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Application details

Type of application: Full Application Consent

Development type: Major Office

Date of site visit: 10 July 2023

Standard consultations:

Printed: 6 July 2023 Expired: 27 July 2023
Neighbour notifications

Printed: 6 July 2023 Expired: 27 July 2023
Site notice

Posted: 7 July 2023 Expired: 28 July 2023

Press advert
Published: 11 July 2023  Expired: 25 July 2023

Departure from Development Plan:  No
Environmental Statement: Not required

Description of site/building/area

Simon House is a part single/part 2 storey building located to the north of the Wavell Road and
Brownley Road junction. The building is in the process of being demolished (137327/DEM/2023).
It was previously vacant and had last been used as a job centre.

To the north of the building lies Delta House, which is currently occupied by the applicant. To the
south of the site, on the opposite side of Wavell Road there is a cleared site, while to the west of
the site, also on the opposite side of Wavell Road, there is a bingo hall. To the east, on the
opposite side of Brownley Road, there is a large area of open space and beyond that residential
accommodation.

Listed building: no
Conservation area: no
Tree Preservation Order: no

Description of development

Erection of a two-storey data centre (4153m2 GIA), together with the reconfiguration of access
arrangements and parking layout, landscaping and associated works, following the demolition of
Simon House

Consultations & Notification Responses

Local Residents — Correspondence has been received from three local residents, one of which
objected to the proposal:

e There are already noise issues with the applicant’s existing business operating out of Delta
House. An expansion of their operation, as a result of this application, would exacerbate
the situation.



e The Etrop Court Car park on Brownley Road should be used by contractors during the
demolition and construction process. This would ease any highway safety and parking
concerns.

e The company has gone to lengths to keep us informed of its intentions and have also
visited the adjoining business to allay any concerns.

Highway Services — Highway Services have made the following comments:

e The site is located in an accessible District Centre location within walking distance of
Robinswood Road Metrolink Station. Access to frequent bus services is also achieved from
Wythenshawe Town Centre bus stops at Simonsway.

e A number of off-site highway improvements are suggested.

e The level of disabled parking provision and vehicle charging points is considered
acceptable, although 7kW charging units should be installed.

e The proposals include 10no. secure and sheltered cycle parking spaces to be provided
close to the entrance to the new data centre building which will accommodate cycles for
both buildings at the site. Highways consider this to be a suitable level provision based
on the existing/anticipated staff cycle mode share, with further capacity to promote
additional future use.

e Provision of a detailed travel plan should be made subject of a planning condition.

e Highways are satisfied that the proposed access operations would unlikely lead to
excessive queuing backing on to the highway.

e |t is recommended that continual monitoring and management of parking demands is
undertaken, in order to ensure there is no adverse impact generated from the loss of car
park spaces on the highway network.

Environmental Health — Suggests the imposition of a number of conditions designed to protect
residential amenity and public health.

Neighbourhood Team Leader (Arboriculture) — No objection to the proposal, subject to the
submission of a detailed landscaping plan.

MCC Flood Risk Management — Suggests the imposition of drainage provision and maintenance
conditions.

Greater Manchester Police — Requests the imposition of the Secured by Design condition.

Greater Manchester Ecology Unit — No objections to the proposal subject to the imposition of
conditions concerning vegetation clearance and the provision of bio-enhancements, along with
an informative about potential bat presence.

United Utilities Water PLC — Suggests the imposition of a drainage condition.
Policies

The National Planning Policy Framework (Sept 2023) — The National Planning Policy
Framework (NPPF) sets out the Government’s planning policies for England and how these
should be applied. It provides a framework within which locally-prepared plans for housing and
other development can be produced. Planning law requires that applications for planning
permission be determined in accordance with the development plan, i.e. the Core Strategy
Development Plan Document and accompanying policies unless material considerations indicate
otherwise. The NPPF is a material consideration in planning decisions.



Paragraph 11 states that plans and decisions should apply a presumption in favour of sustainable
development, which for decision-taking means:

c) approving development proposals that accord with an up-to-date development plan without
delay; or

d) where there are no relevant development plan policies, or the policies which are most
important for determining the application are out-of-date, granting permission unless:

I.  the application of policies in this Framework that protect areas or assets of
particular importance provides a clear reason for refusing the development
proposed; or

ii. any adverse impacts of doing so would significantly and demonstrably outweigh
the benefits, when assessed against the policies in this Framework taken as a
whole.

Paragraph 12 states that the presumption in favour of sustainable development does not change
the statutory status of the development plan as the starting point for decision-making. Where a
planning application conflicts with an up-to-date development plan (including any neighbourhood
plans that form part of the development plan), permission should not usually be granted. Local
planning authorities may take decisions that depart from an up-to-date development plan, but only
if material considerations in a particular case indicate that the plan should not be followed.

