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INTRODUCTION

Application

The application is for the construction of four houses with ground floor parking and as-
sociated amenity space, use of Palmer House for Class E (g) (offices — 802sqm) and
the construction of a new car park and amenity space.

Address

11 Virgil Street
Old Trafford
Manchester
M15 4ED

The site is primarily in Trafford but part of the application site also includes land over
the local authority boundary in Manchester.

Council Wards
, Trafford
Hulme, Manchester



PLANNING GONTEXT

Planning Policy
(i { L‘g’ﬁ Planning applications in Trafford are currently decided upon primarily by using the poli-
W Ordsall \ P&'& cies of the:
@ \ \ - Core Strategy (Adopted January 2012);
% - Revised Unitary Development Plan (UDP) (Adopted June 2006);
il The Core Strategy and Revised UDP are gradually being replaced by the Trafford Lo-

cal Plan with the emerging Greater Manchester Spatial Framework (GMSF) providing
the overarching framework. However, until such time as the Core Strategy and Re-
vised UDP policies are fully replaced, after the adoption of the Local Plan, the currently

Metrolink
i A,
%
5;&“” o
Ly \
Y _.‘E_- igde‘ Q_Qc':' adopted policies will still be used to determine planning applications.
A) o QQ‘“ : Q
w;«"; o .,?"}\‘ " bbk" The application site sits within the Inner Area Boundary as defined in Appendix 1 of
5 E - @Q the Core Strategy. It is also defined as a Priority Area for Regeneration as outlined in
é‘?; v Policy H10 of the UDP and the open land to the southeast of the site is identified in
or Policy OSRY (ii) as a open space / outdoor recreation area. The Core Strategy defines
< *e e L Hadleid & : eight Strategic Objectives for development across the Borough, Spatial Objectives for
.. G — defined areas within the Borough including Old Trafford, together with 17 Core Poli-
G Ef] cies, the most relevant of which include:
= o
o« - L2 - Meeting Housing Need;
¥ [Empress g - L3 - Regeneration and Reducing Inequalities;
® ® 1¢onservation| M - L4 - Sustainable Transport;
o - L5 - Climate Change;
% - L6 - Waste;
'] - L7 - Design;
;;" - L8 - Planning Obligations
o
v
s o Supplementary Planning Documents (SPD’s) provide additional information to assist
- with the interpretation and implementation of policies set out within the Core Strategy
and the saved policies of the Revised UDP. SPD'’s relevant to the application include:
ch ™ - SPD1 - Planning Obligations:
4 - SPD 3 - Parking Standards and Design;
Supplementary Planning Guidance (SPG’s) provide more details about Policies within
[~ the UDP. Relevant SPD’s include:
(/2
- PG1 - New Residential Development;
Trafford Planning Policies Map . Application site - PG16 - Noise Standards;
- PG18 - Fencing;
- PG24 - Crime and Security;
- PG30 - Landscape Strategy;

The Core Strategy and Revised UDP sit alongside wider policy including the National
Planning Policy Framework (NPPF) and Planning Practice Guidance. At the heart of
NPPF the Framework is a presumption in favour of sustainable development which is
seen as a golden thread running through both plan making and decision taking.

The Planning Statement accompanying the application details how the proposals
relate to current local and national planning policy.



Heritage

The application site is not in a Conservation Area. Itis 150 metres to the east of the
Empress Conservation Area. The site is just visible from the Conservation Area on
Chester Road but the separation is such that the existing site and the proposals have
little impact on the Conservation Area and its setting.

The site sits directly behind Hulme Barracks, a Grade I, Nationally Listed Building
that has been converted to residential apartments, the grounds of which back onto the
rear boundary of the application site. Hulme Barracks is located in Manchester City
Council’s Hulme ward.

Entry Name: Hulme Barracks,
Address: Princess Street, Hulme
Listing Date: 16 November 1978
Grade: 1
Historic England ID: 1247392

Planning History

This application is the submission of a new application following Trafford Council’s
refusal of application 111037/FUL/23 on 3 August 2023.

The same application, (137234/FO/2023), was approved by Manchester City Council
on 15 September 2023.

Prior to the above applications, there were three recent planning applications associ-
ated with the site relating to Change of Use applications for Palmer House, the existing
building on the site that was converted from a factory to a place of worship in 2012 and
then granted temporary change of use permission for commercial, business, service
and storage uses (Class E(g) and B8) in 2020.

