAL methodology is derived from the Public Transport Accessibility Level (PTAL) approach 
developed by the London Borough of Hammersmith and Fulham, but modified to consider 
flexible transport service provision (Local Link) and to reflect local service provision levels 
(different accessibility levels) within Greater Manchester.

 The site benefits from a score of 14.89 and a GMAL (Greater Manchester Accessibility Level) of 6 
which is considered very medium to high based on the table to the right.

 Accordingly the site is considered to be positioned within a highly sustainable location.



7

SITE ACCESS & TRANSPORT OPTIONS

 The site fronts onto the A664 Rochdale Road which links Manchester to Blackley, Middleton and 
Rochdale.

 The road to the rear of the site is Middleton Old Road which is unclassified. 

 Access will be taken off Middleton Old Road via a dropped kerb and the existing elevated area will be 
excavated to provide 4no parking spaces. 

 There is a cycle lane to the front of the site and pedestrian access on pavements to the front and rear 
of the site. 

.
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DEVELOPMENT PROPOSAL 

 The application seeks full planning permission for the development of a 3 storey apartment building 
containing 5.no apartments, best understood when viewing the submitted plans (Appendix. A).

 The building will measure approximately 15.5m in length, with a maximum width of 10.3m with a 
shorter width (fronting Middleton Old Road) of 6.1metres. 

 The proposal will contain a pitched roof measuring 10.9metres high with an eaves height of 7.9metres. 
Due to the change in land levels the proposal will have a maximum height of  14.6metres when 
measured from the rear. 

 The building will be constructed with predominantly grey render,  black or anthracite grey windows and 
doors with a high quality specification and finish. Black fascia’s, soffits and bargeboards are also 
proposed. 

 The design comprises of a traditional design with sloping pitched roofs, rear outriggers and lean to roofs 
respecting the sloping / stepped nature of the site. 

 The north of the site off Rochdale Road will provide 40m2 of soft landscaping and outdoor amenity 
space along with a small garden area accessed from the paved amenity space to the rear of the site.

 Masonry facing brick boundary walls along with sections of masonry facing brick boundary walls with 
timber infill panels and timber post and panel fencing will be provided as external boundary treatments

 No Parking is provided due to the constraints of the site and the site is well located to take advantage of 
existing pedestrian, cycle and public transport facilities. 

 Cycle Storagewill be provided at Lower Ground Floor to the rear of the building in the form of 2no 6unit 
Snowdon Semi Vertical Cycle Racks

 Refuse Storage will be provided to the north  1no 1100 litre Refuse Euro Bins and 4no 500 litre Recycling 
Bins.



DEVELOPMENT PROPOSAL DOCUMENTS 
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The application is supported with the following documents :

• Design & Access Statement 
• Drainage Scheme dated February 2024
• Energy Statement dated February 2024
• Contaminated Land Phase One Desk Study dated February 2024
• Transport Statement dated February 2024
• CCTV Report August 2022

.



PLANNING HISTORY

 137036/FO/2023 – Erection of part single, part four storey building to form 7 apartments (Class 
C3) and ground floor retail unit (Class E). Withdrawn on 13 Jul 2023. 

 111141/FO/2016/N1 - Erection of one residential apartment building, four-storeys to Middleton 
Old Road, and three-storeys to Rochdale Road to form 9 x2 bedroom self-contained apartments 
(Use Class C3(a)), incorporating undercroftcar parking to be accessed off Middleton Old Road. 
Approved on 15 June 2016. 

 068492/FU/2003/N1 – Change of use from public house to six self contained residential units 
approved on 22 October 2003.

 066845/FO/NORTH/02 – Change of use from public house to 11 residential units. Provision of 5 
parking spaces refused on 14 March 2003. Refused on overdevelopment leading to an 
unacceptable impact on the character of the area – policies DC5.1, DC5.3 and H2.2 of the UDP 
(1995) and due to the lack of private external amenity space and its location would result in a 
unsatisfactory standard of accommodation for future occuipers, detrimental on their residential 
amenities. Dc5.1 and DC5.3. Layout of off-street parking would harm highway safety – DC5.1, 
DC5.3, h2.2.
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PRE-APPLICATION DISCUSSIONS 

 The previous application (137036/FO/2023) was withdrawn in July 2023.

 The applicant and agent have  undertaken a redesign process and feedback was provided by Steve McCoombe, Senior Planner (See Appendix B)

Comments were made in relation to the revised drawings from the Case Officer (Senior Planner) :

 It is considered that the revised scheme is a big improvement and subject to receiving no objections from Highway engineers in terms of the parking is provision, the proposal 

is considered generally acceptable in principle. 

 It is requested however that the main entrance which is projects forward of the main building is omitted, so that the building adheres to the dominant building line to front. 

 Please also look to incorporates some soft landscaping/ communal amenity space to the rear if feasible.

 Any building should look to adhere to the established building line to Rochdale Road to the south.

Amendments suggested by the Senior Planner have been taken into account and the changes suggested have been implemented as explained in short below :

- New detached apartment building, previous app was for 1no retail unit and 7no apartments, the new proposal is for 5no Apartments (3no one bedroom, 2no two bedroom)

- The proposed design is more traditional with pitched roofs, stepped topography to respect the existing sloping / stepped site.

- Proposed Building respects the established front building line 

- The proposed design is shorter than previous design dominating less of the street scene, new landscaping is provided to the north east of the site toward Rochdale Road.

- Further soft landscaping is provided to the communal amenity space to the rear. 

- The apartments will benefit from internal cycle storage and it is noted the site is well accessed by sustainable modes.

- Proposed Building Adheres to the established building line to Rochdale Road to the south 



ENVIRONMENTAL IMPACT CONSIDERATIONS
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 The process of Environmental Impact Assessment is governed by the Town and Country 
Planning (Environmental Impact Assessment) Regulations 2017. 

 These regulations apply the EU directive “on the assessment of the effects of certain 
public and private projects on the environment” (usually referred to as the 
Environmental Impact Assessment Directive) to the planning system in England .

 The regulations only apply to certain types of development and/or projects.

 The flowchart to the right establishes whether a proposed development requires an 
Environmental Impact Assessment.

 The agent has completed the screening exerciseand it has been established that an 
Environmental Impact Assessment is not required.
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CONSULTATION WITH THE LOCAL COMMUNITY

 The statutory consultation period will present 
sufficient opportunity for comment by the local 
community. 