Core Strategy Development Plan Document — The Core Strategy Development Plan Document
2012 -2027 ("the Core Strategy") was adopted by the City Council on 11th July 2012. It is the key
document in Manchester's Local Development Framework. The Core Strategy replaces
significant elements of the Unitary Development Plan (UDP) as the document that sets out the
long term strategic planning policies for Manchester's future development.

A number of UDP policies have been saved until replaced by further development plan documents
to accompany the Core Strategy. Planning applications in Manchester must be decided in
accordance with the Core Strategy, saved UDP policies and other Local Development
Documents. Relevant policies in the Core Strategy are detailed below:

Policy SP1, Spatial Principles — Development in all parts of the City should make a positive
contribution to neighbourhoods of choice including creating well designed places that enhance or
create character and protect and enhance the built and natural environment.

Policy DM1, Development Management — This policy states that all development should have
regard to a number of specific issues, the most relevant of which in this instance are as follows:

e Appropriate siting, layout, scale, form, massing, materials and detail.

e Impact on the surrounding areas in terms of the design, scale and appearance of the
proposed development. Development should have regard to the character of the
surrounding area.

e Effects on amenity, including privacy, light, noise, vibration, air quality, odours, litter,
vermin, birds, road safety and traffic generation. This could also include proposals which
would be sensitive to existing environmental conditions, such as noise.

e Accessibility: buildings and neighbourhoods fully accessible to disabled people, access to

new development by sustainable transport modes.

Community safety and crime prevention.

Design for health.

Refuse storage and collection.

Vehicular access and car parking.



Saved UDP Policy DC26, “Development and Noise” — Policy DC26.1 states that the Council
intends to use the development control process to reduce the impact of noise on people living
and working in, or visiting, the City. In giving effect to this intention, the Council will consider both:

a) the effect of new development proposals which are likely to be generators of noise; and
b) the implications of new development being exposed to existing noise sources which are
effectively outside planning control.

Policy DC26.2 states that new noise-sensitive developments (including large-scale changes of
use of existing land or buildings), such as housing, schools, hospitals or similar activities, will be
permitted subject to their not being in locations which would expose them to high noise levels
from existing uses or operations, unless the effects of the noise can realistically be reduced. In
giving effect to this policy, the Council will take account both of noise exposure at the time of
receiving a planning application and of any increase that may reasonably be expected in the
foreseeable future.

Issues

Principle of the Proposal — The site was occupied by an office building which Teledata, who
operate out of Delta House, had hoped to use an office and data centre. Planning permission for
the change of use was granted in April 20221, After further evaluation Teledata decided that a
purpose built office and data centre would better suit their requirements and as a result this
application was submitted.

Given the previous approval for the change of use, there is no objection in principle to the erection
of a date centre with associated office accommodation on this site. Notwithstanding this, any
potential impact upon residential and visual amenity, as well as on pedestrian and highway safety
must be assessed.

Design — The proposed building would be two storeys high. It would be constructed from a mix
of traditional materials and cladding panels and would be topped by a standing seam roof. At the
rear of the building and attached to it would be the plant compound housing back-up generators
and chiller units.

In terms of the materials to be used, the eastern and southern elevations would be constructed
from a mix of terracotta rainscreen cladding and brick cladding feature panels, topped by a louvre
metal panel system and the standing seam roof. These elevations are shown below:

1132638/F0O/2022 - Change of Use from E1 (Commercial) to Sui Generis (Mixed Use - Data Centre and Offices) and
the siting of a new substation within GRP hut, and the installation of electrical transformer, fuel cell, air condensing
units and generator. Approved 26 April 2022.



The western elevation would consist of the louvred plant compound, while the northern elevation,
which faces into the site, would consist of metal cladding panels, interspersed with brick piers,
with contrasting cladding panels at the entrance and office element of the building. These
elevations are shown below:

Overall, the design of the proposal is considered acceptable.

Scale — Though the proposed building is higher than Simon House by approximately 3.5 metres,
its overall scale is comparable with other buildings within the Wythenshawe Civic Centre
neighbourhood and is noticeably smaller than Delta House and a number of other buildings on
Wavell Road and Woodfield Road. Given this, the scale of the proposal is considered acceptable.

Trees — To facilitate the proposal 10 category trees would be felled. To compensate for their
removal the applicant is proposing to plant a row of 14 trees along the southern elevation. This
level of tree planting is considered acceptable. The applicant would be required by condition to
submit a landscaping plan which would provide details on the species and age of trees to be
planted.

Landscaping — The main landscaping areas would be located along the western, southern and
eastern frontages. As stated above, the southern frontage would consist of the 14 replacement
trees, while the eastern frontage would comprise of decorative shrub planting. The western
frontage would consist of a lawned strip. As this is only shown indicatively on the site layout
drawing a condition is suggested which would require a detailed landscaping scheme to be
provided.
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Boundary Treatment — The existing palisade fencing is to be replaced with weld mesh fencing,
not only is this more secure but is it visually more appealing.

