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1. Introduction 
1.1. This Planning and Tall Building Statement (‘the Statement’) has been prepared by Deloitte LLP in 

respect of an application for full planning permission for the proposed redevelopment of the former 
Boddingtons Brewery Site (‘The Site’).  

1.2. The proposals are submitted on behalf of Latimer Development Ltd. (the ‘Applicant’) and relate to a 
residential-led development with ground floor commercial uses and a pocket park. The term 
“Proposed Development” used within this Report refers to all stages of construction and operation of 
the development. 

1.3. The Site is bounded by the Travelodge and surface level carparking to the north, further surface level 
carparking to the east, the Manchester College to the south, and Bury New Road to the west in 
Manchester. It has been identified as a regeneration priority for a number of years and is specifically 
identified as such within the Great Ducie Street Strategic Regeneration Framework (GDS - SRF) (2018) 
and the Former Boddingtons Brewery Strategic Regeneration Framework (FBB - SRF) (2015). 

1.4. This Statement considers the Proposed Development in its strategic as well as local urban and 
environmental context and assesses its acceptability in the context of the Development Plan and 
other material considerations such as the National Planning Policy Framework (NPPF) (2021), the 
aforementioned SRFs and relevant guidance including Historic England’s Tall Buildings Guidance 
(2022), which provides recommended criteria for assessing tall building proposals.  

Background 

1.5. The Site already benefits from planning permission for a residential led scheme comprising two 
buildings: Building A of part 11 and 10 storeys; and Building B of part 27, 20, and 17 storeys (the 
‘Original Consent’), which was approved on 30 June 2022 (Ref: 132416/FO/2021). The applicant for 
the Original Consent was also Latimer Development Ltd. 

1.6. Since the Original Consent was approved the Department for Levelling Up, Housing & Communities 
(DLUHC) has introduced possible amendments to Building Regulations to introduce a requirement for 
residential buildings above 30 metres to have a second staircase. Consultation on these amendments 
closed on 17 March 2023, and whilst the outcome of this consultation has not yet been published, on 
24 July 2023 Michael Gove, the Housing Secretary, confirmed the DLUHC’s intention to mandate 
second staircases in all new residential buildings above 18 metres, following confirmation from 
expert bodies that they support this lower threshold.  

1.7. Therefore, to accommodate this incoming Building Regulations requirement, the Applicant now 
seeks planning permission for a residential scheme of the same footprint, with revised internal 
layouts to allow a second additional stair core and with reconfigured circulation routes, to ensure all 
residential units across both buildings have access to two stair cores. 

1.8. In order to ensure the scheme remains viable, the revised scheme seeks to offset the loss of internal 
floor area due to introduction of the additional stair cores (and associated reduced efficiencies) 
across the two buildings. The Proposed Development will therefore accommodate a total of 505 
residential units. This figure represents an increase of 44 units from the 461 units approved by the 
Original Consent, and will in turn necessitate a relative increase in height of the Proposed 
Development, with Building A now reaching 12 storeys, and Building B part 29, 25 and 20 storeys. 

1.9. The Proposed Development otherwise retains the same underlying design principles and strategies 
approved as part of the Original Consent; and the three ground floor commercial units are retained. 
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The design of public courtyard space between Building A and Building B will also remain broadly the 
same. 

1.10. In summary, the rationale for the current application is therefore to create a revised proposal that 
will remain viable and deliverable within the current market, and which will positively address 
emerging policy around Fire Safety. 

The Applicant 

1.11. Latimer is the development arm of Clarion Housing Group. What sets Latimer apart is a long-term 
commitment to the people who live in our homes. We are committed to making a difference by 
building sustainable and thriving communities. 

1.12. The surplus from Latimer developments is reinvested into Clarion Housing Group to build more 
affordable homes, improve and maintain existing social homes and support communities. 

1.13. We are leading the transition to net zero carbon homes by 2050, generating over £3 billion of social 
value along the way and investing in our residents with jobs, skills and training opportunities. We’re 
putting sustainability front and centre to ensure everything we build, own, and do is making a 
difference for our people and our planet. 

1.14. Latimer sets itself apart by the following parameters: 

 Offer long-term commitment to the people who live in their homes. 

 Latimer communities are to be socially and environmentally sustainable. 

 Deliver consistent commitment to high quality and low carbon properties. 

 Does not have shareholders, so there are no short-term demands to make profit at any cost. 

 Driven by their commitment to quality, community and places that succeed. 

 A dependable partner. 

1.15. Clarion pride themselves on delivering a range of new homes that offer choice and excellence, at a 
range of price points; and aspire to build 4,000 quality homes per year to play our part in tackling the 
UK’s housing challenge. 

Summary of Proposed Development 

1.16. The proposals are described in more detail within Chapter 4 of this Statement and are summarised 
below.  

1.17. The Proposed Development will transform an existing underutilised brownfield site in a highly 
sustainable location, through a mixed-use scheme comprising:  

 505 new homes delivered across two buildings ranging between 12 and 29 storeys, providing a 
residential mix of: 

 1 bed (2 person) apartments– 137 (27%) 

 2 bed (3 person) apartments – 250 (49%) 

 2 bed 4 person) apartments – 99 (19%) 

 3 bed (5 person) apartments – 19 (3%) 

 60% of the apartments will be affordable housing tenures, including shared ownership and 
affordable rent 

 A collection of high-quality residential amenity spaces in the form of resident’s co-working space 
and roof terrace.  
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 Retail uses at lower levels to provide active frontages and a strong commercial offer to the 
immediate area. These will be carefully curated to enhance the amenity offer and contribute to 
the overall ambience of the Site. 

 An enclosed landscaped courtyard for residents and visitors to enjoy, pause, and relax. This will be 
a mixture of a rich variety of green landscaping with informal play space, alongside places to sit 
and spend time. 

 Off-street servicing arrangements.  

 505 secure residential cycle spaces, 14 residential visitor cycle parking spaces, and 12 
commercial cycle parking space in the form of Sheffield stands in the public realm to help 
facilitate sustainable transport for all users to the Site. 

 Car parking provision of 5 blue badge parking spaces. 

1.18. The Proposed Development will support safe and attractive pedestrian links both east– west and 
south across the Site and are fully aligned with the Site wide master planning principles for the 
proposed site. 

Description of Development 

1.19. The formal description of development provided within planning application forms is as follows: 

Erection of two buildings part 29, 25 and 20 storeys and 12 storeys to create a mixed-use 
development comprising 505 residential apartments (Use Class C3a) with commercial uses (Use Class 
E) provided at the ground floor level, together with public realm including courtyard pocket park, 
cycle parking, accessible parking spaces, access arrangements, and other associated works. 

Pre-Application Stakeholder Engagement 

1.20. A Statement of Consultation has been prepared in support of the application. The document explains 
the programme of pre-application consultation undertaken to provide all key stakeholders with an 
understanding of the Original Consent and this emerging scheme, in addition to the development 
and design rationale that underpins the proposals.  

1.21. Two pre-application meetings were held with planning officers at Manchester City Council (MCC) on 
28 March and 7 June 2023 to present the proposed changes to the Original Consent represented by 
the Proposed Development and the rationale for these, and to confirm that these were acceptable in 
principle. The submission of a new full planning application as the appropriate mechanism for 
approval of the revised scheme was agreed with MCC. 

1.22. A full programme of pre-application consultation was undertaken in 2021, prior to submission of 
planning application for Original Consent. As the amendments to the Proposed Development are 
relatively minor (in terms of use and appearance), it was agreed with MCC that further public 
consultation was not necessary prior to resubmission. Due to social distancing requirements at that 
time, all consultation undertaken via virtual means. Public Consultation took place between the 6 
and 20 September 2021 via a website, which included a presentation, a set of FAQs, and the 
opportunity to provide comments. 

1.23. Prior to the 2020 submission, engagement has also takenplace with MCC Highways, and 
Environmental Health Departments, Greater Manchester Police (GMP) and neighboring properties, 
landowners, and occupiers to help to make others aware of the proposals and make positive changes 
to the Proposed Development. This included extensive dialogue with The Manchester College in 
order to ensure the proposals are integrated and support established site wide master planning 
principles; and this dialogue has continued following approval of planning in 2021. Further 
consultation has also been undertaken with GMP, to confirm that no update is required to their 
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previous recommendations and this is reflected in the Crime Impact Statement (CIS) submitted 
alongside this application. 

1.24. A full description of the pre-application stakeholder engagement process including responses to the 
key issues are set out within the Statement of Consultation, prepared by Deloitte, submitted as part 
of this application. Further statutory consultation will be undertaken on the proposals during the 
determination period and the Applicant will continue to engage with the Local Planning Authority as 
part of the on-going planning process. 

Document Structure 

1.25. This Statement is structured as follows:  

 Section 2 provides a Site description and considers the wider context of the Site.  

 Section 3 sets out the strategic and economic context of the proposals and summarises the 
contribution of the Proposed Development; 

 Section 4 describes the application proposals and their design evolution; 

 Section 5 details the relevant documents that make up the Development Plan and material 
considerations; it then assesses the proposals against the policies in the Development Plan and in 
relation to the key planning and material considerations of relevance to this application 

 Section 6 provides a Tall Building Statement; 

 Section 7 provides conclusions in relation to the overall merits of the proposals. 

1.26. Appendix A sets out how the proposals directly respond to Manchester’s tall building planning policy, 
Appendix B contains a Green and Blue Infrastructure Statement and Appendix C sets out the Climate 
Change Emergency Response.  

Application Documentation 

1.27. This Statement should be read in conjunction with the following mandatory and supporting 
documents submitted as part of this application.  

1.28. The below list is broadly consistent with the pack submitted in support of the Original  Consent, with 
updates made to reflect updated and new legislation, and any change in impact or mitigation 
measures required. Where the reports are unchanged, this has been noted at the top of the report.  

1.29. A full Environmental Impact Assessment (EIA) is also submitted in support of this application, with 
the same technical disciplines scoped in. This approach has been agreed with MCC, and an updated 
scoping assessment is included within the ES. 