. _ 7 “ v - Application No: 79556/COU/2012
= f “E_ﬁ;— Bl S : o : Change of use from factory (Use Class B2) to Place of Worship (Class D1)
— & p—— . e = '- ’

T =

=3

Status: Granted with conditions

- Application No: 80283/COND/2013
Approval of details reserved by condition of grant of planning permission
79556/C0OU/2012

Status: Granted

- Application No: 102401/COU/20
Temporary change of use (Place of Worship) to Use Class E(g) and B8
(Storage)

Status: Granted, expires January 2026

Empress Conservation Area
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1. Virgil Street from Chester Road with Botanica apartments in foreground 2. View towards northwest along Virgil Street towards Botanica apartments
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4. View towards northwest along Virgil Street with Palmer House on the right 5. View from the southeastern corner of the site towards Palmer House with Botanica apartments beyond 6. Rear wall of Palmer House from southeast



1. Botanica, Chester Road / Virgil Street junction

4. Chester Road

7. Palmer House, Virgil Street

2. Nancy St, Hulme

5. Hulme Barracks - reaf facade facing the site

3. Botanica

6. Cornbrook Park Road

9. Princess Court
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SETTING

Surrounding Buildings and Materials

The existing buildings around the site are a mixture of uses, ages, styles and materials
but the predominant material is brick that acts to unify the surroundings. Interspersed
amongst the brick facades are isolated structures and areas of render and among the
more recently constructed buildings, secondary areas of powder coated metal clad-
ding and other powder coated components also act as a contrasting material to the
predominant brickwork.



SITE HISTORY
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1. Aerial view of site, 1925 ) ) o 3. Aerial view of site from south, 1949
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1. Lancashire Sheet CIV, survey
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4. Lancashire Sheet CIV - SW, surveyed 1948, published 1956

3. Lancashi}e Sheet CIV - SW, surveyed 1915, published 1923



5. Google Earth - 2022
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MAP REGRESSION

1848 Map

The 1848 map illustrates the area surrounding the application site as being within
parkland on the edge of the city with a number of substantial houses nearby set
within large grounds. Virgil Street does not yet exist. The Cornbrook watercourse is
open and runs through the application site towards the Bridgewater Canal and River
Irwell. To the northwest is Hulme Barracks that were constructed circa 1817 and
during its 100 year existence was home to a number of regiments including the 15th
Hussars, the 11th Hussars, the 2nd Heavy Dragoons, the 14th Light Dragoons, 7th
Dragoon Guards, and the 17th Lancers. The barracks covered an area of 11 acres
and upwards of 300 men and horses were housed there. The map also illustrates the
parliamentary and municipal boundary to the north of the stream that still separates the
boroughs of Manchester and Trafford.

1896 Map

The 1896 map shows substantial change in the 50 years since the publication of the
previous map. The watercourse running through the site has been culverted, the open
parkland has been built over with new terraced streets including Virgil Street, which
links City Road to Cornbrook Park Road. To the west of the site, Pomona docks have
been constructed between the River Irwell and Bridgewater Canal as well as the rail-
way lines alongside the Bridgewater Canal.

1923 Map

The main change in the 1923 map is the demolition of the barracks that has become
a recreation ground. The only remaining part of the barracks is part of the officer’s
accommodation at the end of Princess Street that still survives today and was Grade |l
listed in 1978.

1956 Map

There are few major changes in the 1956 map however the Grenham Avenue flats in
Hulme have been constructed in the southern corner of St George’s Park that the site
of the former barracks has now been named. The triangle of land between the culvert /
Virgil St, City Road and Chester Road is still densely occupied with terraced housing.

Current

The changes between 1956 and the current maps are substantial. The terraced streets
that occupied the triangle of land between Virgil Street, City Road and Chester Road
have been demolished and replaced with a mixture of high and low rise housing. Virgil
Street now terminates at the southern boundary of the application site and the build-
ings that previously occupied the land between the culverted stream and what was for-
merly the southern section of Virgil Street have been demolished and is now an open
green space. Most recently the land to the north of the site has been redeveloped as
Botanica, a 4 to 19 storey privately rented apartment scheme.



SITE STRATEGY

Objectives

1. Former building line to Virgil Street reinstated;

2. New build development area defined by exclusion zone surrounding culvert;

3. Servicing and access issues in Virgil Street addressed;

4. Privacy issues between surrounding properties and visual amenity considered;

5. Landscape amenity improved;

6. Scale differences between surrounding buildings reconciled;
7. Visual and daylight amenity of workspace building improved;

8. Displaced office parking and office entrance relocated.

Key

Sun path Residential entrance Culvert - New build exclusion zone

Q No through road e Relocated office entrance - New build development area
.. -

V Turning head
M Views

@ New office windows Displaced car parking






proposed bin enclosure

new railings and sliding gate to proposed car park
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Existing building: proposed Virgil Street elevation

new windows to rear elevation

Existing building: proposed rear elevation

proposed new entrance

proposed bin store
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Existing building: proposed southeast elevation
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Existing building: proposed northwest elevation

PROPOSALS

Use / Amount

The proposal includes the construction of four new build, four storey, three bedroom
town houses on the existing car park of Palmer House. Each townhouse will include
one off-street parking space within a garage at ground level. In addition, a change of
use is proposed to use the entirety of Palmer House for use class E(g) — office use.