Residential Amenity — A number of factors have been assessed in order to judge the impact of
the proposal upon residential amenity:

Impact upon Privacy — The proposal would not lead to any overlooking and as such the proposal
would not have a detrimental impact on existing levels of privacy.

Noise — It is recognised that a number of local residents have experienced noise issues with the
external plant on Delta House and the objection received from a local resident reiterates this. In
this case, any approval granted would be accompanied by conditions requiring the building and
any external plant to be acoustically insulated in order to protect existing amenity levels.

Daylight/Overshadowing — Given the distances between the proposal and the nearest residential
properties it is not considered that the development would lead to a loss of daylight or
overshadowing.

Overall, it is not considered that the proposal would have an unduly detrimental impact upon the
levels of residential amenity currently enjoyed within the vicinity of the site.

Visual Amenity — Given the design and scale of the proposal and the provision of tree planting
along the southern boundary, it is not considered that the proposal would have a detrimental
impact upon the levels of visual amenity enjoyed within the vicinity of the site.

Ecology — The impact upon any existing ecological features is considered to be negligible, though
it is recognised that the existing trees, which are to be removed, could be used by nesting birds.
For this reason GMEU have requested that bio-diversity enhancements, primarily

Car Parking — The existing wider site provides a total of 84 car parking spaces, 41 of which are
associated with the existing office operations at Simon House, with the remaining 43 associated
with Delta House.

The applicant is proposing to reduce the number of spaces on the site to 43 to accommodate the
demands from Simon House and Delta House respectively. Of these, two would be designated
for disabled parking and two would have electric charging points. Highways have confirmed that
the level of disabled parking and vehicle charging is acceptable.

In terms of parking numbers, the applicant anticipates that a total of 16 spaces would be required
for the Delta House and proposed data centre operations and that other tenants of Delta House
require six parking spaces. As such 22 of the 43 proposed spaces would be regularly occupied.
Highways Services raised concerns that less than half of Delta House is vacant and that its full
occupation may lead to increases in on-street parking. However, as 21 spaces would remain for
future occupants of Delta House these concerns are not shared.

Overall, the level of parking is considered acceptable.
Vehicle Charging — The level of vehicle charging provision is considered acceptable. A

condition, requiring the applicant to submit details of the charging units is suggested in this
instance.

Cycle Parking — The level of cycle parking proposed is considered acceptable by Highway. Its
provision would be conditioned.



Vehicular Access — The applicant is proposing an In and Out arrangement off Wavell Road, with
the access controlled by an ANPR camera to limit the instances of cars idling on the highway.
This arrangement is considered acceptable.

Impact upon the Highway Network — Given the proposed use and the number of employees
proposed, namely fifteen, it is not considered that the development would have a detrimental
impact upon the highway network and upon the existing levels of pedestrian and highway safety
enjoyed along Wavell Road and Brownley Road.

Highway Services did raise concerns about on-street parking capacity and recommended
continued monitoring of the business but given the relatively low numbers of employees it is not
considered that this is necessary in this instance.

Sustainability — Sustainability and environmental considerations incorporated into the design
will include:

e Modern design and technology would allow to achieve energy efficiency, targeting a Power
Usage Effectiveness of 1.2

Securing supply of clean energy from renewables sources using green certificates
Including solar PV panels in the new building rooftop

Efficient chilled water-cooling system adopted with free cooling technology

Adoption of renewable HVO biofuels to fuel emergency generators

Installation of EV charging for employees and clients

Potential of heating recovery to supply local homes

Specific design to handle external temperature of 40°C, to mitigate risk of heatwaves

Given the above and the applicant’s desire to achieve a BREEAM rating of Very Good, this
provision is considered acceptable and its delivery would be conditioned.

Drainage and Flood Risk — Suitably worded conditions will be attached to any approval granted
to ensure that the proposal will not contribute to flooding or ground water contamination.

Security/Crime Prevention — The applicant would be required by condition to ensure that the
development complied with Secured by Design standards.

Other Leqgislative Requirements

Equality Act 2010 — Section 149 (Public Sector Equality Duty) of the Equality Act 2010 requires
due regard to the need to: Eliminate unlawful discrimination, harassment and victimisation and
other conduct prohibited by the Act and; Advance equality of opportunity between persons who
share a protected characteristic and persons who do not share it. The Equality Duty does not
impose a legal requirement to conduct an Equality Impact Assessment. Compliance with the
Equality Duty involves consciously thinking about the aims of the Equality Duty as part of the
process of decision-making.

Human Rights Act 1998 considerations — This application needs to be considered against the
provisions of the Human Rights Act 1998. Under Article 6, the applicants (and those third parties,
including local residents, who have made representations) have a right to a fair hearing and to
this end the local planning authority must give full consideration to their comments.