 Location Plan, Existing Site Plan and Elevations prepared by Assael Architects; 

 Planning Application Drawings prepared by Assael Architects; 

 Landscape Plans prepared by Exterior Architecture; 

 Statement of Consultation prepared by Deloitte LLP; 

 Design and Access Statement prepared by Assael Architects; 

 Affordable Housing Statement prepared by Deloitte with input from Latimer Development 
Group; 

 Archaeology Assessment prepared by Salford Archeology (Note: 2021 document re-submitted as 
no update required); 

 Broadband Connectivity Assessment prepared by GTech; 

 Crime Impact Statement prepared by Greater Manchester Police; 
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 Ecological Appraisal prepared by The Ecological Consultant; 

 Energy Statement and Environmental Standards Statement prepared by Wallace Whittle; 

 Fire Strategy Report prepared by Ofr Consultants; 

 Flood Risk and Drainage Strategy prepared by SGI Engineers; 

 Ground Conditions Phase 1 and Phase 2 prepared by e3p (Note: 2021 document re-submitted as 
no update required); 

 Heritage Statement prepared by Salford Archaeology; 

 Local Benefits Proposal – Statement of Intent prepared by Latimer Development Ltd; 

 Noise Report prepared by Cundalls;  

 Residential Management Strategy prepared by Clarion Housing Group; 

 Waste Management and Servicing Strategy prepared by Curtins; 

 Transport Assessment and Travel Plan prepared by Curtins; 

 TV Reception Survey prepared by Gtech; 

 Operational Management Strategy 

 Ventilation Strategy prepared by Wallace Whittle; 

 Viability Assessment prepared by Rodger Hannah; and  

 Environmental Statement:  

 Construction Management  

 Air Quality – Air Pollution Ltd 

 Ground Conditions – E3p 

 Daylight and Sunlight – GIA 

 Townscape and Visual Impact – Stantec 

 Wind Microclimate - GIA 

 Climate Change - Atkins 

 Human Health – Atkins 

 Summary of Residual Impacts – Deloitte; and 

 Type 1 Cumulative Assessments – Deloitte. 

1.30. A Non-Material Amendment to amend the trigger for submitting information in relation to condition 
13 (Materials) on the Original Consent was approved on 23 August 2022. The sample Panel Drawing 
(Ref. A3564-ASA-XX-XX-SK-A-900) prepared by Assael Architecture is also resubmitted alongside this 
application, and we request that the condition wording approved via this NMA is carried over to the 
Proposed Development. 

1.31. In addition, two conditions on the Original Consent have been discharged previously on 6 September 
2022 (LPA Ref. CDN/22/0515): Condition 2 (Phasing) and Condition 6 (Borehole Management). 
Further applications to discharge conditions - Condition 8 (Drainage), 10 (Ground Conditions) and 11 
(CMP - demolition) have been submitted on 21 July 2023. The documents submitted for these 
conditions are re-submitted alongside this application, as these remain relevant to the Proposed 
Development: 
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 Documents submitted to discharge Condition 2 and 6, as approved 6 September 2022 (LPA Ref. 
CDN/22/0515): 

 Strategy for decommissioning of redundant wells found on site prepared by SGI 

 Phasing Memo prepared by Latimer Developments Ltd. (Note: the proposed development 
will still be delivered as a single phase)  

 Documents submitted to discharge Conditions 8, 10 and 11 are as follows: 

 Ground Gas Addendum Report prepared by E3P 

 Construction and Environmental Management Plan prepared by Bridgehead and C&R. 

 Drawing Pack prepared by SGI: 

- DN0107-SGI-ZZ-00-DR-C-2000-P03 Drainage Layout (Surface Water) 

- DN0107-SGI-ZZ-00-DR-C-4000-P01 Overland Flow Routes 

- DN0107-SGI-ZZ-00-DR-C-4001-P01 Flow Control Manhole 

- DN0107-SGI-ZZ-00-DR-C-2007-P01 Typical Attenuation Tank Detail 

 Microdrainage Simulation prepared by SGI 
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2. Strategic Context 
2.1. This Section details the socio-economic context of Manchester City Centre as a whole and sets out 

the key drivers of change and development within the City Centre. 

Economic and Market Context 

2.2. The City of Manchester is a national engine of economic growth with a population of 555,7411, sitting 
at the heart of a conurbation of 2.84 million people in Greater Manchester2. 

2.3. The City’s economic success has historically been driven by its growing role as the leading 
professional and business service centre outside of London; global connectivity through Manchester 
International Airport; and business and leisure visitors, with Manchester the third most visited city in 
the UK3. 

2.4. Over a thirty-year programme of transformation, Manchester has become recognised as one of 
Europe’s most exciting and dynamic cities. With a diverse population of more than half a million 
people, the City of Manchester is located at the heart of Greater Manchester, the largest 
conurbation outside of London. Economic growth has also been supported by Manchester’s 
expanding international connections, centres of excellence in research and higher education, and 
investment in transport infrastructure, which has deepened labour markets. The Greater Manchester 
sub-region has a combined Gross Value Added (GVA) of approximately £75 billion and accounts for 
around two fifth of the North West’s economic output5. In 2021, almost one third of the £75 billion 
of GVA generated in Greater Manchester (GM) was produced in the City of Manchester4. 

Population Growth 

2.5. Greater Manchester’s population increased by 48,811 since 2011, and over the last three decades 
(1991 to 2021) has grown faster than other major English cities (36.3%).  

2.6. Manchester and Salford in particular have seen higher population change over recent decades 
compared to the other Greater Manchester districts, and this population growth has been 
particularly evident in the age bands that are typically considered to fuel economic growth, i.e., those 
at university-leaving age and above. Working age residents, defined as those aged 16 to 64, 
accounted for nearly three quarters (71.0%) of population growth in Salford, and 58.6% of 
population growth in Manchester between the 2011 and 2021 Census.5 This sector of the population 
creates demand for new lifestyle choices that offer access to city centre employment and amenities, 
and sustainable transport networks. This population growth provides a strong labour pool, making 
the City an attractive place for businesses to invest in. 

Manchester’s Economic Role 

2.7. The City of Manchester is the acknowledged capital of the north of England and the centre point of a 
trans-Pennine and pan-northern economy. The City and conurbation are an economic centre, a role 
which is increasing as investment in transport, innovation and economic infrastructure makes the 

 
 

1 Office for National Statistics (2021), Estimates of the population for the UK, England and Wales, Scotland and Northern Ireland [Dataset] – Accessed 
here. 
2 Ibid.  
3 Habicus Group (2023), Top 10 most visited cities in the UK – Accessed here.  
4 Office for National Statistics, Regional Gross Value Added (balanced) per head and income components tables (released 26 May 2021 – Accessed 
here. 
5 Greater Manchester Combined Authority (2023), Census 2021 Briefing 

https://www.ons.gov.uk/file?uri=%2fpeoplepopulationandcommunity%2fpopulationandmigration%2fpopulationestimates%2fdatasets%2fpopulationestimatesforukenglandandwalesscotlandandnorthernireland%2fmid2020/ukpopestimatesmid2020on2021geography.xls
https://www.citybaseapartments.com/blog/top-10-visited-cities-uk/#:~:text=Top%2010%20Most%20Visited%20Cities%20in%20the%20U.K.,Oxford%20...%208%208.%20Bristol%20...%20More%20items
https://www.ons.gov.uk/economy/grossvalueaddedgva/datasets/nominalregionalgrossvalueaddedbalancedperheadandincomecomponents
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City more accessible to towns and cities, business and high skilled workers in the Midlands and the 
North. 

2.8. There are a number of factors which are changing the role of the City of Manchester and have 
particular implications for Manchester City Centre. These include: 

 The move to a service based and high growth economy, at a time when national economic 
growth is increasingly driven by professional and financial services, creative and digital industries, 
science and technology, with key sub-sectors influenced by disruptive innovation; 

 Sectors which are influenced by agglomeration, where entrepreneurs, companies, new start-ups 
and talented workers, from disparate economic growth sectors, are keen to cluster in locations 
which can provide business and networking opportunities and deep labour markets offering an 
exceptional range of highly qualified and skilled staff; 

 Growth of the creative, digital and tech sectors. According to GMCA, jobs in the Digital Industries 
are set to increase by 13,000 additional jobs over the period 2017-2047 whilst in the Creative 
Industry jobs are forecast to grow by 6,000 up to 20378. In regard to GVA, digital industries are 
the sub-sector that is forecast to grow the fastest by 4.3% per year from 2017 to 20376; 

 Cultural activity is key to the growth agenda of Manchester. There is already a significant cultural 
draw supported by football, music and art. This is expanding with the recent opening of Factory 
International, re-opening of Manchester Museum and forthcoming Co-op Live Arena; and, 

 A return to urban living, with many highly skilled younger people and high earners keen to 
benefit from both the range of education and employment opportunities and the lifestyle offer 
of city living, with evening and weekend economies offering cultural, entertainment and leisure 
choices which cannot be matched in smaller towns or cities. 

Residential Context 

Residential Supply and Demand 

2.9. The City of Manchester has seen significant population growth since the late 1990s. Since 2000 the 
number of residents has grown from 422,000 to the current figure of almost 600,0007, with this 
number set to reach 630,000 in the next 6 years. The City Centre is the engine driving this growth in 
Manchester. In 2004, just 10,315 people lived in the City Centre which has now grown to over 
60,000. Moreover, in the next decade it is projected a further 40,000 will locate in the City Centre 
bringing figures to over 100,000. 

2.10. As a result of such rapid population growth, the City now faces a shortage of housing to meet 
demand. For example, during the third quarter of 2022 the number of properties available to rent in 
Manchester hit its lowest figure on record at 3608. 

2.11. Manchester’s ongoing economic and population growth will continue to drive the need for new high-
quality residential accommodation across a range of tenures. Indeed, the provision of new housing, 
which supports the attraction and retention of talent, has helped fuel that growth. 

2.12. Recognising the critical relationship between housing and economic growth, Manchester City Council 
approved a Residential Growth Strategy which seeks to deliver a minimum of 25,000 new homes in a 
ten-year period been 2016 and 2025. This policy framework aims to ensure that there is the right 

 
 

6 Ibid.  
7 Office for National Statistics (2022) How the population changed in Manchester: Census 2021, Accessed here. 
8 CERT (2022) Manchester’s Property Market: 2022 Round Up and Growth Forecast, Accessed here.  

https://www.ons.gov.uk/visualisations/censuspopulationchange/E08000003/
https://certproperty.co.uk/manchester-property-market-2022/


Former Boddingtons Brewery Site | Strategic Context 

9 
 

quality, mix and type of housing in the right locations to meet demand and improve equality amongst 
the city’s residents in terms of housing choice, quality and affordability. 