 The closest residential properties are those 
adjacent to the south of the site which is owned 
by the applicant. In accordance with MCC’s 
Planning & Development Statement Of 
Community Involvement the applicant carried out 
early engagement with residents during the 
previous application (137036/FO/2023) which 
can be viewed in appendix E.

 The applicant provided all 10 occupiers of the 
adjacent apartments at 1133 Rochdale Road a 
copy of the plans including those commercial 
units to the north of the site.

 Attached to the right are the responses received. 

 As viewed there are no objections to the 
development from any neighbouring properties 
or businesses which highlights neighbouring 
residents and businesses are happy to support the 
previous development. 

 The community engagement responses are still 
valid in this case noting that the revised scheme 
has been significantly reduced and therefore this 
document is still valid in this instance. 



RELEVANT PLANNING POLICIES 

The following policy and guidance are considered relevant to the consideration of this application: -

 Manchester Core Strategy (2012): –
- SO2, SO3, SO6, 
-SP1, EC1, EC4, 
-H1, H2, H3, H8, C9, 
- T1, T2, 
-EN1, EN2, EN3, EN4, EN5, EN6, EN8, EN9, EN14, EN15, EN16, EN17, EN18, EN19 and DM1

 Saved policies of the Unitary Development Plan for the City of Manchester (1995) relevant policies include :

- Part 2 Policies – DC7.1, DC14, DC26

 National Planning Policy Framework (NPPF) – last updated December 2023;  -
-Chapters 2, 4, 5, 6, 8
-Chapters 9, 11, 12, 14, 15, 16 and 17. 

 Guide to Development in Manchester Supplementary Planning Document and Planning Guidance (April 2007)

 Manchester Residential Quality Guidance (July 2016)

 Manchester Green and Blue Infrastructure Strategy 2015
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PLANNING CONSIDERATIONS 

• Section 38(6) of the Planning Compulsory Purchase Act 2004 requires that proposals be determined in accordance with the 
development plan unless material consideration indicates otherwise. 

• This section therefore assesses the proposal against the development plan policies outlined above and examines relevant 
material considerations where appropriate. The assessment draws upon the suite of application documents listed at Page 9 of 
this statement. 

• Policy DM1 – Development Management (as shown to the right) states that all development should have regard to the 
following specific issues. The planning considerations are considered to be: 

• Principle of Development
• Sustainability / Presumption in Favour of Sustainable Development
• Design
• Appearance
• Layout
• Scale 
• Density 
• Landscaping 
• Amenity  - Neighbour/Residential 
• Noise
• Air Quality 
• Transport, Access and Highways 
• Ecology
• Trees 
• Crime 
• Energy 
• Flood Risk and Drainage 
• Contaminated Land 
• Land Stability 
• Waste Collection 
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PRINCIPLE OF DEVELOPMENT FOR RESIDENTIAL  

Policies 
• Policy SP1 - Spatial Principle of the Core Strategy refers to “the key spatial principles which will guide the strategic 

development of Manchester together with core development principles. It is stated that developments in all parts 
of the city should create well designed places which enhance or create character, make a positive contribution to 
the health, safety and well-being of residents, consider the needs of all members of the community and protect and 
enhance the built environment. Further, development should seek to minimise emissions, ensure the efficient use of 
natural resources, reuse previously developed land wherever possible, improve access to jobs, services and open 
space and provide good access to sustainable transport provision.”

• Policy H1 - Overall Housing Provision of the Core Strategy states that “the proportionate distribution of new 
housing, and the mix within each area, will depend on a number of factors. New housing will be predominantly in 
the North, East, City Centre and Central Manchester, these areas falling within the Regional Centre and Inner Areas 
of Manchester.

The policy goes on to state that that new residential development should take account of the need to:

• Contribute to creating mixed communities by providing house types to meet the needs of a diverse and growing 
Manchester population;

• Reflect the spatial distribution set out above which supports growth on previously developed sited in sustainable 
locations and which takes account of the availability of developable sites in  these areas;

• Contribute to the design principles of Manchester LDF including in environmental terms. The design and density of 
a scheme should contribute to the character of the local area. All  proposals should make provision for appropriate 
usable  amenity space. schemes should make provision for parking cars and bicycles (in line with policy T2) and the 
need for appropriate sound insulation;

• Prioritise sites which are in close proximity to centres of high frequency public transport routes;
• Be designed to give privacy to both its residents and neighbours”

• Policy H2 - Strategic Housing Location of the Core Strategy states that “the key location for new residential 
development throughout the plan period will be within the area to the east and north of Manchester City Centre 
identified as a strategic location for new housing. 

• Land assembly will be supported in this area to encourage the creation of large development sites or clusters of 
sites providing the potential for significant regeneration benefits.

• Developers should take advantage of these opportunities by:-
- Diversifying the housing offer with particular emphasis on providing medium density (40-50 dwellings per 

hectare) family housing including affordable housing. In locations which are close to the City Centre, such as the Lower 
Irk Valley and Holt

Town, higher densities will be appropriate. However, the provision of family homes should remain an emphasis in these 
areas, too.
• Including environmental improvements across the area.
• Creating sustainable neighbourhoods which include complementary facilities and services.
• Considering the scope to include a residential element as part of employment-led development.”

• Policy H3 of the Core Strategy covers North Manchester which states “that, over the lifetime of the Core Strategy, 
North Manchester will accommodate around 20% of new residential development. Priority will be given to family 
housing and other high value, high quality development where this can be sustained. High density housing will be 
permitted within or adjacent to the parts of North Manchester that fall within the Regional Centre (Strangeways
and Collyhurst area) and within Cheetham Hill and Harpurhey district centres as part of mixed-use schemes as well 
as along high frequency public transport routes.”

Assessment 
• The application site is not allocated for a specific use in the Core Strategy. The site is within a primarily mixed area 

and therefore the proposed use is entirely appropriate and in accordance with the prevailing land use locally. The 
site is not subject to any special protection in the context of either the natural or historic environment.

• The principle of the redevelopment of previously developed brownfield land for the provision of residential 
development in the City is long established and prioritised within the adopted development plan policies of the 
Core Strategy as mentioned above and in the NPPF.