Protocol 1 Article 1, and Article 8 where appropriate, confer(s) a right of respect for a person’s
home, other land and business assets. In taking account of all material considerations, including
Council policy as set out in the Core Strategy and saved polices of the Unitary Development Plan,
the Director of Planning, Building Control & Licensing has concluded that some rights conferred



by these articles on the applicant(s)/objector(s)/resident(s) and other occupiers and owners of
nearby land that might be affected may be interfered with but that that interference is in
accordance with the law and justified by being in the public interest and on the basis of the
planning merits of the development proposal. She believes that any restriction on these rights
posed by the recommendation given is proportionate to the wider benefits of and that such a
decision falls within the margin of discretion afforded to the Council under the Town and Country
Planning Acts.

Recommendation: Approve
Article 35 Declaration

Officers have worked with the applicant in a positive and proactive manner to resolve any matters
arising in relation to dealing with the planning application.

Condition(s) to be attached to decision for approval OR Reasons for recommendation to
refuse

1) The development must be begun not later than the expiration of three years beginning with
the date of this permission.

Reason - Required to be imposed pursuant to Section 91 of the Town and Country Planning Act
1990.

2) The development hereby approved shall be carried out in accordance with the following
drawings and documents received on 28 June 2023:

a) Site Location Plan 3447-TSP-ZZ-XX-DR-A-00-000 Rev 3

b) Site Plan Proposed 3447-TSP-ZZ-XX-DR-A-00-002 Rev 6

C) Floorplans Ground and First Proposed 3447-TSP-ZZ-XX-DR-A-05-000 Rev 4
d) Floor plans - Proposed Roof 3447-TSP-ZZ-02-DR-A-05-001 Rev 2

e) Elevations proposed 3447-TSP-ZZ-XX-DR-A-05-700 Rev 4

f) Elevations proposed (site context) 3447-TSP-ZZ-00-DR-A-05-701 Rev 2

s)] Elevational Treatments - south and east 3447-TSP-ZZ-XX-DR-A-05-790 Rev 2
h) Elevational Treatments - north and west 3447-TSP-ZZ-XX-DR-A-05-791 Rev 2
)] Proposed Sections 3447-TSP-ZZ-XX-DR-A-05-800 Rev 4

) Design and Access Statement
k) Planning Statement
) Tree survey and report

m) Ecology Report

n) Transport Statement

0) Travel Plan

p) Phase 1 Environmental Assessment Report
q) Flood Risk Assessment

and the following drawing received on 26 September 2023:
r Proposed Access Arrangements 2023/7192/004 P2

Reason - To ensure that the development is carried out in accordance with the approved plans.
Pursuant to policies SP1 and DM1 of the Manchester Core Strategy.

3) Above-ground construction works shall not commence until samples and specifications of all
materials, to be used in the external elevations have been submitted to and approved in writing



by the City Council as local planning authority. Thereafter the development shall be carried out in
accordance with those detalils.

Reason - To ensure that the appearance of the development is acceptable to the City Council as
local planning authority in the interests of the visual amenity of the area within which the site is
located, as specified in policies SP1 and DM1 of the Manchester Core Strategy.

4) a) The premises shall be acoustically insulated and treated to limit the breakout of noise in
accordance with a noise study of the premises and a scheme of acoustic treatment that has been
submitted to and approved in writing by the City Council as local planning authority. The scheme
shall be implemented in full before the use commences or as otherwise agreed in writing by the
City Council as local planning authority.

b) Prior to occupation of the development a verification report shall be required to validate that
the work undertaken throughout the development conforms to the recommendations and
requirements in the approved acoustic consultant's report. The report shall also undertake post
completion testing to confirm that acceptable criteria have been met. Any instances of non-
conformity with the recommendations in the report shall be detailed along with any measures
required to ensure compliance with the agreed noise criteria.

Reason - To safeguard the amenities of the occupiers of the building and occupiers of nearby
properties, pursuant to Policy DM1 in the Manchester Core Strategy and Saved UDP Policy DC26

5) a) Externally mounted ancillary plant, equipment and servicing shall be selected and/or
acoustically treated in accordance with a scheme designed so as to achieve a rating level of 5dB
(LAeq) below the typical background(LA90) level at the nearest noise sensitive location. This
requirement relates to the mechanical equipment necessary for the day-to-day operation of the
data centre.

b) The emergency generator and related equipment shall be selected to achieve a rating level of
no more than 12dB above typical background daytime levels at the nearest noise sensitive
location. Such equipment would only be used in an emergency and would additionally be tested
between 9.00 am - 6pm Monday to Friday for no more than 30 minutes in any test interval. All
testing to be in compliance with the Simons House Air Quality Assessment Report.

c) Prior to commencement of the use hereby approved a verification report shall be submitted to
and approved in writing by the City Council as local planning authority to validate that the work
undertaken throughout the development conforms to the recommendations and requirements in
the approved acoustic report. The report shall also undertake post completion testing to confirm
that the noise criteria have been met. Any instances of non-conformity with the recommendations
in the report shall be detailed along with any measures required to ensure compliance with the
agreed noise criteria.