2.13. Places for Everyone (PfE) is a long-term plan of nine Greater Manchester districts (Bolton, Bury, 
Manchester, Oldham, Rochdale, Salford, Tameside, Trafford and Wigan) for jobs, new homes, and 
sustainable growth. It has been published by the GMCA on behalf of the nine districts. The PfE Plan 
highlights the importance of Manchester in regard to housing - “Manchester and Salford will continue 
to be an appropriate location for the highest levels of new housing due to their central location, good 
public transport connections, proximity to the main concentrations of employment and leisure 
opportunities, and ability to deliver very high density developments”. 

2.14. Housing requirements for 36,000 new homes between 2021 and 2037 are identified to be delivered 
in Manchester (3,533 per annum) to address the housing crisis and achieve its ambitions9. 

2.15. As reported in Deloitte’s 2023 Manchester Crane Survey, 17 new residential developments started 
on-site in 2022, bringing forward the construction of 11,759 new homes in the pipeline. Overall, the 
number of new homes delivered to the market at year end 2022 was 2,734, coming down for the 
first time in seven years. In short, residential demand remains strong, and notwithstanding significant 
levels of housing delivery10. 

2.16. The strength of the residential market is underpinned by the City’s resilient economic growth, as 
detailed above. Retail, leisure and world class institutions based in the City Centre support the 
lifestyle aspirations and further underpins its strength as a place to live11. 

2.17. Businesses need staff to support continual growth and there needs to be confidence that future 
employees can continue to access a ready supply of well-located residential accommodation in 
proximity to office accommodation. Manchester therefore must continue to provide quality 
accommodation to support the talent pool that is attracted to the City, including graduates and 
young professionals. Manchester retains over 50% of its graduates, benefiting from the City’s 
successful environment to do business, and so there is a need for residential supply to match the 
growing demand from young professionals. As a city, Manchester is one of the youngest places in 
Britain with 24.5% of its entire population aged between 20 and 29. 

2.18. However, the  desire to buy or rent City Centre apartment is not limited to young professionals. 
Increasingly, single person households and retirees downsizing and moving back from the suburbs 
are also fuelling demand12. Furthermore, providing high quality homes and amenities in this location 
will contribute to increasing the number of families who reside in the area. This is also as a result of 
more people opting to live closer to where they work and socialise benefitting from the wide offering 
within the City Centre as part of a global move back to downtown living.  

2.19. Current Council Tax data is a useful indicator of residential occupancy and, with empty properties 
amounting to just 0.65% of total stock in Manchester13, strong demand for city centre living remains 
evident. 

Affordable Housing  

2.20. The Manchester Housing Strategy (2022-2032) sets the vision for housing in Manchester and 
articulates what actions are needed in order to achieve the vision. 

2.21. It is estimated that Manchester is undersupplied by a minimum of 500 new homes per annum. This 
has led to prices and rents increasing across the city, exacerbating affordability issues for many of its 

 
 

9 Manchester World (2022) Manchester’s housing crisis and what the city council is doing to deliver 36,000 new homes, Accessed here. 
10 Deloitte Crane Survey 2023.  
11 Ibid.  
12 JLL, How new high-rise apartments are transforming Manchester (2019), How new high-rise apartments are transforming Manchester (jll.co.uk) 
13 Manchester City Council – Monthly Economic Update – December 2020. 

https://www.manchesterworld.uk/news/manchesters-housing-crisis-and-what-the-city-council-is-doing-to-deliver-36000-new-homes-3735013
https://www.jll.co.uk/en/trends-and-insights/cities/how-new-high-rise-apartments-are-transforming-manchester
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residents. As Manchester’s population continues to grow, the city must continue to work harder 
towards meeting exceptionally high demand for housing across all tenures. 

2.22. The Manchester Housing Strategy (2022-2032) sets a target of delivering 10,000 affordable homes 
between 2022 and 2032 (an average of 1,000 homes each year over the lifetime of the strategy). This 
represents just under a third of the 36,000 new homes Manchester is committed to building in the 
City over the next ten years. This target reflects the key issue facing the City – essentially the 
continuing need to increase the supply of homes to house a growing population across varying 
tenures in response to demand.  

2.23. MCC is looking to significantly upscale the delivery of new affordable homes,  through the existing 
delivery platforms MCC have established with Registered Providers (RPs) – including use of MCC’s 
land assets – and working in conjunction with Homes England investment programmes.  

2.24. The Manchester Housing Strategy sets out an ambition to double the number of affordable homes 
built every year, to achieve a 6,400- minimum target by 2025. The Manchester-based Registered 
Providers (RPs), including Clarion Housing Group, will be fundamental to succeeding in this, and the 
Council is committed to help extend their contribution so that they are able to both deliver more 
affordable housing and grow.  

2.25. The four overarching ambitions and measures of success, as set out within the Manchester Housing 
Strategy are as follows: 

 Deliver 36,000 new homes by 2032, including 10,000 affordable homes (some 28% of total 
delivery); 

 Of the 10,000 new affordable homes by 2032, 3,000 will be built in the city centre; 

 Increase the number of owner-occupiers in Manchester by 15,000 by 2032; and, 

 Ensure at least 80% of all homes built by 2032 are on brownfield sites close to public transport. 

2.26. MCC’s Core Strategy notes that the starting point for development should be to deliver a policy 
compliant provision of 20% Affordable Housing however, this is subject to viability. Where proposals 
do not include 20% Affordable Housing, they will need to include a viability appraisal that will be 
robustly tested and analysed by MCC and an independent surveyor. 

2.27. The NPPF and NPPG provides the framework for the Council to mitigate the effects of conducting 
upfront viability assessments, based on scheme estimates, with a reconciliation appraisal based on 
actual performance of the scheme. 

2.28. The NPPF and NPPG provides the framework for the Council to mitigate the effects of conducting 
upfront viability assessments, based on scheme estimates, with a reconciliation appraisal based on 
actual performance of the scheme. 

Strategic Context 

Delivering the Northern Powerhouse Agenda 

2.29. The Northern Powerhouse concept is designed to create a competitive northern region that can act 
as an economic counterbalance to the dominant south-east. A number of key announcements have 
been made and milestones achieved over the past c. 8 years since the Northern Powerhouse concept 
was devised: 

 In the 2014 Autumn Statement, the Coalition Government reiterated a commitment made 
during August 2014 to help lay the foundations of a Northern Powerhouse to rival the economic 
strength of London. In November 2014 it was announced that Greater Manchester would have a 
directly elected Mayor by 2017, with responsibility for a £300m housing investment fund, 
devolved and consolidated budgets in transport and health and social care, along with key 
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strategic planning powers, and an additional £7 billion of investment to build the Northern 
Powerhouse. In May 2017, Andy Burnham was elected as Greater Manchester Mayor with 
oversight of the health and social care budget, worth £6bn. He also has various Greater 
Manchester-wide powers and responsibilities including for transport, planning and housing. 

 In June 2016 the Northern Powerhouse Independent Economic Review prepared by SQW Ltd and 
Cambridge Econometrics was published. This broadly concludes that there is a significant 
performance gap between the North, measured by GVA per capita, which is persistently 
averaging about 25% below the rest of England (10-15% when London is removed). 

 In April 2018 the Transport for the North (‘TfN’) was formally enshrined in legislation. The TfN is a 
partnership of public and private representatives working with the Government and national 
transport bodies to develop and deliver strategic transport infrastructure across the North of 
England. Within their scope is the provision of the Northern Powerhouse Rail programme, which 
aims to deliver a transformed rail network in the North of England and bring new opportunities 
to millions of people and businesses. As of 2022, following the Governments amended 
Integrated Rail Plan (“IRP”), TfN is now in a co-partnership role with the government in order to 
deliver improved rail across the North including the Northern Powerhouse Rail. The Government 
also included a promise for £17.2bn for a 40-mile high-speed line between Warrington, 
Manchester and Marsden in Yorkshire within their IRP. 

 The February 2022 Levelling Up White Paper pledged funding for the continued provision of 
development under the British Business Bank (“BBB”) Northern Powerhouse Investment Fund, 
that has already delivered over £1bn of public and private sector debt and equity investment to 
places across the UK with some of the most acute financial challenges. The next generation of 
BBB Regional Investment Funding will include £660m for the Northern Powerhouse Investment 
Fund, including expansion into the North East of England. 

Greater Manchester Combined Authority 

2.30. Manchester and the wider Greater Manchester region is at the heart of the Northern Powerhouse. A 
forward-looking and collaborative approach between the different Greater Manchester local 
authorities, under the umbrella of the Association of Greater Manchester Authorities (AGMA), has 
led to a ground-breaking agreement with Central Government to devolve certain powers and 
budgetary responsibility. In April 2011 the Greater Manchester Combined Authority (‘GMCA’) was 
formed. 

The Greater Manchester Strategy 

2.31. Greater Manchester Strategy (‘GMS’) was originally prepared in 2009 as a response to the MIER – the 
most robust analysis ever undertaken of a city, led by global experts – before being updated again in 
2013. It identified priorities to enable the Manchester City Region to pioneer a new model for 
sustainable economic growth based around a more connected, talented and greener City Region 
where the prosperity secured is enjoyed by many. 

2.32. Since the 2013 publication, significant changes happened in the city that needed further renewed 
analysis of progress and priorities. This led to the most recent refresh of the GMS in October 2017 
which sets out a very clear vision for the city-region, stating that: 

“Our vision is to make Greater Manchester one of the best places in the world to grow up, get on and 
grow old: A place where all children are given the best start in life and young people grow up inspired 
to exceed expectations. A place where people are proud to live, with a decent home, a fulfilling job, 
and stress-free journeys the norm. But if you need a helping hand, you’ll get it. A place of ideas and 
invention, with a modern and productive economy that draws in investment, visitors and talent. A 
place where people live healthy lives and older people are valued. A place at the forefront of action on 
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climate change with clean air and a flourishing natural environment. A place where all voices are 
heard and where, working together, we can shape our future.” 

2.33. In order to successfully achieve the vision as set out above, which is in nature people-centric, ten 
priorities for the region have been identified. These can broadly be placed within a number of 
themes including supporting young people and children from an early age, providing good jobs that 
support a dynamic local economy, creating stronger and healthier communities, providing good 
quality housing, creating an age-friendly city-region, delivering a green city-region with a high-quality 
culture and leisure offer, and continuing to develop world-class connectivity within Greater 
Manchester. 