• The proposed development will regenerate a vacant, dilapidated and derelict brownfield site on a main route into 
Harpurhey district centre and into the city centre. 

• The proposal will add to the diversification of residential accommodation in the area through the creation of 5 
apartments.

• The proposed development would significantly improve the appearance of a site which could otherwise be left to 
further deteriorate and will substantially uplift the appearance of the area, by providing a high quality 
development, which will enhance the appearance of the section of Rochdale Road to which the site relates.

• It is important that this site is given a new and active use that will enhance its appearance within the street scene 
and contribute to the overall quality of this on a main route into Harpurhey district centre and into the city centre. 

• The proposed development represents the opportunity to regenerate and re-use a brownfield site for a residential
use in a residential area. 

• Having regard to the existing national planning policy framework, City Council policy and national planning 
guidance - The principle of the development is considered acceptable and that the provision of residential 
development accords with adopted planning policies which seek to increase housing supply on previously 
developed brownfield land in the City.



DESIGN
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 Policy DM1 (Development Management) states that new development should have regard to more specific issues for which more detailed guidance may be given within supplementary planning documents. Issues include: 
the appropriate siting and appearance of development, the impact upon the surrounding area.

 Policy EN1 (Design Principles and Strategic Character Areas) - All development in Manchester will be expected to follow the seven principles of urban design, as identified in national planning guidance and have regard to the 
strategic character area in which the development is located. Opportunities for good design to enhance the overall image of the City should be fully realised, particularly on major radial and orbital road and rail routes.

 Policy EN2 (Tall Buildings) “Tall buildings are defined as buildings which are substantially taller than their neighbourhoods and/or which significantly change the skyline. Proposals for tall buildings will be supported where it can 
be demonstrated that they 

 • Are of excellent design quality, • Are appropriately located, • Contribute positively to sustainability, • Contribute positively to place making, for example as a landmark, by terminating a view, or by signposting a facility of 
significance, and • Will bring significant regeneration benefits.

 Section 12 of the NPPF also makes clear the importance of good design in new development that includes paragraph 135, which states “Planning policies and decisions should ensure that developments:
 a) will function well and add to the overall quality of the area, not just for the short term but over the lifetime of the development;
 b) are visually attractive as a result of good architecture, layout and appropriate and effective landscaping;
 c) are sympathetic to local character and history, including the surrounding built environment and landscape setting, while not preventing or discouraging appropriate innovation or change (such as increased densities);
 d) establish or maintain a strong sense of place, using the arrangement of streets, spaces, building types and materials to create attractive, welcoming and distinctive places to live, work and visit;
 e) optimise the potential of the site to accommodate and sustain an appropriate amount and mix of development (including green and other public space) and support local facilities and transport networks.”

 Paragraph 137 of the NPPF states that “Design quality should be considered throughout the evolution and assessment of individual proposals. Early discussion between applicants, the local planning authority and local 
community about the design and style of emerging schemes is important for clarifying expectations and reconciling local and commercial interests. Applicants should work closely with those affected by their proposals to 
evolve designs that take account of the views of the community. Applications that can demonstrate early, proactive and effectiveengagement with the community should be looked on more favourably than those that 
cannot.

 The Guide to Development in Manchester (SPD) (2007) states that the principles that development should seek to achieve, include, character and context, continuity, and enclosure, ease of movement, quality of the public 
realm, diversity, legibility and adaptabilitywhich is further supported by the Manchester Residential Quality Guidance (2016)

 The proposed building is approximately 2metres taller (to the front) than the buildings adjacent to the site therefore it is not considered in this context to be substantially taller that an assessment against EN2 is required in 
this instance.

 The Applicants share the vision of the SPD and Residential Quality Guidance and the proposals have been developed following a comprehensive application process and a pre-application process taking into account the 
points raised by the planning officer. The application is accompanied by a Design and Access Statement that sets out the context of the site and the design process undertaken.

 For the reasons outlined above It is believed that the proposed development accords with above criteria's, with the proposed building adopting a traditional form and pattern of development which will satisfactorily integrate 
into the surrounding scale and form of neighbouring development.
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APPERANCE

• The adjacent building and further buildings to south are rendered and to 
the north the buildings are a mix of red brick and render.

• In terms of appearance, the proposed building adopts a traditional 
approach using a selection of high-quality materials to present a 
contemporary look, whilst referencing grey render to mirror the 
predominant material in the wider area.

• Following feedback at the pre-app consultation phase prior to submission -
the windows to Rochdale Road elevation have been amended to match 
the proportions of the adjoining building to the north, and are to be 
arranged in a simple regular grid with vertical emphasis.

• The proposed building will have pitched roofs to match the existing street 
scene and lean to roofs to the rear to minimize mass and reduce scale.

• The overall impact would present a design of an appropriate quality which 
would significantly improve the appearance of the site in the street-scene, 
without being out of character or obtrusive. 
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LAYOUT

• The proposed site layout makes efficient use of the site as shown on the proposed site 
plan to the right 

• The proposed apartments are orientated so principle habitable room windows front onto 
both highways.

• Private amenity space has been provided to the front and rear of the site.

• The proposed layout would result in an active frontage to both highways. This is a positive 
element of the scheme which enables the development to be outward facing and to 
respond to the character of the surrounding area. 

• The building follows a consistent building line and the continuation of the historical 
development pattern of the properties 1139 – 1149 to the north and will not project 
beyond this building line. 

• Level access to the stair cores and lobby is located on side of the building but accessed 
from the more active Rochdale Road frontage.

• One stair serves all levels, access is provided off Rochdale Road and Middleton Old Road, 
the refuse storage will be accessed off Rochdale Road. 

• The proposed development will integrate itself effectively into the local pattern of 
development

• As a result based on the above, the proposed site layout is believed to be satisfactory, the 
development has been designed to make best use of the size and orientation of the 
application site, taking into account accessibility, safety, visual amenity, proximity to 
existing adjacent properties, the existing building line.
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SCALE

• The Guide to Development in Manchester (SPD) advocates that consideration should 
be given to the scale of new developments and to ensure that new development is 
informed by their context.

• The proposals have been designed as a three storey block onto Rochdale Road, the 
height of the building is above the existing adjacent apartments (1133 Rochdale Road) 
as the gradient of Rochdale Road gains running north, as does the height of the 
building.