Palmer House is a former brick clad industrial building that was converted to a place of
worship in 2012 and granted temporary approval to change its use to a business and
commercial premises (Class E(g) / Storage (B8)), in January 2021 for a 5 year period.
This application therefore seeks permission to use both floors of the building for office
use on a permanent basis.

The existing building on the site has a gross internal area of 802 m2 and this will be
maintained. 9 parking spaces are proposed in a new car park at the southeastern end
of the site that will replace the existing parking spaces displaced by the construction of
the townhouses. In addition,12 cycle / motor cycle parking spaces for the workspace
building will also be provided within the curtilage of the site.

Existing Building

Works proposed to the existing building, which are required to both improve the amen-
ity of the existing workspace and to free up the land to the north west end of the site to
enable the residential development, include:

- Relocation of the workspace entrance from the north west elevation of the
existing building to the south east elevation.

- Relocation of parking spaces serving the existing building from the car park
at the north west end of the site to the south east.

- Landscape works to provide a defensible space and garden area to the rear
of the workspace building.

- Introduction of new windows to the rear elevation to improve the daylighting
and visual amenity of the existing workspace building.

- Introduction of 12 cycle / motorcycle spaces serving the workspace building.

- Construction of a bin store and turning head for vehicles on Virgil Street to
the north western end of the existing building.

- Construction of new boundary fences, railings and gates around the site
perimeter to secure the site and define the curtilage of the site.
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Townhouses: ground floor plan
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Townhouses: first floor plan

DESIGN PRINGIPLES

Townhouses

Site

The site for the proposed townhouses is defined by the back of the Virgil Street
footpath, a one metre exclusion zone around the culverted watercourse to the rear,
the proposed turning head to the north west of the existing building and pedestrian
access around the sides of each townhouse to permit access to the rear gardens
from the street. The proximity of the upper floors of the Botanica building to the north
western site boundary and consequential impact on views to and from the listed Hulme
Barracks was a reason for the refusal of the previous proposals. By converting what
were previously four semi-detached town houses to a single terrace of four houses,
the amended proposals have been pulled away from the north western boundary, to
increase the gap between Botanica and the proposed development, whilst working
within the other constraints that restrict where any development on this land can be
located.

Layout

Each townhouse is accessed through an entrance door from the Virgil Street footpath.
The entrance hallway leads to a home office with access to the rear garden and a
ground floor WC at the back of the garage. To the side of each entrance is a garage
with access across the Virgil Street footpath for one car per dwelling and cycle storage.
At the back of each garage is a service area for heating, water and electrical services.

A stair leads from the ground floor entrance to the living area at first floor level. The
living area includes an open plan kitchen dining area overlooking Virgil Street with a
lounge area overlooking the garden to the rear. The stair extends from first to sleeping
accommodation above. With any habitable space being to the rear or above ground
level, there are no privacy issues between the dwellings and the street outside.

Two double bedrooms are located to the front and rear of the second floor together
with a bathroom above the entrance to each dwelling.

The stair leads up to the master bedroom at second floor level. The master bedroom
occupies the whole floor plate with an ensuite shower room to the rear and a walk in
wardrobe above the bathroom below.

From second floor level the stair further extends to a roof terrace that provides a spa-
cious external living space above each dwelling. A planter / balustrade defines the
perimeter of each terrace, acting as a privacy screen between terraces and to neigh-
bouring buildings. Further privacy is afforded by the stair overrun, which is located on
the north eastern side of each terrace, reinforcing the screening between the proposed
roof terraces and Botanica.
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s: third floor

Townhouse:
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Townhouses: Roof plan



Culvert

Ornamental shrub planting

New closed boarded timber
fence fo be installed inside of
the weldmesh fence.

Ornamental planting
fo include climbers fo
help soften the
streetscape

New dropped kerbs
to accommodate
the private garages

Existing tarmac footpath to be
retained and made good fo
adoptable standards as required

Proposed planters around the
edge of roof terraces

Ornamental planting to include
climbers to help soften the

Proposed pleached trees to be planted
along the boundary to the adjacent
property. Trees to be planted with a root
barrier to protect the adjacent culvert.

Existing brick retaining wall to be
retained and new closed boarded
timber fence to be installed at the base
of the wall on the development side.