2.34. The GMS provide a high-level framework for action based on a robust evidence base and the results 
of public consultation. More detailed plans as identified below, have been developed and led by city-
region-wide partnerships, and set out the specific actions, interventions and investment required to 
deliver the GMS strategic priorities and achieve the GMS vision. These plans are set out below. 

The Greater Manchester Investment Fund (2017) 

2.35. The Investment Fund supports the implementation of the GM Strategy through investment to create 
and safeguard jobs, primarily through loans to support development encouraging business growth 
and investment in property and infrastructure, to maximise the impact of investment over several 
funding cycle. 

The Five-Year Environment Plan (2019) 

2.36. The Plan sets out the steps that will be taken to become carbon neutral by 2038 and the urgent 
actions we all need to take in the next five years to help achieve this including investing in our natural 
environment to respond to climate change and to improve quality of life. 

City Centre Strategic Plan (2016) 

2.37. The vision for the City Centre is well developed through a number of specific Strategic Regeneration 
Frameworks, which are effective vehicles for place led regeneration, but also through the 
overarching City Centre Masterplan (2015-2018) endorsed by Manchester City Council’s Executive in 
March 2016. 

2.38. The purpose of the new plan is to provide an update on progress since 2012; to identify the key 
drivers that will influence growth and development over the next few years; and to set out the City’s 
planned direction of travel. Additionally, the plan also presents a progress report on key schemes 
within the City Centre. 

2.39. The Strategic Plan identifies that the City Centre should act as a driver of economic growth and a 
major employment centre which is expected to experience further significant employment growth in 
the coming years with another 15,600 jobs predicted by 2025. 

2.40. The Council outlines in the City Centre Strategy Document (2015-2018) that: 

“Investment in ‘place’ will continue to create and maintain a city centre that attracts visitors and is an 
attractive place to live, invest and work. This will ensure that we have the right local environment and 
infrastructure, both physical and digital, for all users of the city. Creating an attractive and safe 
environment through effective street management and security will be essential […] High quality, 
well-managed green spaces, trees and waterways will be key features of the city centre within both 
existing areas and those being transformed over the next few years.” 

2.41. There is therefore an importance placed on the provision of placemaking to ensure the long-term 
success and growth of the City Centre. 
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Our Manchester Strategy 2016-25 

2.42. The Our Manchester Strategy 2016-25 was adopted by Manchester City Council in January 2016 and 
sets the ambitions for the City for the next decade. The Strategy sets out a vision for Manchester to 
be in the top-flight of world-class cities by 2025, when the City will: 

 have a competitive, dynamic and sustainable economy that draws on our distinctive strengths in 
science, advanced manufacturing, culture, and creative and digital business – cultivating and 
encouraging new ideas; 

 possess highly skilled, enterprising and industrious people; 

 be connected, internationally and within the UK; 

 play its full part in limiting the impacts of climate change; 

 be a place where residents from all backgrounds feel safe, can aspire, succeed and live well; and 

 be clean, attractive, culturally rich, outward-looking and welcoming. 

2.43. The Our Manchester Strategy also commits to giving the local community and other stakeholders the 
opportunity to be involved in decision making, with a primary focus on a continuous approach to 
engagement. 

2.44. The ‘Our Manchester’ approach seeks to build a different relationship with residents and 
communities, recognising that this also means undertaking a different approach to engagement; 
engagement that is sustainable and driven by the City’s communities. 

2.45. The latest iteration of the Our Manchester Strategy (March 2021) captured the views of people from 
across the city with over 3,800 residents, businesses, voluntary and community sector, public sector 
partners and wider stakeholders providing their views on what Manchester’s priorities should be. As 
such, the draft Strategy fully reflects the priorities of residents, businesses, organisations and 
partners.  

2.46. The refreshed Strategy incorporates feedback received from Our Manchester Forum and Executive 
Members but retained the original Strategy’s five themes (A Thriving and Sustainable City; A Highly 
Skilled City; A Progressive and Equitable City; A Livable and Zero Carbon City; and A Connected City) 
as well as reflecting the need to respond to COVID-19. 

Places for Everyone 2022 (Examination Draft)  

2.47. The Draft Plan outlines a target for 56,528 homes to be built within the 9 relevant Local Authorities 
of Greater Manchester between 2021-2037. Draft Policy JP-H4 outlines that new housing 
development should be delivered at a density appropriate to the location, reflecting the relative 
accessibility of the Site by walking, cycling and public transport, in accordance with the minimum 
densities set out in the Plan. 

2.48. As part of this it notes that Manchester is a key economic driver for the City Region and will be crucial 
in meeting the region’s housing delivery targets. It suggests that Manchester should deliver 3,333 
homes per year and recommends that for the City Centre the minimum net residential density is 200 
dwellings per ha. 

2.49. The plan has been submitted together with all the supporting documents, background evidence, and 
representations received during the final stage of public consultation, which took place from 9 
August to 3 October 2021. The Plan was submitted to the Secretary of State for Examination on 14 
February 2022. Following a process of public examination, on 11 August 2023 it was announced that 
the Planning Inspectors appointed by the Secretary of State have supported the overall ambitions of 
the PfE.  
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2.50. The Draft Plan will now be subject to the next phase of approvals for the 9 Local Authorities and a 
final public consultation. It is anticipated the Plan will be adopted in 2024.  

2.51. Once endorsed the document will form part of the Local Development Framework and is therefore 
discussed in more depth in Chapter 5 of this Statement. The document is a material consideration in 
determination of this Application, however, whilst in draft form and at examination stage it is 
considered to hold limited weight in the planning process. This being said, it provides useful guidance 
of the strategic vision for Greater Manchester and Manchester’s role. It is considered that the 
Proposed Development is in accordance with the principles of the Places for Everyone document. 

Beelines – Made to Move (2019) 

2.52. The ‘Made to Move Beelines Strategy’ sets out to provide 1,000 miles of walking and cycling routes 
across Greater Manchester, both promoting sustainable transport and connecting communities. This 
strategy is an update on the ‘Made to Move’ strategy (2018) and Bee Network launch (2019) and 
focuses on how the Bee Network, an 1,800-mile network of walking and cycling routes across 
Greater Manchester, will be delivered. 

2.53. The Bee Network will support the delivery of ‘Our Network’: Greater Manchester’s plan for an 
integrated, simple and convenient London-style transport system. It will allow people to change 
easily between different modes of transport, with simple affordable ticketing and an aspiration to 
have a London-style cap across all modes. In September 2021, this was rebranded as ‘Destination: 
Bee Network’ and aims to be implemented by 2024 and commuter trains by 2030. 

2.54. In response to this, in March 2021, the bus network of Greater Manchester was brought under public 
control with the aim of providing more reliable, affordable, sustainable, accessible, and accountable 
bus services across Greater Manchester. 

2.55. This would include orbital routes that allow people to travel around the city-region, as well as in and 
out of the centres. These activities will all work to deliver the Greater Manchester Transport Strategy 
2040, which sets out a vision for at least 50% of all journeys in Greater Manchester to be made by 
walking, cycling and public transport by 2040. 

A number of Beelines cycleways proposed are in close proximity to the Site, this includes City Centre 
Triangle running along Deansgate: part of a key route linking various radial routes across and around 
the regional centre connecting to major trip attractors.  

Regeneration Context 

Great Ducie Street Strategic Regeneration Framework (“GDS-SRF”) 

2.56. The GDS-SRF was prepared in order to guide the future comprehensive regeneration of the Great 
Ducie Street area of Manchester City Centre and was endorsed by the City Council in 2018.  

2.57. The GDS-SRF area extends northwards from Manchester’s Inner Ring Road adjacent to the 
Manchester Arena. It wraps around (but does not include) the former Boddington’s Brewery Site, 
which itself is the subject of a separate Strategic Regeneration Framework (to be discussed in this 
Section). 

2.58. Traditionally, the area has been a focal point for textiles businesses, wholesalers and distributors; 
however, today the quality and quantum of the business base in the area has significantly reduced. 
The consequential lack of investment has resulted in a poor-quality local environment. 

2.59. As available land within the traditional city centre is filled, a significant amount of recent growth and 
neighbourhood regeneration has been taking place within adjoining areas. The GDS-SRF area is an 
important opportunity in this regard, underpinned by the fact that it shares many of the city centre’s 
locational advantages in terms of employment opportunities, accessibility to the local, regional and 
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national network of public transport and the lifestyle attraction of the city centre’s leisure and 
cultural uses. 

2.60. Overall, the GDS-SRF area represents an opportunity to create a genuinely mixed use neighbourhood 
with a strong sense of place and community. 

2.61. New housing should contribute to the city centre’s needs in terms of ensuring a balanced housing 
supply. Given the opportunity to significantly increase land value, over and above existing low quality 
industrial use through higher density development and residential uses, it will be expected that new 
developments deliver through planning gain the environmental and infrastructure requirements of 
the area as well as affordable housing. For these requirements it is imperative that they are factored 
into the consideration of land values to avoid sterilisation of development and the delivery of 
regeneration outcomes in the future. 

2.62. The key principles that have developed from the GDS-SRF and they include: 

 An enhanced economic role for the area; 

 Sustainable new homes; and,  

 Contributing to a balanced housing supply. 

Former Boddingtons Brewery Strategic Regeneration Framework (“FBB-SRF) 

2.63. The FBB-SRF has been prepared to guide the future development of the Former Boddingtons’ 
Brewery Site (The Site) as a basis for achieving a quality and form of development that maximises the 
opportunity for this area to become an attractive and sustainable mixed-use neighbourhood. The 
FBB-SRF is an update to the pre-existing 2007 SRF document. 

2.64. Promoting a mixed-use approach to the FBB-SRF Site, including commercial and residential uses, will 
unlock the Site’s ability to play its part in the future economic growth and prosperity of Manchester 
and the wider City Region. In addition to a commercial offer that is deliverable and adds value to the 
Regional Centre’s existing and planned offer, it is evident that the FBB-SRF Site presents an 
opportunity to play a more important role than previously envisaged in meeting Manchester’s 
identified demand for new homes. 

2.65. The FBB-SRF promotes a genuinely mixed-use approach to the FBB-SRF Site that will deliver 50% of 
the proposed development as residential floorspace with the balance picked up as commercial and 
other non-residential uses including car parking, hotel, leisure and retail. 

2.66. The location of the FBB-SRF Site within the northern fringe is a significant advantage as this part of 
the City is seen as a focus for new ‘neighbourhoods of choice’ and the strategic location for increased 
residential growth. It is crucial therefore that the FBB-SRF Site contributes an appropriate amount of 
residential accommodation to help Manchester meet its requirement for growth. 