• The building has a height of 10.9metres and a maximum height of 14.6metres when 
measuring from Middleton Old Road,  the proposed eaves height is designed to match 
that of the adjacent building to the north, we consider that this adds interest and 
variation into the streetsceneto provoke a sense of place. 

• The scale is comparable to and reflects the scale of built form along this  section of 
Manchester Road which range from two to four storeys in scale noting the land levels 
slope down towards the south-west. It is therefore considered that given the existing 
and prevailing context, the proposed scale can be sustained in this location without 
appearing out of place in the street-scene. The scale of the building is more consistent 
with the street scene than the previous proposal. 

• The vertical emphasise of the windows elevation relates to the pre application 
feedbackfrom the planning officer along with the window cill and head heights being 
inline with the existing levels of 1133 Rochdale Road, respecting the existing building 
and features of 1133 Rochdale Road.

• Overall, the proposals have been designed to be an appropriate scale with regards to 
the surrounding buildings and in-keeping with the surrounding character of the street 
scene, the scale will not appear overbearing to nearby properties. 
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DENSITY

 Policy H1 states that  “the design and density of a scheme should contribute to the 
character of the local area. All proposals should make provision for appropriate usable 
amenity space, including in high density development (in which this could be in the form 
of balconies, as well as shared open spaces such as green roofs).

 Policy H2 states that “The key location for new residential development throughout the 
plan period will be within the area to the north of Manchester City Centre, Diversifying the 
housing offer with particular emphasis on providing medium density (40-50 dwellings per 
hectare) family housing including affordable housing). “

 Manchester Residential Quality Guidance states that “an increase in density should be 
encouraged in those parts of the city that are well connected to public transport.” 

 The proposal would involve the erection of 5 apartments on a site area of 0.0295 
hectares, which equates to 52.5 dwellings per hectare, as explained above policy H2 
seeks to diversify the housing offer with particular emphasis on providing medium 
density (40-50 dwellings per hectare). 

 The proposal will comply with the densities identified within policy H2 and bring about 
significant regeneration in an area identified for change to make an efficient and effective 
use of the land. The site creates a gap in the generally coherent historical streetscape 
which will benefit from a simple but well crafted contemporary development. In 
addition, the density of the proposed development is related to the prevailing character 
of neighbouring residential development.

 As such it is considered that these application proposals are in compliance with the 
strategy set out in the adopted housing policies of the Core Strategy, the Achieving 
appropriate densities section of the NPPF and the planning practice guidance for 
Effective use of land.
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• Policy EN9 Green Infrastructure states that “New development will be 
expected to maintain existing green infrastructure in terms of its quantity, 
quality and multiple function.” 

• The development is well located in terms of the relationship with other 
landscape features such as Boggart Hole Clough and Plant Hill Park.

• Due to the site constraints there is limited scope for significant landscaping, 
however landscaping is proposed to the rear of the site fronting Middleton 
Old Road and to the front of the site. 

• At the request of the planning officer – soft landscaping including a garden 
with associated planting is proposed to the rear of the site. 

• The section of land to the north west of the site will be maintained with  
low maintenance shrubs and a garden area to and can be conditioned 
accordingly. 

• The access to the main entrance will be paved with buff flagged patio/path 
along with a buff flagged patio/path to the rear of the site. 

• A brick wall with infill panels will be provided to the front and rear 
boundaries.  

• Due to the highly urbanised nature of the site and its surroundings coupled 
with the existing site context, we consider that an appropriate balance of 
landscaping has been incorporated into the scheme and can be achieved in 
this instance. The development will provide significant landscape 
improvements to that which currently exists on site. As such the proposal 
would not conflict with the policies contained with the councils Core 
Strategy and the NPPF in relation to landscaping matters. 

LANDSCAPING 
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 Paragraph 135(f) of the National Planning Policy Framework states that “Planning decisions 
should ensure that developments create places that are safe, inclusive and accessible and which 
promote health and well-being, with a high standard of amenity for existing users.”  

 As referenced on page 15 Policy DM1 of the Core Strategy states that “all development should 
have regard to the impact on the surrounding areas in terms of amenity, including privacy, 
light.” 

 The building is sited approximately 0.59metres away at its closest point from 1133 Rochdale 
Road which contains apartments and is owned by the applicant. There are no windows 
proposed facing the side elevation. 

 The side elevation of 1133 Rochdale Road contains three windows at first floor and one obscure 
glazed small window at ground floor which can be viewed on the photograph to the right. 

 The window circled in red on the photograph to the right is obscure glazed, the windows circled 
in yellow and blue are clearly glazed.  

 The yellow circled window serves a kitchen to flat 6 of the building.

 The blue circled window serves a bedroom to flat 6 of the building, however this window is a 
secondary window to the bedroom noting the main principle window is sited at the rear.

 There is one ground floor window to the rear elevation of the adjacent building which serves 
kitchen. It is considered that the habitable room would not suffer from a loss of light, outlook or 
overshadowing given the proposed building is sited to the north. 

 It is considered that the proposed relationship with the neighbouring apartments is considered 
acceptable in accordance with policies DM1 and SP1 of the Core Strategy and the NPPF. The 
impact on surrounding buildings is appropriate noting the buildings to the north, west and east 
are not residential buildings.  

RESIDENTIAL AMENITY FOR EXISTING OCCUPIERS



RESIDENTIAL AMENITY FOR PROPOSED OCCUPIERS

 Paragraph 135(f) of the National Planning Policy Framework states that “Planning decisions should ensure that developments create 
places that are safe, inclusive and accessible and which promote health and well-being, with a high standard of amenity for future 
users.”

 Policy H1 (Overall Housing Provision) states that all proposals should make provision for appropriate usable amenity space. 

 Residential occupiers should also be entitled to some area of either private or communal amenity space in line with saved policy DC5 of 
the UDP and policies DM1 and SP1 of the Core Strategy which indicates that consideration should be given to effects of development 
upon the amenity, living conditions and well-being of residents. 

 The table on the right outlines the DCLG technical standards which recommends a minimum internal floor area of 39sqm for 1bed (1p) 
accommodation. Apartments 1-3 are one bedroom apartments and meets the requirements of the THS. 