Reason - To minimise the impact of the development and to prevent a general increase in pre-
existing background noise levels around the site, pursuant to Policy DM1 in the Manchester Core
Strategy and Saved UDP Policy DC26.

6) a) Prior to the commencement of above ground works, a scheme for the storage and disposal
of refuse shall be submitted to and approved in writing by the City Council as local planning
authority. New developments shall have refuse storage space for segregated waste collection
and recycling. Internal and external storage areas are required.

b) The details of the approved scheme shall be implemented as part of the development and shall
remain in situ whilst the use or development is in operation.



Reason - In the interests of amenity and public health, pursuant to Policy DM1 in the Manchester
Core Strategy.

7) In the event that ground contamination, groundwater contamination and/or ground gas are
encountered on the site at any time before the development is occupied during the watching brief,
then development shall cease and/or the development shall not be occupied until a report
detailing what measures, if any, are required to remediate the land (the Remediation Strategy), is
submitted to and approved in writing by the City Council as local planning authority and the
development shall be carried out in accordance with the agreed Remediation Strategy and
validated. If no contamination is found, then a post-completion report shall be submitted to
evidence this prior to occupation of the development.

Any soils imported for use in the landscaped area shall be validated as suitable for use and a
minimum of 300mm subsoil and topsoil over a no dig marker layer shall be placed. Prior to
occupation a post completion report shall be submitted to the LPA for approval to evidence this.

Reason - To ensure that the presence of or the potential for any contaminated land and/or
groundwater is detected and appropriate remedial action is taken in the interests of public safety,
pursuant to Policy DM1 in the Manchester Core Strategy.

8) No development hereby permitted shall be occupied until surface water drainage works have
been implemented in accordance with Non-Statutory Technical Standards for Sustainable
Drainage Systems (March 2015) or any subsequent replacements national standards and details
that have been submitted to and approved in writing by the Local Planning Authority

Reason - To promote sustainable development, secure proper drainage and to manage the risk
of flooding and pollution, pursuant to national policies within the NPPF and NPPG and Policies
ENO8 and EN14 in the Manchester Core Strategy.

9) No development hereby permitted shall be occupied until details of the implementation,
maintenance and management of the sustainable drainage scheme have been submitted to and
approved by the local planning authority. The scheme shall be implemented and thereafter
managed and maintained in accordance with the approved details. Those details shall include:

e Verification report providing photographic evidence of construction as per design drawings;

e As built construction drawings if different from design construction drawings;

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

Reason - To manage flooding and pollution and to ensure that a managing body is in place for
the sustainable drainage system and there is funding and maintenance mechanism for the lifetime
of the development, pursuant to national policies within the NPPF and NPPG and Policies ENO8
and EN14 in the Manchester Core Strategy.

10) No removal of or works to any hedgerows, trees or shrubs shall take place during the main
bird breeding season 1st March and 31st July inclusive, unless a competent ecologist has
undertaken a careful, detailed check of vegetation for active birds' nests immediately before the
vegetation is cleared and provided written confirmation that no birds will be harmed and/or that
there are appropriate measures in place to protect nesting bird interest on site. Any such written
confirmation should be submitted to the local planning authority.



Reason - To ensure the protection of habitat of species that are protected under the Wildlife and
Countryside Act 1981 or as subsequently amended in order to comply with policy EN15 of the
Manchester Core Strategy.

11) Above grounds works shall not commence until details of biodiversity enhancements (e.g.
bird boxes), including a timetable for their installation and maintenance regime, have been
submitted to and been approved by the City Council as local planning authority. The development
shall be carried out in accordance with the agreed details.

Reason - To ensure the protection of habitat of species that are protected under the Wildlife and
Countryside Act 1981 or as subsequently amended in order to comply with policy EN15 of the
Manchester Core Strategy.

12) Above-ground construction works shall not commence until details of the measures to be
incorporated into the development (or phase thereof) to demonstrate how Secured by Design
accreditation will be achieved have been submitted to and approved in writing by the City Council
as local planning authority. The development shall only be carried out in accordance with these
approved details. The development hereby approved shall not be occupied or used until the
Council as local planning authority has acknowledged in writing that it has received written
confirmation of a Secured by Design accreditation.

Reason - To reduce the risk of crime pursuant to policies SP1 and DM1 of the Manchester Core
Strategy and to reflect the guidance contained in the National Planning Policy Framework.

13) Prior to the commencement of above ground works, a detailed landscaping plan based on
drawing no. 3447-TSP-ZZ-XX-DR-A-00-002 Rev 6, received on 28 June 2023, shall be submitted
to and approved in writing by the City Council as local planning authority. The approved scheme
shall be implemented not later than 12 months from the date the building is first occupied. If within
a period of 5 years from the date of the planting of any tree or shrub, that tree or shrub or any tree
or shrub planted in replacement for it, is removed, uprooted or destroyed or dies, or becomes, in
the opinion of the local planning authority, seriously damaged or defective, another tree or shrub
of the same species and size as that originally planted shall be planted at the same place.