2.67. The FBB-SRF Site benefits from excellent links to public transport and is within walking distance of 
Victoria Station which includes mainline rail connections across the North of England and Metrolink 
services that connect with a wide range of locations in Greater Manchester. 

NOMA 

2.68. The NOMA SRF is focused around the historic Co-Operative Group estate and is located to the south-
east of the Site. NOMA comprises large areas of cleared sites to the east and the historic estate of 
nine office buildings and former warehouses, eight of which are Grade II listed and focused around 
Sadlers Yard. The Co-operative Group’s move to 1 Angel Square in 2013, left the historic buildings 
vacant for a number of years. The reuse and repurposing of the historic estate is integral to the 
regeneration strategy for NOMA. 
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2.69. NOMA is underpinned by a Strategic Regeneration Framework and Masterplan originally endorsed by 
MCC in 2009, and most recently updated in 2020. These documents set out a commitment to create 
a commercially led, mixed-use destination at the northern gateway to the City Centre, covering an 
area of approximately 8 ha. 

2.70. To date NOMA comprises the refurbished Hanover Building, which is occupied by WeWork, alongside 
Redfern which is occupied by the Ministry for Justice. New Century Hall is refurbished to provide a 
new event space and food hall which is in operation. The east of the NOMA estate comprises new 
build elements, include the Co-Operative Groups new headquarters, 1 Angel Square and 4 Angel 
Square (completed in 2023).  2 Angel Square and 3 Angel Square are currently under construction. 

New Victoria  

2.71. New Victoria is situated immediately adjacent to Victoria Station and is being led by Muse 
Developments. The residential phase of works is expected to reach completion in Q3 2023 and 
comprise 520 new homes which will be accommodated within in two towers of 20 and 25 storeys 
and complemented by ground floor commercial uses and public realm. 

2.72. Planning Permission was granted for the commercial phase of works in October 2022 which 
comprises a 10-storey office building and complemented by ground floor commercial uses and public 
realm. 

Victoria North (formally known as the Northern Gateway) 

2.73. Victoria North is an area of approximately 115 ha to the north of the City Centre between Victoria 
Station and NOMA, extending to outer ring road. The SRF was endorsed in 2019 and is being led by 
the Far East Consortium and MCC. The vision is to delivery approximately 15,000 new homes over 
the next twenty years which will be underpinned by a ‘green thread’ which will run through the 
centre of the SRF area and interact with the River Irwell to provide access to blue infrastructure. 

2.74. There have been a number of planning permissions granted in the area, including Gasworks, Victoria 
Riverside, Collyhurst Village and Park View all of which will deliver a significant number of new 
homes. Subsequent planning applications were recently submitted for the delivery of 4,800 new 
homes in 2023. 

 In addition, the vision for the Red Bank area of Victoria North is currently undergoing phase 4 
consultation and with enabling works commenced in February 2022. The Red Bank vision is to create 
a new, low-carbon, residential neighbourhood and with the initial phases of the new homes to start 
construction towards the end of 2022. 



Former Boddingtons Brewery Site | Site and Surroundings 

17 
 

3. Site and Surroundings 

The Site 

3.1. The Site is approximately 0.5 ha of brownfield land in the form of a surface car park. The Site 
comprises part of the former Boddingtons Brewery Site - now demolished - as identified within the 
GDS - SRF and the FBB - SRF.  

3.2. It is situated at the edge of Manchester City Centre, bounded by Travelodge and surface level 
carparking to the north, further surface level carparking to the east, Manchester College to the 
south, and Bury New Road to the west in Manchester. It lies within Cheetham Ward. The Site is 
identified in the Manchester Local Development Framework (“LDF”) Proposals Map (2012) as falling 
within the Regional Centre which it states is generally considered to be a location where higher 
density residential development is appropriate and will support the development of mixed-use 
employment areas. 

3.3. Historically, a brewery was located on the Site up until 2005. All the buildings associated with the 
brewery were demolished in 2007. Since this time, the Site has been used as a temporary surface car 
park comprising 852 spaces. The Site is currently occupied by approximately 192 of these parking 
spaces.  

3.4. Although in physically poor condition, the Site is well placed to capitalise on its existing economic 
assets, connections and proximity to the City Centre. It is therefore considered there is a substantial 
amount of improvement that can be offered both on site and its immediate context through delivery 
of a high-quality scheme. 

3.5. The proximity of the Site to City Centre is donated by a red star on the extract of the LDF Proposals 
Map below:  

 

Figure 3.1: City Centre Boundary Map (Source: MCC) 

3.6. When the Core Strategy was published it identified the Site as within the City Centre Fringe, but 
outside of the Strangeways Employment Area. In this time the City Centre has grown to the extent 

City Centre (denoted by green 
boundary) 
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that parts of the City Centre Fringe are much more akin to a City Centre, and which has occurred in 
areas near to the Site such as the Green Quarter and starting to occur on the FBB - SRF area. The 
increasing important of the City Centre Fringe is acknowledged within the Core Strategy as inevitable 
due to its excellent connections and the increasing demand for homes, offices, and commercial 
space within the City Centre.  

Planning History of the Site 

3.7. The planning history search mostly details a number of historic planning applications which renew 
the temporary car park use on site and in respect of the former brewery use (most recently, Planning 
Permission Ref. 120497/FO/2018). 

3.8. It should be noted that the Site is subject to an existing consent (Ref: 132416/FO/2021), the Original 
Consent referenced above, the Description of Development for this is as follows: 

“Erection of two buildings part 27, 20, 17 storeys and part 11 and 10 storeys to form a mixed use 
development comprising of 461 residential apartments (Use Class C3a) and ground floor commercial 
uses (Use Class E) (718 sqm) together with public realm including courtyard pocket park, landscaping, 
car parking and other associated works.” 

3.9. This consent has been amended previously via a Non Material Amendment application (Ref. 
134741/NMC/2022) to amend the trigger for submitting information in relation to condition 13 
(Materials). Conditions 2 (Phasing) and 6 (Borehole Management) attached to this consent have 
been discharged via Condition Discharge application (Ref. CDN/22/0515). 

Existing Site Context 

3.10. The Site is located within in an area that MCC has earmarked for regeneration, as outlined in the GDS 
- SRF and the FBB - SRF, as described in Chapter 2 of this Statement. The Site is adjacent to Great 
Ducie Street to the western boundary. Across Great Ducie Street are a number of warehouse 
buildings and beyond these is the River Irwell. Whilst not in the City Centre itself, the Site is only c. 
100m from the City Centre boundary and so benefits from access to all the amenities and 
employment market which that offers. 

3.11. Bordering the Site to the north is a Travelodge and a surface level car park. Further north and to the 
west are a mixture of warehouses and industrial uses. HMP Manchester is located approximately 
250m north of the Site on Southall Street. Beyond this, further north, lies the Manchester Fort 
Shopping Centre; a retail park with a range of occupiers.  

3.12. Beyond the surface car parking to the east of the Site, is the Green Quarter; a residential-led, mixed-
use development brought forward by Lend Lease comprising of high-rise apartment buildings, an 
office building, and a hotel. This long-established development includes a degree of open space at its 
heart and a small number of associated retail units.  

3.13. Immediately to the south is Manchester College Strangeways Campus, which was granted planning 
permission in 2019 for the erection of a five-storey educational building (18,495 sqm) (Use Class D1) 
with associated access, servicing, landscaping, public realm, and other associated works following 
removal of existing car park (Ref: 124995/FO/2019). The development has completed in July 2022 
and it is currently occupied by Manchester College. Further south lies the AO Arena and Victoria 
Station as well as other commercial uses within the City Centre.  

3.14. To the west of the Site across the River Irwell, lies the developing Greengate area in Salford. This has 
seen a number of large-scale residential developments in the past 5 years, including the 21-32 storey 
Greengate, Manchester which was completed January 2017, which comprises 497 units designed 
specifically for the PRS market; the 44 storey Anaconda Cut, which comprises 349 apartments and 
was completed in 2018; the 10 storey 100 Embankment, which comprises class B1 offices and was 
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completed July 2020; the 18 storey Embankment West, which comprises 3 buildings of residential 
uses and completed in Q3 2021. 

3.15. Other developments completed in the Greengate area includes the Copper Works, which comprises 
104 apartments and completed Q4 2022; and Uptown Riverside, which comprises 156 apartments 
and completed Q4 2022. 

Emerging Context  

3.16. The surrounding area has seen major investment in recent years, particularly in the adjacent Green 
Quarter and Greengate areas, and more recently in the NOMA, New Victoria, and Victoria North, as 
detailed above in Section 2. This has started to transform the northern edge of the City Centre and 
stimulate significant developer interest in the area. To date, the regeneration of the GDS - SRF and 
FBB - SRF areas has been slower than elsewhere in the northern edge of the City Centre but in recent 
years has started to accelerate.  

3.17. The area to the east of the Site was granted planning permission in 2018 for redevelopment to 
provide 556 apartments and 3,490sqm of commercial space (App Ref: 118831/FO/2018). This was 
known as ‘Old Brewery Gardens’ at the time of its planning submission. Also designed by Assael, it 
features five brick-clad blocks ranging between 26 and 12 storeys. Of the 556 homes built, 375 will 
be built specifically for the build-to-rent (BTR) scheme, while the remaining 181 will go for sale, 
homes for private sale are centered in block A, the tallest of the five blocks at 26 and 23 storeys, 
while homes in the remaining four blocks will be for private rent. There will also be around 8,500 sq 
ft of residential amenity space spread throughout the blocks, alongside 29,000 sq.ft of external 
amenity space.  

3.18. This scheme has been phased via an NMA application (Ref. 132287/NMC/2021) to allow delivery of a 
landscaped platform as a discrete phase of work. This initial phase of works has taken place and a 
Certificate of Lawful Existing Development to confirm the implementation of this planning permission 
was issued by MCC in May 2022 (Ref. 133824/LE/2022).  

3.19. A key part of the Old Brewery Garden proposals is the inclusion of a vibrant new boulevard which will 
border the Proposed Development. The majority of these commercial spaces will front this boulevard 
to be animation to the streetscape and generate activity and interest as a destination.  

3.20. Therefore, the Proposed Development will make a significant contribution to the regeneration of the 
area and act as a catalyst for further developer investment in this part of Manchester.  