Proposed paladin fencing
to tie into neighbors
Botanica development

we

Existing trees in a poor condition

Orchard we
rehar are to be removed and replaced

Area to be seeded with a species rich
wildflower and grassland mix and
planted with small fruit trees

we

Bin store with
pergola roof Picnic
tables

streetscape S~— Bird Existing frees to be retained
New turning head to be \ Amenity
provided for service vehicles lawn
Nala Mixed native hedge to be
4 ‘2 planted along the boundary to
Existing wall to be demolished and i NS/ the communal amenity area
new dropped kerbs and kerb edges Patio
to be provided to accommodate terrace Nahan
the turning head % Large growing native frees
S
Benches
Cycle
kin,
parking Existing railings fo be
N pulled back to open
Existing tarmac footpath fo be N N view to path access
retained and made good fo Gy ~
adoptable standards as required / N
) 2N < ~
N < N -
Pedestrian N AN s
access >V'/
L - -
%
G Path
¢
)
& .
Light
bollards
/ Low leve
Sliding . 60cm hic
. . gate
Existing wall fo be demolished and Tarmac
tree and scrub to be removed to , surface

DEP Landscape Architecture: Proposed Landscape Plan, (not to scale)

accommodate the car park on a . &
: R BN
previously developed area of land RSO
Low level ornamental planting
under 60cm high around the car

park to allow natural surveillance

Existing railings to the neighbouring
development to be retained and
made good as required

Proposed Paladin i
to secure the car

LANDSCAPE STRATEGY

In order to facilitate this development, Generation has agreed the acquisition from
Manchester City Council of a strip of the overgrown wooded area to the rear of their
building in order to incorporate it as a garden area for the workspace. This strip is cur-
rently part of a wider wooded area that sits outside the formal boundary of the nearby
St. George’s / Barracks Park. This wooded area is currently overgrown, unmanaged
and unmaintained. It attracts anti-social behaviour and fly-tipping, providing an access
to the park which currently feels unsafe and unwelcoming.

The incorporation of this strip into the development will improve the amenity of the
workspace by providing defensible space to the rear of the office building, enabling
the provision of windows in the rear elevation, and access to this currently blank side
of the building, which in turn will provide overlooking and activity to the rest of the
woodland and the park. This will be complemented by the creation of a new car park
on the previously developed, but now derelict and overgrown site to the south east of
the existing building. The car park and garden will be enclosed by a gate and railings
that will provide views through and informal surveillance to the pathway and access to
and from the park. The car park will be lit at night, which will also light the surrounding
area. It is also proposed to have a private gated pedestrian access from this area to
give those that work in the building direct access to the pathway into the park. Again
this should result in increased and safer usage of the area.

Landscape works to the proposed houses includes ground level planting to provide
screening and privacy between the proposed houses and surrounding buildings, as
well as providing visual and landscape amenity at street level, helping to soften the site
boundary and gable end of the building. Roof gardens are also proposed, which will in-
clude a perimeter planter that will provide opportunity for planting at roof level to define
individual terraces and provide additional screening between terraces and surrounding
buildings.



Landscape Improvements Outside Boundary

As part of the agreement to acquire the strip, Generation are due to carry out works
outside their boundary to this adjacent park access land. Broadly the purpose of these
works are to:

- Provide direct, secure access from the development to the park

- Improve access to the park for existing and future residents in the surround-
ing area — the route through this area is mainly used by those travelling from
Old Trafford (on the Trafford side of the boundary) to use or pass through
Barracks Park.

- Increase the security and safety of those going to and from the park through
this area and reduce anti-social behaviour, primarily by improving overlook-
ing and increasing usage.

- Increase the attractiveness and biodiversity of this area.

- Make this area easier to manage and maintain in the future.

' The proposed improvement works are shown in the accompanying plans. They have
been developed in consultation with residents and Councillors from both sides of the
local authority boundary and include:

v - Clearance of brambles and self-seeded saplings.
/' - Planting of bulbs and wildflowers.
s - Crown lifting of trees to improve visibility.
KEY // - Introduction of more native trees, shrubs and ground flora.
PATH IMPRAVEMENT WORKS N _/' - Measures to encourage the development of wildlife within these areas — bird
T EL Spiooten mmm';,?ﬁﬁ'ﬁf;wm’ _ and _br_:\t boxes, habitat piles_,, etc. _ o
N perpavincpai e st - Provision of formal paths with an improved surface, linking where the formal
B Aot e o e o o o 4 . e i et Mo \/~E ‘ access path currently terminates, through the wooded area to the open
. . = B bl ftm e ki e ph e g grassed area off City Road.

G & | | S

Popo s gvtond R T The acquisition of the strip is subject to these park access improvement works being
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DEP Landscape Architecture: Park Improvement Plan, (not to scale)
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South east elevation, scale 1:250

Virgil Street elevation, scale 1:250
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North west elevation, scale 1:250

Rear elevation, scale 1:250
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