Reason - To ensure that a satisfactory landscaping scheme for the development is carried out
that respects the character and visual amenities of the area, in accordance with policies SP1,
EN9 and DM1 of the Manchester Core Strategy.

14) The car parking spaces hereby approved shall be laid out and made available for use before
first occupation of the development hereby approved. The car parking spaces shall remain in-situ
for the duration of the development.

Reason - In the interests of residential amenity and pedestrian and highway safety, pursuant to
Policy DM1 in the Manchester Core Strategy.

15) Above-ground construction works shall not commence until details of the vehicle charging
units to be installed within the curtilage of the site have been submitted to and approved by the
City Council as Local Planning Authority. The approved scheme shall thereafter be implemented
prior to the occupation of the development hereby approved.

Reason - To promote sustainable development and in the interests of residential amenity,
pursuant to Policies DM1 and EN16 in the Manchester Core Strategy.

16) No part of the development shall be occupied until the facilities for bicycle parking, as shown
on drawing no. 3447-TSP-ZZ-XX-DR-A-00-002 Rev 6, received on 28 June 2023, have been



provided. The approved space and facilities shall then be retained and permanently reserved for
bicycle parking.

Reason - To ensure that adequate provision is made for bicycle parking so that persons occupying
or visiting the development have a range of options in relation to mode of transport in order to
comply with policies SP1, T1 and DM1 of the Manchester Core Strategy.

17) The development hereby approved shall not be occupied until a detailed Travel Plan, based
on the approved Framework Travel Plan (RGP 2023/7192/TP01, received on 28 June 2023), has
been submitted to and agreed in writing by the City Council as Local Planning Authority. The
approved Travel Plan shall thereafter be implemented in accordance with an agreed timeframe.

In this condition a Travel Plan means a document which includes:

I) the measures proposed to be taken to reduce dependency on the private car by those
residing at the development,

i) a commitment to surveying the travel patterns of staff during the first three months of
use of the development and thereafter from time to time,

lif) mechanisms for the implementation of the measures to reduce dependency on the
private car,

Iv) measures for the delivery of specified travel plan services,

V) measures to monitor and review the effectiveness of the Travel Plan in achieving the
objective of reducing dependency on the private car.

Within six months of the first use of the development, a Travel Plan which takes into account the
information about travel patterns gathered pursuant to item (ii) above shall be submitted to and
approved in writing by the City Council as local planning authority. Any Travel Plan which has
been approved by the City Council as local planning authority shall be implemented in full at all
times when the development hereby approved is in use.

Reason - To assist promoting the use of sustainable forms of travel to the school, pursuant to
policies SP1, T2 and DM1 of the Manchester Core Strategy and the Guide to Development in
Manchester SPD (2007).

18) Prior to the occupation of the development, a detailed scheme of off-site highway works, in
order to improve pedestrian and highway safety in the vicinity of the application site, shall be
submitted for approval in writing by the City Council, as Local Planning Authority.

For the avoidance of doubt this shall include the following:

a) The provision of tactile paving at the Wavell Road access and egress points .

b) Reduction in the pedestrian crossing distance at the site access by extending the
existing (northern) footway up to the access gate.

c) Footway reinstatement at the redundant vehicular access point

The approved scheme shall be implemented and be in place prior to first use of the development
hereby approved and thereafter retained and maintained in situ.

Reason - In the interest of pedestrian and highway safety pursuant to policies SP1, EN1 and DM1
of the Manchester Core Strategy.

19) The development hereby approved shall be implemented in accordance with the measures
as set out within Section 7 (Sustainability) of the Design and Access Statement (TTSP June
2023), received on 28 June 2023, including: measures to secure predicted carbon emissions and
the attainment of specified environmental efficiency and performance. Within 3 months of the
completion of the construction of the authorised development a verification statement shall be



submitted to and approved in writing, by the City Council as local planning authority, confirming
the incorporation of the specified measures at each phase of the construction of the development,
including dated photographic documentary evidence of the implementation and completion of
required works.

Reason - In order to minimise the environmental impact of the development pursuant to policies
SP1, T1-T3, EN4-EN7 and DM1 of the Manchester Core Strategy and the principles contained
within The Guide to Development in Manchester SPD (2007) and the National Planning Policy
Framework.