Site Specific Environmental Designations 

Air Quality  

3.21. The Site is situation in the Greater Manchester Combined Authority Air Quality Management Area 
(AQMA).  

Ecology  

3.22. There are no ecological designations within the Site. The closest Special Area of Conservation (SAC) 
and Sites of Special Scientific Interest (SSSI) is the Rochdale Canal SSSI and SAC. This designation 
refers to the part of the canal located 5.5km north east of the Site.  

3.23. There are no international designated sites within 15km of the Site and there are no nationally 
designated sites within 2km. Therefore, there are unlikely to be direct or indirect impacts from the 
Proposed Development on any statutory designated sites during construction and operational phases 
of the development.  

3.24. The Site itself predominantly consists of hardstanding and bare ground, there is a low-quality 
hedgerow adjacent to the Site. The Site was cleared over 10 years ago and currently functions as a 
temporary car park. There are no habitats on the Site which function as priority habitats.  
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Flood Risk and Drainage 

3.25. The Environment Agency has classified the entire site is located in Flood Zone 2, which is defined as 
having between a 1 in 100 and 1 in 1,000 annual probability of river flooding. Referring to Planning 
Practice Guidance, the proposed residential-led development is appropriate in Flood Zones 1 and 2, 
and with no sequential test being necessary. 

3.26. The Site also falls within the Conurbation Core Critical Drainage Area in the Salford and Trafford 
Critical Drainage Area (CDA), designated in 2011.  

Heritage 

3.27. The Site is not located within a Conservation Area and there are no listed buildings on Site. The Site 
does not contain any Scheduled Monuments, or Registered Parks and Gardens. 

3.28. However, the Site is located approximately 180m to the north of the Cathedral Conservation Area, 
and there are a number of Listed Buildings within a 250m radius. These are: 

 Former Synagogue Grade II (List Entry: 1208420) 

 Gatehouse of HMP Manchester Grade II (List Entry: 1254670) 

 Main Prison Block of HMP Manchester Grade II (List Entry: 1254636) 

 Manchester Parcel Post Office Grade II (List Entry: 1389630) 

 North Bridge Grade II (List Entry: 1392698) 

 Middle Bridge Grade II (List Entry: 1392488) 

 Victoria Station Including Concourse to Rear With Restaurant And Booking Hall Grade II (List 
Entry: 1254725) 

 Stephenson Bridge Grade II (List Entry: 1392489) 

3.29. These buildings are all grade II listed and are located over 100m from the Site. There are no assets 
which may be considered as ‘non-designated heritage assets’ within the Site and There are three 
non-designated heritage assets within close proximity of the Site however these will not be visually 
affected by the Proposed Development, as the settings of those non-designated heritage assets 
identified beyond the Site boundary have already been altered due to the rapid development in the 
area during the late twentieth and early twenty-first centuries.  

Transport 

Pedestrian 

3.30. The Site is located at the edge of the City Centre and is therefore well connected for both 
pedestrians and cyclists, and within walking distance of a range of employment, shopping, amenity 
and civic functions within Salford and Manchester City Centre. 

3.31. Access to the Site will be provided on the western boundary of the Site from a ghost-island priority 
arrangement from Great Ducie Street (A56) delivered as part of the Manchester College 
development (App Ref: 124995/FO/2019).  

Cycle 

3.32. Cycling is an increasingly popular mode of transport and is an effective mode for short trips. There 
are a number of national, regional and local cycling routes in reasonable proximity to the Site. Given 
the ‘edge of City Centre’ location of the development, pedestrian accessibility to the surrounding 
area is very good. 
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3.33. Cycling England recommends 8km as a maximum cycling distance in the document ‘Integrated 
Cycling into Development Proposals’ (2011) and the CIHT document ‘Planning for Cycling’ (2014) 
states that cycling has the potential to substitute for car trips under five miles (8km). The entire City 
Centre and further afield is therefore accessible by bicycle. 

3.34. The general topography of Strangeways and Manchester City Centre and the wider area is reasonably 
flat which should assist in encouraging future residents of the Proposed Development to travel by 
cycle. 

3.35. In addition, Greater Manchester benefits from the Bee Network cycling and walking infrastructure. 
This is currently delivered through the Mayor’s Challenge Fund. The vision for the Bee Network is to 
make Greater Manchester the very first city region in the UK to have a fully joined up cycling and 
walking network. There is an anticipated expansion of the existing Bee Network as proposed in the 
City Centre Transport Strategy (2021). 

Train and Metrolink 

3.36. Victoria Railway and Metrolink Station is within 500m of the Site, approximately a 5-minute walk. The 
station is an important hub on the north-west railway network and serves destinations throughout 
Greater Manchester and the north of England. The Victoria Station Metrolink Station offers high-
frequency services (up to 10 per hour) across Greater Manchester, including to Bury, Rochdale, 
Manchester Airport, Didsbury and Piccadilly.  

3.37. Further services to local, regional and UK destinations are accessible from Manchester Piccadilly 
Station, located approximately 1.5km south east of the Site. This station provides access to a wide 
range of services to destinations further afield such as Liverpool, Leeds, Birmingham New Street and 
London Euston. Piccadilly Station provides a direct rail connection in just 22 minutes to Manchester 
Airport, allowing access to international destinations. Proposed plans for HS2 will also add a new 
Manchester terminus at Piccadilly.  

Bus 

3.38. The Site benefits from a high number of bus stops located along Great Ducie Street and the 
Cheetham Hill Road, as well as those within the City Centre.  

3.39. The early start times and the availability of services in the peak hours are conducive to commuters 
travelling to and from the Site. 

Car 

3.40. Immediately to the southeast of the Site, Great Ducie Street meets the Inner Ring Road (A6042 
Trinity Way and A6042 New Bridge Street), which provides connections to the strategic road 
network.  

Summary 

3.41. The Site is in a strategically important position. It is extremely well connected through public 
transport links, sustainable modes of transport and private vehicles. The Site is in close proximity to a 
number of City Centre facilities including places of work, retail, cultural and leisure uses. These 
features make the Site well placed for the proposed residential use. 
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4. The Proposed Development 
4.1. This Section should be read in conjunction with the submitted application drawings and Design and 

Access Statement, prepared by Assael Architects. It provides a summary of description of the key 
elements of the Proposed Development. 

4.2. The design team has engaged closely with MCC as the Local Planning Authority (LPA) and other key 
stakeholders throughout this period to develop what the Applicant considers to best address 
planning policy and relevant guidance and deliver and optimised design solution for the Site.  

4.3. The brief has evolved and been informed by the extensive design evolution and consultation process. 
The overriding aspiration is to deliver a high quality and landmark residential neighborhood at a 
strategic gateway location for the City Centre; to provide homes for a mix of people, ages, and 
nationalities through the introduction of new residential provision which provide a build on providing 
a unique sense of identity in the Great Ducie Street and Boddingtons SRF areas. 

4.4. As set out in Section 1, following approval of the Original Consent, new building regulations have 
been introduced which will mandate a second staircase within all new residential buildings over 18m. 
The Proposed Development therefore represents a revised scheme, which following a process of 
design development maintains the same footprint and uses of those previously approved, but 
accommodating revised internal layouts with additional stair cores and reconfigured circulation 
routes to ensure all residential units across both buildings have access to two stair cores.  

4.5. In order to maintain a viable scheme, the heights of both Buildings A and B (to between 12 and 29 
storeys) and the overall number of units (to 505) have increased. The Proposed Development 
otherwise retains the same underlying design principles and strategies approved as part of the 
Original Consent; and the three ground floor commercial units retained. The design of public 
courtyard space between Building A and Building B will also remain broadly the same. 

Design Brief 

4.6. The brief identified the potential to transform this location at the edge of the City Centre into a place 
of aspiration and quality, through creating a high-quality residential development that will contribute 
to the regeneration of the Great Ducie Street area and help to catalyse future phases of 
development. As part of this it will complement Proposed Development for The Manchester College 
and at Old Brewery Gardens in order to help shape a new thriving neighbourhood benefiting from 
the amenities and connections offered by the proximity of Manchester City Centre. 

4.7. The brief set out:  

 Optimise the amount of quality residential accommodation that can be incorporated on the site. 

 Create a mixed use, inclusive and tenure blind community in a new Manchester neighbourhood, 
offering a mix of unit sizes and typologies for different households.  

 Deliver biodiversity gains through landscaped private and public amenity spaces for the new 
residents. 

 Promote active travel and shape residents’ habits by encouraging the use of public transport, 
walking and cycling. 

 Respond to the local context to deliver an attractive scheme with a strong identity. 

 Ensure that environmental sustainability is designed into the scheme addressing climate change 
challenges. 
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 Integrate within the vision for the SRFs. 

  Create a safe and secure environment with passive visual surveillance. 

 Inclusion of a second staircore to be in compliance to latest recommended amendments to 
building regulations (Approved Document B (Fire Safety)). 

4.8. From this brief, the proposal for 505 new homes and ground floor commercial space was developed 
which will help to create a sustainable mixed-use development within the emerging Great Ducie 
Street SRF area. The scheme will support biodiversity net gain and achieve compatibility with 
operational net zero carbon, described further in Chapter 6. 

4.9. The Proposed Development will transform the existing underutilised brownfield site and within each 
of the two buildings will be ground floor commercial space. These spaces will bring further vitality to 
the area and complement the Manchester College use and the ambitions of Old Brewery Gardens. At 
the heart of the scheme is a courtyard pocket park which will be open to members of the public and 
which will make a significant contribution to open spaces within the City Centre.  

Proposed Development 

Use and Amount 

4.10. The Proposed Development will be predominantly residential-led with complementary commercial 
spaces at ground floor. As discussed within Chapter 3, Manchester’s residential market is becoming 
well developed. However, there is a recognised need for balanced housing growth, including a mix of 
higher value homes and affordable homes. The proposals will include a mixture of private market 
sale accommodation, and 5% on-site affordable housing. In addition to this, Clarion Housing Group is 
seeking external funding through its strategic partnership with Homes England together with 
additional internal subsidy in order to secure delivery of a further 55% on-site affordable housing by 
unit . The provision of affordable housing is discussed further in Section 5 of this Statement.  