 The DCLG technical standards recommend a minimum internal floor area of 70sqm for 2bed (2p) accommodation. Apartments 4 and 
5 are two bedroom apartments. Whilst apartments 4 & 5 are below this threshold, the THS also states that in order to provide two 
bedspaces, a double (or twin bedroom) must have a floor area of at least 11.5m2 and one double (or twin bedroom) is at least 2.75m 
wide and every other double (or twin) bedroom is at least 2.55m wide. 

 Flat 4 has a bedroom floor area of 13.6m2 and a width of at least 3.2m and Flat 5 has a bedroom floor area of 13.6m2 and a width of 
at least 3.1m.

 The planning system cannot regulate the number of occupants. The building is sited within a sustainable location and the proposal will 
bring a disused brownfield site back into a beneficial use. Based on the above and in accordance with the THS threshold standards the 
impact on the amenity of the future occupiers is considered acceptable. 

 All the habitable rooms are served by windows which are either front or rear facing which allow natural light to be provided and 
provides a good standard of outlook..

 Outdoor amenity space measures 90sqm which is considered as an acceptable standard. In addition, there are two local parks less 
than 450metres away and the site is located in a sustainable location within walking distance of a number of local services and facilities 
available in Blackley Centre and Harpurhey, the site is located along a main corridor route into Manchester City Centre to the south and 
Middleton Town Centre to the north which is a significant amenity benefit to the future occupants. As such, it is considered that the 
proposed units would be subject to an acceptable level of residential amenity in accordance with the councils policies and the NPPF.
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 Paragraph 38 of NPPF states that “Decision-makers at every level should seek to approve applications for sustainable development where possible.”

 Paragraph 115 of the NPPF states “Development should only be prevented or refused on highways grounds if there would be an unacceptable impact on highway safety, or the residual cumulative impacts on the road network would be severe.”

 Policy T1 of the Core strategy states “To deliver a sustainable, high quality, integrated transport system to encourage modal shift away from car travel to public transport, cycling and walking, to support the needs of residents and businesses and to 
prepare for carbon free modes of transport, the Council will support proposals that: -

• - Improve choice by developing alternatives to the car.
- Promote regeneration and economic vitality by relieving traffic congestion and improving access to jobs and services, particularly for those most in need and for those without a car.
-Improve pedestrian routes and the pedestrian environment.
- Improve and develop further Manchester’s cycle network”

 This is also reiterated by Policy T2 and referenced in policy DM1 and SP1. 

 The site is in location accessible to a variety of public transport modes as identified within the submitted Transport Statement and page 5 of this planning statement. 

 The application site is located in a highly accessible location. The analysis submitted within the Transport Statement accompanying the application indicates that a ranges of services and facilities within an acceptable 1km walking distance of the site 
are accessible, the following services and amenities are available such as:

 - Local shop, Barbers, hot and cold food takeaways, café and bar (75m), Texaco convenience store (150m), The Grove Inn Pub (150m), Bus Stops on Rochdale road and Middleton Old Road (within 200m), NHS – Neville Family Medical Centre (200m), 
Damhead Medical Centre (350m), Coop, A-Z Convenience Store and Old Market Street Post Office (500m), Pike Fold Primary School (650m).

 The existing pedestrian infrastructure creates opportunities to access these key amenities on foot and also the bus network and the closest stops on Middleton Old Road approximately 75metres from the site boundary with a bus stop located on 
Rochdale Road. 

 The apartments will be accessed from Rochdale Road and a footpath link will be provided within the site, connecting the two roads either side.

 The proposal is a car free development and a secure cycle storage area providing parking for 12 bicycles will be accessible from the lower ground floor of the building.

 It is considered that walking, cycling and public transport offer realistic modes of transport for residents and visitors of the development. The site is well located to take advantage of existing pedestrian, cycle and public transport facilities. These modes 
of transport are provided within the recommended distance as stated in national guidelines. Walking, cycling and public transport have the potential to form part of a longer journey using linked trips. 

 The additional trips generated by sustainable modes are not severe and are therefore unlikely to have a detrimental impact on the existing infrastructure.

 The submitted Transport Statement read in conjunction with this planning statement demonstrates that the development would not have an unacceptable impact on highway safety and the residual cumulative traffic impact would not be severe. 
The development is therefore in accordance with the transport principles set out in NPPF and the Councils Core Strategy. As such, we believe the development should be supported on transportation grounds. 

 Consistent with similar applications approved by the council we consider that the proposal is unlikely to generate a significant increase in the level of vehicular trips which would impact unduly on networkcapacity.

TRANSPORT, ACCESS AND HIGHWAY SAFETY
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NOISE

 Policy DC26 (Noise) of the Unitary Development Plan states that “the Council intends to use the development control process to reduce the impact of noise on people living and working in the City. In particular, 
consideration will be given to the effect of new development proposals which are likely to be generators of noise.”

 Given the location of the site adjacent to the A664 which is a major route into and out of the city centre and the mixed use nature of the immediate vicinity it is considered there would be no detrimental impact 
upon noise for any proposed occupiers. 

 The introduction of a further residential development is unlikely to have any detrimental impact upon the nearest residential occupiers in terms of any significant impact to existingbackground noise levels or levels 
of activity. The increased noise from the potential occupiers is unlikely to create noise impact to the existing properties. 

 In accordance with the Control of Pollution Act, the construction of the proposal will only take place between the normal working hours as below:

 Monday to Friday: 8am to 6pm.
 Saturdays: 8am to 1pm.
 Sundays and bank holidays: No work will be permitted.

 Construction activities can also be controlled via the submission of a Construction Environmental Management Plan which can be conditioned. 

 The applicant would agree with any conditions the Environmental Health officers require with respect to acoustic insulation and noise mitigation measures for all the apartments in order to act as a safeguard for 
proposed occupiers and to limit the impact of the surrounding environment upon living conditions.
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AIR QUALITY 

• Paragraph 192 of the NPPF states that “Planning decisions should sustain and contribute towards compliance with 
relevant limit values or national objectives for pollutants, taking into account the presence of Air Quality Management 
Areas, and the cumulative impacts from individual sites in local areas. Opportunities to improve air quality or mitigate 
impacts should be identified”.

• Policy EN16 (Air Quality) of the Core Strategy states that “the Council will seek to improve the air quality within 
Manchester, and particularly within Air Quality Management Areas, located along Manchester’s principal traffic 
routes. Developers will be expected to take measures to minimise and mitigate the local impact of emissions from 
traffic generated by the development, as well as emissions created by the use of the development itself.”