20) No development shall take place until a construction management plan has been submitted
to and approved in writing by the Local Planning Authority. The approved plan shall be adhered
to throughout the demolition/construction period. The plan shall provide for:

a) A construction programme including phasing of works;

b) 24 hour emergency contact number;

c) Expected number and type of vehicles accessing the site:- i) Deliveries, waste, cranes,
equipment, plant, works, visitors; ii) Size of construction vehicles; iii) The use of a
consolidation operation or scheme for the delivery of materials and goods; iv) Phasing of
works;

d) Means by which a reduction in the number of movements and parking on nearby streets
can be achieved (including measures taken to ensure satisfactory access and movement
for existing occupiers of neighbouring properties during construction):- Programming;
Waste management; Construction methodology; Shared deliveries; Car sharing; Travel
planning; Local workforce; Parking facilities for staff and visitors; On-site facilities; A
scheme to encourage the use of public transport and cycling;

e) Routes for construction traffic, avoiding weight and size restrictions to reduce unsuitable
traffic on residential roads;

f) Locations for loading/unloading, waiting/holding areas and means of communication for
delivery vehicles if space is unavailable within or near the site;

g) Locations for storage of plant/waste/construction materials;

h) Arrangements for the turning of vehicles, to be within the site unless completely
unavoidable;

i) Arrangements to receive abnormal loads or unusually large vehicles;

J) Swept paths showing access for the largest vehicles regularly accessing the site and
measures to ensure adequate space is available;

k) Any necessary temporary traffic management measures;

[) Measures to protect vulnerable road users (cyclists and pedestrians);

m) Arrangements for temporary facilities for any bus stops or routes;

n) Method of preventing mud being carried onto the highway;

0) Method of dust and smoke suppression;

p) Methods of communicating the Construction Management Plan to staff, visitors and
neighbouring residents and businesses.

Manchester City Council encourages all contractors to be ‘considerate contractors' when working
in the city by being aware of the needs of neighbours and the environment. Membership of the
Considerate Constructors Scheme is highly recommended.

Reason - In the interests of safe operation of the adopted highway in the lead into development
and the safe operation of Manchester Airport, both during the demolition and construction phase
of the development, pursuant to policies SP1, EN19, DM1 and DM2 of the Manchester Core
Strategy.



Informatives

1) Informative for Condition 8 - In order to discharge the above drainage condition the following
additional information has to be provided:

0 A finalised drainage layout showing all components, outfalls, levels and connectivity;

o Maximised integration of green SuDS components (utilising infiltration or attenuation) if
practicable;

o Details of surface water attenuation that offers a reduction in surface water runoff rate in line
with the Manchester Trafford and Salford Strategic Flood Risk Assessment, i.e. at least a 50%
reduction in runoff rate compared to the existing rates with the aim of reducing to the Greenfield
runoff rates, as the site is located within Conurbation Core Critical Drainage Area;

0 An existing and proposed impermeable areas drawing to accompany all discharge rate
calculations.

o Runoff volume in the 1 in 100 year, 6 hours rainfall shall be constrained to a value as close as
is reasonable practicable to the greenfield runoff volume for the same event, but never to exceed
the runoff volume from the development site prior to redevelopment;

o Evidence that the drainage system has been designed (unless an area is designated to hold
and/or convey water as part of the design) so that flooding does not occur during a 1 in 100 year
rainfall event with allowance for 45% climate change;

0 Assessment of overland flow routes for extreme events. Overland flow routes need to be
designed to convey the flood water in a safe manner in the event of a blockage or exceedance of
the proposed drainage system capacity including inlet structures. A layout with overland flow
routes needs to be presented with appreciation of these overland flow routes with regards to the
properties on site

and adjacent properties off site.

o Progression through the drainage hierarchy shall be evidence based and supported by site
investigation. Results of ground investigation carried out under Building Research Establishment
Digest 365. Site investigations should be undertaken in locations and at proposed depths of the
proposed infiltration devices. Proposal of the attenuation that is achieving half emptying time
within 24 hours. If no ground

investigations are possible or infiltration is not feasible on site, evidence of alternative surface
water disposal routes (as follows) is required.

o Where surface water is connected to the public sewer, agreement in principle from United
Utilities is required that there is adequate spare capacity in the existing system taking future
development requirements into account. An email of acceptance of proposed flows and/or new
connection will suffice.

o For sites where proposed development would cause pollution risk to surface water, evidence of
pollution control measures (preferably through SuDS) is required.

o Hydraulic calculation of the proposed drainage system,;

0 Construction details of flow control and SuDS elements.

2) Whilst the building to be demolished has been assessed as negligible risk for bats, the applicant
is reminded that under the 2019 Regulations it is an offence to disturb, harm or kill bats. If a bat
is found during demolition all work should cease immediately and a suitably licensed bat worker
employed to assess how best to safeguard the bat(s). Natural England should also be informed.