4.11. Three commercial spaces are being provided as part of the development and when combined extend 
to approximately 694sqm (GIA). This proposed mix of uses will form a distinctive sense of place and 
ensure vitality throughout the day. These communal and commercial spaces provide a strong focal 
point for residents and visitors to congregate, helping to facilitate a safer and more vibrant 
atmosphere. As noted above, these spaces will also complement proposals for Old Brewery Gardens 
as well as provide an offer for the students and staff at Manchester College.  

4.12. The proposed floorspace figures and associated use classes are set out in detail in the table below: 

Table 2.1: Summary of Original Consent and Proposed Development 

Measurement Original Consent Proposed 

Site Area Total: 0.51ha Total: 0.51ha 

Residential Use 461 new homes (Use Class C), providing 
a residential mix of: 

 1 bed (2 person) apartments – 146 
(32%) 

 2 bed (3 person) apartments – 179 
(39%) 

 2 bed (4 person) apartments – 120 
(26%) 

505 new homes (Use Class C), providing 
a residential mix of: 

 1 bed (2 person) apartments – 137 
(27%) 

 2 bed (3 person) apartments – 250 
(49.5%) 

 2 bed (4 person) apartments – 99 
(19.6%) 
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Measurement Original Consent Proposed 

 3 bed (5 person) apartments – 16 
(3%) 

Based on the submitted viability 
appraisal and assessment of what the 
scheme is able to support from a viability 
perspective, 5% apartments will be 
affordable housing tenure. 

 3 bed (5 person) apartments – 19 
(3.8%) 

Based on the submitted viability 
appraisal and assessment of what the 
scheme is able to support from a viability 
perspective, 5% apartments will be 
affordable housing tenure. 

Commercial Use 718 sq. m (GIA) across 3 units to be 
occupied by a suitable mix of retail, 
commercial and leisure uses (Use Classes 
E): 

 Unit 1 – 156 sq. m 

 Unit 2 - 328 sq. m 

 Unit 3 - 234 sq. m 

694 sq. m (GIA) across 3 units to be 
occupied by a suitable mix of retail, 
commercial and leisure uses (Use Classes 
E): 

 Unit 1 – 162 sq. m 

 Unit 2 - 301 sq. m 

 Unit 3 - 230 sq. m 

Open Space 949 sqm (10,219 sq. ft) publicly 
accessible courtyard space 

 263 sqm (2,838 sq. ft) residential podium 
terrace space 

897 sqm (9,655 sq. ft) publicly accessible 
courtyard space 

 225 sqm (2,422 sq. ft) residential podium 
terrace space 

Development Height Block A – 10 to 11 storeys 

Block B – 17 to 27 storeys 

Block A – 12 storeys 

Block B – 20 to 29 storeys 

Car and Cycle Parking Space No car parking is being provided on the 
Site, aside from up to 5 disabled access 
spaces. 

1 cycle parking space per apartment will 
be provided on site (461 spaces total); 
and 14 residential visitor cycle parking 
spaces and 12 commercial cycle parking 
spaces will also be provided within the 
publicly accessible external areas. 

No car parking is being provided on the 
Site, aside from 5 disabled access spaces. 

1 cycle parking space per apartment will 
be provided on site (505 spaces total); 
and 14 residential visitor cycle parking 
spaces and 12 commercial cycle parking 
spaces will also be provided within the 
publicly accessible external areas. 

 

4.13. The Proposed Development will provide high-quality residential accommodation, recognising the 
opportunity for the Site to deliver new homes in a highly sustainable location and support the 
economic growth of Manchester. The proposed uses are consistent with the development 
principles set out within the GDS - SRF and FBB- SRF. 

4.14. Residential amenity is provided with both internal and external spaces to enjoy, play, rest and share 
a sense of community for residents. Along the eastern side of the courtyard, a flexible resident’s co-
working space opens out on to both the courtyard and the boulevard, providing opportunities for 
residents to have work in a shared environment, and the opportunity to meet their neighbours in a 
communal environment. 

4.15. Residential amenity is further enhanced with a south-facing terraced rooftop space at Floor 25 in 
Building B. Open on three sides, it provides views across the Manchester City Centre skyline, and 
provides residents a peaceful outdoor environment with planting, seated areas and space for yoga 
or other activities.  
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Commercial 

4.16. As noted above, the development includes 3 commercial units designed and configured to be 
flexible spaces, with potential to be further subdivided. This ties in with the GDS - SRF vision to link 
the wider developments in the area to create a sense of neighbourhood.  

4.17. Significant consideration has been given to securing appropriate tenants in the commercial units, in 
order to ensure they support and enhance the Applicant’s vision for the site and provide additional 
amenity for residents and surrounding developments. The vision for these units is to create a 
version of the modern high street (albeit on a small scale), with a sustainable mix of commercial 
units.  

4.18. A Commercial Strategy has been prepared and is submitted alongside this application, setting out 
the approach to targeting and leasing to potential tenants.  

4.19. The remaining retail spaces could be split into smaller units or let as a whole. Operators that have 
experience in similar developments or suburbs around Manchester will be specifically targeted, and 
there is a preference to have a café or all-day food and beverage offer in one of the units that could 
act as a focal point for the scheme. In addition, it is considered the courses on offer at the adjacent 
college may potentially attract more creative and cultural end users to the area. 

4.20. For further details please refer to the Commercial Strategy. 

Layout 

4.21. The Proposed Development comprises of two distinct building volumes (Building A and Building B), 
enclosing a central landscaped courtyard ‘pocket park’ to activate the street space. At ground floor 
a clear pedestrianised route from Great Ducie Street connects this streetscape with the emerging 
public realm of the boulevard to the east with a delineated pathway through the central courtyard 
space. 

4.22. Building A is a rectilinear form and Building B consists of three distinct volumes which present a u-
shaped perimeter to the central courtyard space. All apartments are located at first floor and 
above, with access from the dedicated lobbies at ground floor, leading to the lift and stair cores to 
the residents’ front doors. 

4.23. In building A, the typical floor plan repeats all the way up the building to Level 11 (12 storeys 
including ground floor). In building B, the typical floor plan repeats from first floor to Level 20. At 
Level 21, the northern portion of the massing sets back and at Level 25 the southern core (B2) 
forms a terrace for residential amenity. The tallest element of the Proposed Development continues 
from Levels 26 to 29 in the north-eastern corner of the Site. 

4.24. Both buildings have access to a secondary staircase. Building A has a secondary staircase located 
adjacent to the main core, separated by different lobbied communal areas each with separate 
smoke clearance systems. Whilst the two staircores for Building B are connected by communal 
corridor on all floors and both cores run the entire height of the building. 

4.25. Commercial spaces are located along Great Ducie Street and at the south-east and south-west 
corners, which contributes to ground floor activation alongside the residential amenity. Commercial 
frontages from two of the units at ground floor level face onto Great Ducie Street, with access for 
residents between these two units directly from the pavement. This will mean there is footfall past 
all the commercial elements throughout the day and connectivity around the site. The third 
commercial unit is ‘L’ shaped and fronts onto the proposed boulevard. All commercial units have 
been designed and configured to be flexible spaces that could be subdivided. 

4.26. This layout creates active frontages on at least three elevations within each block, ensuring the 
commercial units having good frontages onto the exterior of the development, and will be readily 
accessible to the residents and nearby developments. 
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4.27. Further details on the proposed layout can be found within the Design and Access Statement 
prepared by Assael.  

Scale and Massing 

4.28. The area surrounding the site has historically comprised primarily low-rise warehousing. However, 
the ongoing regeneration of this part of the City includes areas of height including at New Victoria 
and on the adjacent development site, Old Brewery Gardens. These are creating an emerging 
context of larger scale buildings in the evolving vicinity of the Site. The SRFs have identify that there 
is opportunity of height within the area, originally envisioned on the plot now occupied by 
Manchester College. As the College has come forward at a more modest scale consistent with an 
educational use there is an opportunity to revisit the location of areas of height within the FBB - SRF 
area and make an efficient use of brownfield land. This change in context is identified within the 
FBB - SRF addendum which states, “there may be scope to deliver other development on the site 
between the College and the existing Travelodge and (proposed) Multi Storey Car Park on Francis 
Street. In that instance, there may be opportunities for delivery of a taller building on this site”.  

4.29. As such the massing and form of the Proposed Development has sought to complement these areas 
of higher density whilst also responding to the more human scale of Manchester College and 
surrounding areas. 

4.30. A series of massing compositions were appraised through the design development of the scheme, 
and was informed by townscape analysis, identification of key views and microclimate assessments. 
The final Proposed Development massing steps up from 12 storeys fronting the Great Ducie Street 
and up to 29 storeys towards the Old Brewery Gardens development. Building A, which fronts Great 
Ducie Street has a simple form and includes a slight step-up away from the college up-to 11 storeys. 
Building B steps from 20storeys to 25 storeys and finally to 29 storeys. This varied massing of 
Building B adds further visual interest and complements the emerging skyline. Surrounding the 
pocket park is a one storey building which includes cycle stores and ancillary uses and has been 
designed to create a sense of enclosure and privacy to the park.  

4.31. Overall, the scale and massing will act as a dynamic element in the skyline and a marker for the 
regeneration and neighbourhood creation taking place in this location.  

Elevation treatments 

4.32. For both Buildings A and B, the architectural approach to the façade design is consistent (and in line 
with the Original Consent). This cohesive elevational treatment aims to present a strong sense of 
identity for the scheme as a whole.  

4.33. The architectural language of the façades has been designed to articulate an elegant expression of 
the upper floor above a solid and robust ground floor plinth.  

4.34. The materials palette has been selected to reflect the local vernacular and strong built heritage of 
brick buildings in Manchester. The same red brick will be used throughout the scheme but with two 
different mortar colours, and which will be complemented by architectural metalwork throughout  

4.35. The base of the buildings is red brick with a dark mortar to express the solidity of the plinth 
element. Shop-fronts are surrounded in pre-cast concrete to articulate these openings as punched 
carved elements within the solid wall. The first floor apartments are also within this plinth base, the 
datum of which is expressed by a solid pre-cast horizontal cill. These architectural details create a 
strong base which grounds the building.  

4.36. Above this plinth, the middle of the buildings consists of the same red brick as the base but with a 
lighter mortar. Vertically aligned windows and balconettes to the apartments defined in the bay by 
pre-cast cills between the brick piers. This creates a lighter and more elegant feel to the building.  
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4.37. The architectural detailing of the middle of the building extends to the top of the building which is 
capped with pre-cast banding which creates a strong horizontal finish to the buildings, 
complementing the cills used to delineate the plinth and the middle of the building.  