• The applicant has reviewed the councils Air Quality & Planning Technical Guidance Document (August 2022) which 
states that New development can pose the following concerns in relation to air quality:

• • Emissions that arise from construction and use of a site, which add cumulatively to existing pollution levels locally, 
across the district and beyond.

• • Harm to individuals arising as a result of introducing new exposure to air pollutants through their occupation of the 
development.

• The development site sits within an Air Quality Management Area as the site is located on a busy, main route and 
transport corridor to Manchester City Centre.

• It is therefore unlikely that there would be any significant or harmful contribution to air quality as a consequence of 
vehicular movements or ongoing activity. 

• The applicant has submitted an Energy Statement which considers air quality issues such as biomass boilers and air 
source heat pumps. Energy Efficiency Design has been incorporated where possible and the use of good practice 
control measures through effective mitigation and construction management during the construction phase will be 
implemented. As a result the impact upon air quality can be adequately controlled. 

• Based on the above we consider that Air quality factors are not considered a detrimental concern for the 
development and the proposals complies with the relevant local and national policies on this matter. 



 Policy EN15 of the Core Strategy states that “Developers will be expected to identify and implement 
reasonable opportunities to enhance, restore or create new biodiversity, either on-site or adjacent to the site, 
contributing to linkages between valuable or potentially valuable habitat areas where appropriate”

 Paragraph 180 of NPPF states that “Planning policies and decisions should contribute to and enhance the 
natural and local environment by:

 a) protecting and enhancing valued landscapes, sites of biodiversity or geological value and soils (in a manner 
commensurate with their statutory status or identified quality in the development plan);

 b) recognising the intrinsic character and beauty of the countryside, and the wider benefits from natural 
capital and ecosystem services – including the economic and other benefits of the best and most versatile 
agricultural land, and of trees and woodland;

 c) maintaining the character of the undeveloped coast, while improving public access to it where appropriate;
 d) minimising impacts on and providing net gains for biodiversity, including by establishing coherent 

ecological networks that are more resilient to current and future pressures;”

 An ecological survey has not been submitted however we consider that the development would not result in 
any significant or unduly harmful impacts to local ecology given the current condition of the site noting there 
are no trees, vegetation or habitats on site.

 As stated above para.180 of the NPPF encourages enhancements and net gains for biodiversity to be 
delivered through the planning system which will become mandatory for minor developments in April 2024 
as per The Environment Act 2021.  

 Measures to enhance the site for biodiversity should be secured as a result a total of 10.no bird boxes (see 
specification to the right) as shown on the proposed elevation plans will be incorporated into the side 
elevations. In addition, landscaping is proposed to the front and rear of the site. 

 We consider that the scheme will provide biodiversity enhancements and provide a net gain for biodiversity 
at the site noting the existing site contains no habitats or landscaping. As such, the proposed development 
would not result in harm to the ecological interest of the site and would not result in harm to the visual 
amenity of the area. 

ECOLOGY
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TREES

 Paragraph 136 of the NPPF states that “Trees make an important contribution to the character and 
quality of urban environments, and can also help mitigate and adapt to climate change. Planning 
policies and decisions should ensure that new streets are tree-lined, that opportunities are taken to 
incorporate trees elsewhere in developments (such as parks and community orchards), that 
appropriate measures are in place to secure the long-term maintenance of newly-planted trees, 
and that existing trees are retained wherever possible. Applicants and local planning authorities 
should work with highways officers and tree officers to ensure that the right trees are planted in the 
right places, and solutions are found that are compatible with highways standards and the needs 
of different users.” This is further supported within policy EN15 of the Core Strategy. 

 Prior to 2021 the site comprised of shrubbery and trees which weren’t protected by a Tree 
Preservation Order and these have been removed. 

 The site currently comprises of hard landscaping . Given that there are no trees on site we 
therefore consider that the proposals are in full accordance with local and national policies. 

 The small section of land to the north-west of the site and land towards the rear will comprise of 
low maintenance shrubs and planting which is considered appropriate in this context. The 
applicant would be happy for a suitably worded condition for the responsibility for the ownership, 
management and maintenance of the communal areas of landscaping, to ensure such areas are 
not neglected. 
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FLOOD RISK AND DRAINAGE

 Policy EN14 (Flood Risk) of the Core Strategyrefers to flood risk and amongst other issues states that all new development should minimise surface water run-off, including through Sustainable Drainage Systems (SUDS) 
and the appropriate use of green infrastructure.

 Policy EN17 (Water Quality) of the Core Strategy states that developments should minimise surface water run-off and minimise ground contamination into the watercourse construction.

 Paragraph 173 of the NPPF states that “When determining any planning applications, local planning authorities should ensure that flood risk is not increased elsewhere. Where appropriate, applications should be 
supported by a site-specific flood-risk assessment.”

 Paragraph 174 of the NPPF state that “applications for some minor development should not be subject to the sequential or exception tests but should still meet the requirements for site-specific flood risk assessments.”

 The National Planning Practice Guidance, states that the aim should be to discharge surface water run-off as high up the drainage hierarchy, as reasonably practicable:
 into the ground (infiltration);
 to a surface water body;
 to a surface water sewer, highway drain, or another drainage system;
 to a combined sewer.

Local Authorities and water boards generally require proof that the ground is not suitable infiltration into the ground, before connecting to sewers, drains and other drainage systems.

 The site is located in Flood Zone 1; it is therefore at low risk from flooding and subsequently a Flood Risk Assessment is not required.

 In accordance with paragraph 173 of the NPPF the application is accompanied by an drainage scheme and a CCTV Report of the drainage network which has been undertaken on site. 

 The Building Regulations, approved document H details the requirements for building drainage in terms of both foul and surface waterdrainage.

 Existing drainage for the surrounding properties identifies a combined sewer to both the front and rear of the site, with the sewer to the front turning and meeting the rear a little to the south. A culverted watercourse is 
also identified to the north of the site, heading south and finally discharging into Boggart Hole Brook to the south.

 Consideration of the disposal options for foul and surface water drainage has been undertaken. Given the constraints of the site it has been identified that a discharge to ground is not a viable option for either foul or 
surface water. As such it is proposed that a connection be made to the combined public sewer at the front of the site and foul water be dischargedto this point.