Appendix 1 - List of consultees & neighbours notified

Highway Services

Environmental Health

Neighbourhood Team Leader (Arboriculture)
Corporate Property

MCC Flood Risk Management



Greater Manchester Police
Transport For Greater Manchester
Greater Manchester Ecology Unit
United Utilities Water PLC

St Andrews Manse, Brownley Road, Manchester, M22 ODW

24 Tramore Walk, Manchester, M22 5QW

8 Frimley Gardens, Manchester, M22 5TE

17 Frimley Gardens, Manchester, M22 5TE

First Floor, Alpha House, Rowlandsway, Manchester, M22 5RG
St Andrews Church, Brownley Road, Manchester, M23 ODW

Unit 5, Alpha House, Rowlandsway, Manchester, M22 5RG

Delta House, Wavell Road, Manchester, M22 5QZ

Buzz BIngo, Rowlandsway, Manchester, M22 5RS

Sixth Floor, Alpha House, Rowlandsway, Manchester, M22 5RG
36 Foxford Walk, Manchester, M22 5QN

50 Tramore Walk, Manchester, M22 5QW

38 Tramore Walk, Manchester, M22 5QW

32 Tramore Walk, Manchester, M22 5QW

242 Brownley Road, Manchester, M22 5EB

18 Rosslare Road, Manchester, M22 5NQ

248 Brownley Road, Manchester, M22 5EB

18 Tramore Walk, Manchester, M22 5QW

343 Brownley Road, Manchester, M22 5FB

20 Frimley Gardens, Manchester, M22 5TE

258 Brownley Road, Manchester, M22 5EB

18 Frimley Gardens, Manchester, M22 5TE

Centron House, Rowlandsway, Manchester, M22 5QZ

Alpha House, Rowlandsway, Manchester, M22 5RG

Ground Floor, Alpha House, Rowlandsway, Manchester, M22 5RG
Fifth Floor, Alpha House, Rowlandsway, Manchester, M22 5RG
Fourth Floor, Alpha House, Rowlandsway, Manchester, M22 5RG
Seventh Floor, Alpha House, Rowlandsway, Manchester, M22 5RG
20 Tramore Walk, Manchester, M22 5QW

34 Foxford Walk, Manchester, M22 5QN

14 Rosslare Road, Manchester, M22 5NQ

32 Foxford Walk, Manchester, M22 5QN

Second Floor And Third Floor, Alpha House, Rowlandsway, Manchester, M22 5RG
30 Foxford Walk, Manchester, M22 5QN

24 Frimley Gardens, Manchester, M22 5TE

4 Frimley Gardens, Manchester, M22 5TE

Ground Floor, Delta House, Wavell Road, Manchester, M22 5QZ
Seventh Floor, Delta House, Wavell Road, Manchester, M22 5QZ
Sixth Floor, Delta House, Wavell Road, Manchester, M22 5QZ
Third Floor, Delta House, Wavell Road, Manchester, M22 5QZ
Second Floor, Delta House, Wavell Road, Manchester, M22 5QZ
First Floor, Delta House, Wavell Road, Manchester, M22 5QZ

16 Tramore Walk, Manchester, M22 5QW

87 Meliden Crescent, Manchester, M22 5EE

13 Lagan Walk, Manchester, M22 5WG

52 Tramore Walk, Manchester, M22 5QW

46 Tramore Walk, Manchester, M22 5QW

44 Tramore Walk, Manchester, M22 5QW

16 Rosslare Road, Manchester, M22 5NQ



19 Foxford Walk, Manchester, M22 5QN
40 Tramore Walk, Manchester, M22 5QW
34 Tramore Walk, Manchester, M22 5QW
341 Brownley Road, Manchester, M22 5FB
339 Brownley Road, Manchester, M22 5FB
254 Brownley Road, Manchester, M22 5EB
271 Woodfield, Manchester, M22 5TB

269 Woodfield, Manchester, M22 5TB

267 Woodfield, Manchester, M22 5TB

265 Woodfield, Manchester, M22 5TB

16 Frimley Gardens, Manchester, M22 5TE
14 Frimley Gardens, Manchester, M22 5TE
12 Frimley Gardens, Manchester, M22 5TE
10 Frimley Gardens, Manchester, M22 5TE
256 Brownley Road, Manchester, M22 5EB
252 Brownley Road, Manchester, M22 5EB
250 Brownley Road, Manchester, M22 5EB
275 Woodfield, Manchester, M22 5TB

273 Woodfield, Manchester, M22 5TB

6 Frimley Gardens, Manchester, M22 5TE
22 Frimley Gardens, Manchester, M22 5TE
2 Frimley Gardens, Manchester, M22 5TE
246 Brownley Road, Manchester, M22 5EB
244 Brownley Road, Manchester, M22 5EB
240 Brownley Road, Manchester, M22 5EB
238 Brownley Road, Manchester, M22 5EB
48 Tramore Walk, Manchester, M22 5QW
42 Tramore Walk, Manchester, M22 5QW
36 Tramore Walk, Manchester, M22 5QW
30 Tramore Walk, Manchester, M22 5QW
28 Tramore Walk, Manchester, M22 5QW
26 Tramore Walk, Manchester, M22 5QW
22 Tramore Walk, Manchester, M22 5QW
19 Frimley Gardens, Manchester, M22 5TE

Appendix 2 — Planning constraints
Article 4 Direction - Removal Of PD Rights Change Of Use From Class C3 To Class C4

Aircraft Safeguarding Zone - Aircraft Safeguarding Zone - All Exceeding 15M
Area Team Boundary - Name: SOUTH AREA