 A watercourse is located to the rear of the property and therefore in line with the requirements of the Building Regulations, the stated hieratical list of disposal options a surface water discharge to the watercourse is 
recommended. A storm water storage system is also recommended to prevent excess water entering the watercourse during periods of high rainfall.

 As such based on the above and in accordance with the submitted Drainage scheme we consider that the proposal is in accordance with local and national policies and the impact on flooding is considered appropriate 
subject to site drainage to be in accordance with the surface water drainage hierarchy and the measures identified within the drainage scheme are carried out. 
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CRIME/NATURAL SURVEILLANCE

 Paragraph 135(f) of the NPPF states that “Planning policies and decisions should ensure that developments create 
places that are safe, inclusive and accessible and which promote health and well-being,; and where crime and 
disorder, and the fear of crime, do not undermine the quality of life or community cohesion and resilience.”

 Paragraph 96(b) of the NPPF states that “Planning policies and decisions should aim to achieve healthy, inclusive 
and safe places and beautiful buildings which are safe and accessible, so that crime and disorder, and the fear of 
crime, do not undermine the quality of life or community cohesion. 

 Policy DM1 of the Core Strategy states that all development should have regard to community safety and crime 
prevention.

 Secured by Design (SBD) is the official police security initiative. SBD has worked with the Government to embed 
crime prevention into the planning process and establish police security standards in the building and construction 
industry. The published document - Secure By Design, Homes 2023 has been taken into account during the design 
process. 

 High levels of natural surveillance will occur as the building will contain windows to the front and rear at all levels 
including windows to living/kitchen areas to each apartment, therefore this results in a high level of neighbour 
surveillance creating a safe community feeling for residents. 

 Other Crime prevention measures are referenced to the right as recommended by Secure by Design, these have 
been incorporated into the scheme. The crime prevention measures to be included are appropriative and adequate 
for the perceived crime risks. 

 With the redevelopment of the site, enclosure of the curtilage and measures recommended by Secure by Design, 
we consider that the redevelopment of the site will lead to enhancements to security and help design out crime.

 This development will be consistent with the principles of the National Planning Policy Framework and has adopted 
principles of Secured by Design and Crime Prevention as referenced above. The development creates a sense of 
place that enables people to identify with their surroundings and feel safe. Overall the development includes clearly 
defined and well-lit public and provides semi-private spaces. We believe the proposal fully accords with the secured 
by Design principles, the NPPF and the Councils Core Strategy. 
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ENERGY EFFICIENCY 

 Para.157 of the NPPF states that “the planning system should support the transition to a low carbon future in a changing 
climate and should help to: shape places in ways that contribute to radical reductions in greenhouse gas emissions, 
minimise vulnerability and improve resilience; encourage the reuse of existing resources, including the conversion of 
existing buildings; and support renewable and low carbon energy and associated infrastructure.”

 Para.162 of the NPPF states that “In determining planning applications, local planning authorities should expect new 
development to:

 a) comply with any development plan policies on local requirements for decentralised energy supply unless it can be 
demonstrated by the applicant, having regard to the type of development involved and its design, that this is not feasible or
viable; and

 b) take account of landform, layout, building orientation, massing and landscaping to minimise energy consumption.”

 Policy EN4 (Reducing CO2 Emissions by Enabling Low and Zero Carbon Development) concerns reducing CO2 
emissions and states that where possible, new development and retrofit projects must be located and designed in a 
manner that allows advantage to be taken of opportunities for low and zero carbon energy supplies. The use of building 
materials with low embodies carbon in new development and refurbishment schemes is also sought. Reference to 
reducing emissions and achieving low and zero carbon development is also referenced in policies SP1 and EN6.

 The application has been accompanied by an Energy Statement which details how the development will incorporate 
sustainable design and resource efficiency in line with the both the Energy Hierarchy and national sustainable design 
definitions, so to meet the policy requirements and council targets contained within policies EN4 and SP1 of the Core 
Strategy.

 The submitted Energy statement indicates, a reduction in energy use through adopting a high standard of building fabric 
performance, high levels of air tightness, which exceeds the minimum requirements of Part L1A for fabric efficiency 
standards. Measures also include energy efficient fixed services and renewable energy technology. 

 Furthermore, it should be noted that the application site is situated within a highly sustainable location, within an existing 
residential neighbourhood with excellent access to a range of shops, amenities, transport services and job opportunities. 
The proposed development therefore represents the opportunity to regenerate the site for a more sustainable use.
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CONTAMINATED LAND & LAND STABILITY

 Policy EN18 (Contaminated Land and Ground Stability) of the Core Strategy states that “The Council will give priority for the remediation of contaminated land to strategic locations as identified within this document. 
Any proposal for development of contaminated land must be accompanied by a health risk assessment.”

 Paragraph 189 of the NPPF states that “Planning policies and decisions should ensure that:
 a) a site is suitable for its proposed use taking account of ground conditions and any risks arising from land instability and contamination. This includes risks arising from natural hazards or former activities such as 

mining, and any proposals for mitigation including land remediation (as well as potential impacts on the natural environment arising from that remediation);
 b) after remediation, as a minimum, land should not be capable of being determined as contaminated land under Part IIA of the Environmental Protection Act 1990; and
 c) adequate site investigation information, prepared by a competent person, is available to inform these assessments”

 Para 190 of the NPPF states that “Where a site is affected by contamination or land stability issues, responsibility for securing a safe development rests with the developer and/or landowner.”

 A review of historical maps dating back to c.1840 reveals that the site appears to been a undeveloped site.

 In terms of coal mining, the Coal Authority website confirms that the site is not located in a development high risk area. A Phase One site investigation has been undertaken and form part of this application. 

 Following a review of the information gathered on the history of the site and the surrounding area and following the site walk-over survey there are no contaminants identified on site that are likely to present a 
significant possibility of significant harm to any identified receptor.

 The area has a varied history and the presence of the reservoirs, sand pits and to a lesser extent the refuse heaps present a slim but possible risk of ground gas to the proposed building. As such basic gas protection 
measures in the form of a gas membrane are recommended, purely as precaution.

 Some made ground may also existing on site given the height difference with Middleton Road. However, give the age of the site and existing buildings and nature of the development (no gardens), this is not 
considered to present any significant risk. 

 The report further recommends that a watching brief is maintained throughout the construction of the new dwellings and any signsof potential contamination found are fully investigated, with appropriate 
remedial action taken as necessary. The proposals therefore accords with the relevant policies of the Core Strategy and NPPF in relation to Contaminated Land. 
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REFUSE SERVICES AND COLLECTION 

 Policy EN19 (Waste) of the Core Strategy “states that the Council will require all developers to 
demonstrate the proposals consistency with the principles of the waste hierarchy (prevention, 
reduction, re-use, recycling, energy recovery, and disposal). Developers will be required to submit 
a waste management plan to demonstrate how construction and demolition waste will be 
minimised and recycled.” This is further referenced within policy DM1.

 7No Flats Require –
 700 Litre Refuse Bin Storage
 900 Litre Mixed Recycling
 900 Litre Dry Recycling

 Proposed is 1no 1100 litre Refuse Euro Bins and 4no 500 litre Recycling Euro Bin.

 A discreet and segregated bin store for the residential developments has been incorporated into 
the scheme as shown on bin storage plan and proposed site plan as requested by the planning 
officer at pre-app stage.

 The bins can be removed from the stores, emptied and returned without being left on the road 
or pavement for extended periods. A standard refuse vehicle will be able to collect the refuse 
directly from Middleton Old Road, if this is not agreeable with the councils Environmental Health 
team then the applicant would be willing to enter into a trade waste contract if required.

 We consider that the waste management plan is acceptable and accords with policy EN19 of the 
councils Core Strategy.
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PRESUMPTION IN FAVOUR OF SUSTAINABLE DEVELOPMENT

The proposed development will help to facilitate the continued development and improvement of a diverse housing sector within Manchester, and will secure the benefits of sustainable development outlined in Paragraph 
8 of the NPPF, namely: 

• Economic – the proposal will contribute towards building a ‘strong, responsive and competitive economy’ by re-using redundant brownfield land noting that at present the application site does not financially contribute to 
the local economy. Following completion of the development the wider area will benefit from additional custom. During the construction phase it is expected that the applicant will employ local labour. Within the area, 
there are numerous builders merchants that could benefit from supplying the construction phase. There is therefore not only a benefit to the local economy at the time of construction, but a longer term benefit to existing 
local businesses. 

• Social - the proposed development will support the creation of a strong, vibrant and healthy community by providing jobs in a sustainable location. The proposed development will ensure that a sufficient number and 
range of homes can be provided to meet the needs of present and future generations; and by fostering a well-designed, beautiful and safe place. The occupation of a vacant/underutilised site will help to reduce the 
possibility of crime and antisocial behaviour. The proposed scheme would assist in supporting and retaining the services and facilities within the surrounding area and is well related to enable the future occupants to take 
advantage of the amenities and facilities which are located in proximity.

• Environmental – by occupying a brownfield site, the proposal seeks to reinvigorate the site and breathe new life into the area. Utilising this redundant site will create activity and vibrancy within a section of the streetscene
that is currently visually unappealing. The site will enhance the natural environment by improving biodiversity. The site is clearly sustainably located and would discourage the use of the private car. The site location has been 
acknowledged as being sustainable; with a number of services and facilities in walking distance and others further afield readily accessible by public transport. 

The proposed development performs a positive economic, social and environmental role and comprises sustainable development in accordance with the provisions of the Framework. As a result there is a presumption in 
favour of granting the application proposals.



CONCLUSION
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• The site is currently vacant with no beneficial use and is not allocated for a specific use in the Core Strategy. The site is not subject to any special protection in the context of either the natural or historic environment. The principle of the redevelopment 
of previously developed brownfield land is long established and prioritised within the adopted development plan policies of the Core Strategy and the NPPF. The principle of this residential development is considered acceptable as assessed within this 
statement. 

• Taking account of the site’s prominent and highly sustainable location along Rochdale Road and proximity to district facilities, this brownfield site will deliver a high quality development, which provides 5.no apartments to a high standard and 
contemporary design.

• Careful design detailing has taken place as evident within this submission. The design and layout of the scheme reflects the character of the area and the layout of the site has been sensitively designed to ensure that it positively enhances the area 
following extensive discussions with MCC in the form of pre-application advice and advice given following the submission of the previous application. The development has been designed to respond to the scale and massing of the site context and the 
design of adjacent buildings to produce a well-designed residential development.

• The proposed development is ‘high quality’, is architecturally charismatic, aesthetically pleasing and has been designed to meet the requirements of modern living as well as being sympathetic with the immediate area. We believe the development 
doesn’t overbear or dominate surrounding buildings and the building sits comfortably in the streetscape and will enhance the setting and streetscene.

• The site, located to the north of Manchester City Centre and within 1mile to Blackley and Harpurhey centres is well positioned for commuting and served by road, metrolinkand bus modes of transport with easy access to the city centre and very good 
access to public transport links The proposals will provide no off road car parking, however adequate secure cycle storage facilities are provided and therefore the proposal will not have a detrimental impact on network capacity.

• There would be no adverse consequences for the residential amenities of neighbouring dwellings, from either overshadowing, loss of light or loss of privacy. 

• The proposed new dwellings will provide a high level of residential amenity for future residents meeting the DCLG technical standards. 

• The scheme will provide biodiversity enhancements and provide a net gain for biodiversity at the site, in line with the requirements of the National Planning Policy Framework. 

• The proposed development will be constructed to modern energy efficiency standards ensuring that the development will be environmentally friendly.

• Air quality factors are not considered a detrimental concern the development and the proposals complies with the relevant local and national policies with regard to air quality. 

• The development will be built in accordance with the submitted drainage scheme that is in accordance with local and national policies and the impact on flooding is considered acceptable. 

• The development will be constructed in accordance with crime prevention measures outlined on page 31 in accordance with Secured By Design and GMP. Therefore the impact on crime is acceptable. 

• A waste management plan has been submitted and we believe this accords with policy EN19 of the councils Core Strategy. The proposals accords with the relevant policies of the Core Strategy and NPPF in relation to Contaminated Land.

• The statement demonstrates that the proposed development can be accommodated within the site, in accordance with local and national planning policy. It is therefore proposed that this scheme positively contributes to the surrounding area, and is 
appropriate in terms of the site’s context and location. Overall, the proposal will provide a high quality residential development in a sustainable location; therefore, we believe that the development presents an overwhelming case to grant planning 
permission.
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