4.38. For further details please refer to the Design and Access Statement prepared by Assael. 

Pocket Park 

4.39. The proposals have sought to create a new high quality and publicly accessible open space. This 
central courtyard space has been designed to provide a pocket-park within very close proximity to 
the city where existing and future residents and visitors to the area can walk or cycle through or 
stop to sit and experience the micro-environment of greenery, trees, and plants, increasing 
connectivity to nature.  

4.40. The key principles in the courtyard landscape design are to open and connect to the surrounding 
streets, to punctuate movement through the site with opportunity for engagement and to carve out 
interesting landscape elements within these public spaces. The design approach to the spaces 
therefore seeks to create open and inviting access points leading into the developments at strategic 
junctions and locations to where it is envisaged people will want to move through and between the 
spaces. Pedestrian priority within the spaces has helped shape the access and servicing strategy, 
with the aim of minimising the impact of vehicles within the spaces to create more usable and 
attractive public realm. 

4.41. The proposals will secure an opportunity to implement beneficial measures such as habitat creation 
that will safeguard habitats for wildlife such as birds and bats, providing a net gain in biodiversity in 
accordance with the principles of the NPPF. The Ecology Report submitted alongside this application 
sets out bio-diversity enhancement measures which will be considered by the Applicant as the 
proposals move into a detailed design phase 

4.42. Overall, the public realm will create an inclusive environment for existing residents and workers, 
visitors and future residents alike. It will increase the biodiversity of the Site, contribute to carbon 
sequestration, and will positively contribute to the network of accessible green infrastructure 
provision within the city. 

Accessibility 

4.43. All dwellings are M4(2) Category 2: Accessible and adaptable dwellings. Likewise, all of the 
courtyard, communal spaces and commercial units have been designed to be inclusive with regard 
to various legislation, standards and guidance as follows: 

 Manchester City Council Design for Access 2; 

 Approved Documents K (2013) and M (2015) of the Building Regulations; 

 Manchester Residential Quality Guidance Issue 01, March 2017; 

 Technical Housing Standards – Nationally Described Space Standard, March 2015; 

 Equality Act 2010; and, 

 British Standard BS 8300:2009+A1:2010. 

Pedestrian Access 

4.44. The Site can be accessed via Great Ducie Street to the West, New Bridge Street to the south, Dutton 
Street to the east, and Charter Street to the north. Commercial and retail entrances are located at 
ground floor and feature level thresholds. 
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4.45. Two of the residential entrances to Buildings B1 and B2 are accessed via the proposed pedestrian 
route off New Bridge Street, and Building A is accessed directly from Great Ducie Street. All three 
entrances are located in prominent locations and are easily accessible. 

4.46. The main entrance to the concierge is located at the base of Building B from which core B1 can be 
accessed internally and the core B2 can be accessed externally across the courtyard. 

4.47. The Proposed Development includes residents’ secured bicycle stores on ground floor between 
Buildings A and B. 

4.48. The Proposed Development also incorporates retail and commercial dwellings on ground floor, 
located along Great Ducie Street and the proposed new road to the south of the Site. The proposed 
commercial units form excellent active frontage and easy pedestrian access via level thresholds. 

Vehicular Access 

4.49. The Proposed Development will utilise the site access infrastructure delivered as part of The 
Manchester College scheme, including a 6m wide access road that provides a service function for 
the College and access to the car parking area, drop-off lay-by and service yard. 

4.50. The access junction will provide 6m access radii, with dropped kerbs and tactile paving to assist 
pedestrian movement, the junction has been designed to accommodate unobstructed visibility 
splays. 

4.51. It is proposed to provide 5 DDA parking spaces located along the northern side of the access road. A 
turning facility will be provided at a mid-point along the access road which will allow vehicles to turn 
and exit the Site onto Great Ducie Street. 

4.52. The submitted access layout provided with the consented Manchester College development 
includes a barrier on the parking area to the front of the Site. Given the location of the Site and the 
requirement to manage access to the parking area, the location of the barrier is understandable 
and unlikely to result in any adverse operational concerns. 

4.53. It has been agreed that any barrier controls along the access will be connected to both the 
Manchester College management office and the concierge service within the Proposed 
Development. Both the concierge and the Manchester College will be able to control the barrier 
and permit access when required. 

4.54. For further information on access please refer to the Design and Access Statement prepared by 
Assael.  

Waste and Servicing 

4.55. A loading bay and a residents’ drop off bay for deliveries will be accessed via the private road 
between the development and the Manchester College Campus which Latimer Developments 
benefit from access rights over. For more detailed information, please refer to the Transport 
Assessment report prepared by Curtins, which accompanies this application. 

4.56.  Residents’ access dedicated waste stores at the ground floor of each core. Full waste bins will be 
moved by building management to the waste collection stores for ease of collection by council 
refuse operatives. The operative’s vehicle accesses and exits the site from the south entrance 
accessed through the private road, in and out of Great Ducie Street. 

4.57. Commercial units are serviced for deliveries via the southern access route, at close proximity to the 
vehicle access point. Each commercial unit benefits from its own enclosed waste store area, while 
the larger one benefits from a dedicated enclosed plant room. 

4.58. For further details please refer to Section 5 of this Statement and the Waste and Servicing Strategy 
prepared by Curtins.  
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5. Planning Policy Assessment  
5.1. Section 38(6) of the Planning and Compulsory Purchase Act 2004 states: 

“If regard is to be had to the development plan for the purpose of any determination to be made 
under the planning Acts the determination must be made in accordance with the plan unless 
material considerations indicate otherwise”. 

5.2. This Section details the relevant documents that make up the Development Plan and material 
considerations such as guidance and MCC Strategic objectives.  Detailed assessment of the 
Proposed Development against the Development Plan and material considerations is provided 
within this Section of this Statement. 

The Planning Policy Framework 

Local Development Plan  

5.3. The Local Development Framework (LDF) is a collection of statutory Development Plan Documents 
(DPDs) that together set out the vision and spatial strategy for the future development of 
Manchester. To-date only the Core Strategy DPD has been adopted by Manchester City Council. 
Within this context, the Development Plan comprises: 

 Manchester Core Strategy (2012); 

 Manchester Proposals Map (2012); 

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

 Saved Policies of the Manchester Unitary Development Plan (2005); 

 Providing for Housing Choice SPD and Guidance (2008); 

 Greater Manchester Joint Waste Development Plan Document (2012); and 

 Greater Manchester Joint Minerals Plan (2013). 

 Draft Places for Everyone Joint Plan (2022) which when adopted, will be part of the 
development plan (currently weighted in accordance with Para 48 of the NPPF). 

Manchester Core Strategy (2012) 

5.4. The Core Strategy was adopted on 12 July 2012. It sets the overall strategic direction for planning in 
Manchester over the plan period from 2012 to 2027. The policies of the Core Strategy establish 
where major development and other forms of investment should be located in order to be 
sustainable, meet local needs and take full advantage of opportunities. 

Saved Policies of the Unitary Development Plan (1995) 

5.5. The Unitary Development Plan was adopted in July 1995. Coinciding with the adoption of the Core 
Strategy in 2012 significant proportions of the UDP have been replaced, however, a number of 
polices were saved on 11 July 2012 and remain extant.  

Providing for Housing Choice SPD (2008) 

5.6. This document provides planning guidance about the mix of new housing provision required in 
Manchester to meet the requirements of the City’s planning policies and government guidance 
about planning policies for housing provision. 
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5.7. The SPD highlights that a core driver of success will be the creation of "Neighbourhoods of Choice" 
with truly sustainable communities where people choose to live because of the quality of life on 
offer: 

“It is through the creation of neighbourhoods of choice that (we) will succeed in delivering the 
household growth needed to underpin the City Region’s economic growth potential. The creation of 
neighbourhoods of choice will demand an integrated and planned approach that can ensure that 
there are quality public services in the right location, along with quality local amenities, a choice of 
housing, a quality local environment and low levels of crime and disorder.” 

5.8. One of the central themes in the ‘Neighbourhoods of Choice’ vision is that there should be wide 
choice of housing, across tenures, with higher levels of home ownership than currently exist and 
higher overall property values. The needs of existing residents should also be met.  

Guide to Development in Manchester Supplementary Planning Document (2007) and Technical Guidance 
(2015) 

5.9. The Guide to Development in Manchester - Supplementary Planning Document and Planning 
Guidance (SPD) was originally adopted on 11 April 2007. The document reflects and provides 
guidance on the importance of creating attractive, well designed, well maintained neighbourhoods. 
It includes a set of reasoned principles which will guide developers, designers and residents to the 
sort of development which is anticipated in Manchester. 

5.10. In addition, technical guidance for developers was published in December 2015. It is composed of 
two documents, GD03 Environmental Protection and GD05 Planning and Noise. 

5.11. The documents reflect and provide guidance on the importance of creating attractive, well 
designed, well maintained neighbourhoods. It includes a set of reasoned principles which will guide 
developers, designers and residents to the sort of development which is anticipated in Manchester. 

Places for Everyone 2022 (Draft) 

5.12. Places for everyone is a long-term plan of nine Greater Manchester districts for jobs, new homes, 
and sustainable growth. It has been published by the GMCA on behalf of the nine districts (Bolton, 
Bury, Manchester, Oldham, Rochdale, Salford, Tameside, Trafford, Wigan). 

5.13. The Plan is a joint development plan of the nine districts which will determine the kind of 
development that takes place in their boroughs, maximising the use of brownfield land and urban 
spaces while protecting Green Belt land from the risk of unplanned development. It will also ensure 
all new developments are sustainably integrated into Greater Manchester’s transport network or 
supported by new infrastructure. 

5.14. The Plan is the result of a process that began as the Greater Manchester Spatial Framework (GMSF) 
in 2014 and has been informed by the feedback received from residents, businesses and the 
development industry to previous consultations on that Plan. The nine districts decided to continue 
to produce a joint plan following the withdrawal of Stockport Council from the Greater Manchester 
Spatial Framework. 

5.15. A period of public consultation ran between 9 August 2021 and 3 October 2021. Following this, the 
Places for Everyone Joint Development Document was submitted for independent examination on 
14 February 2022. The Inspectors were appointed by the Secretary of State on 1 March 2022.  
Following a process of public examination, on 11 August 2023 it was announced that the Planning 
Inspectors appointed by the Secretary of State have supported the overall ambitions of the PfE. The 
Draft Plan will now be subject to the next phase of approvals for the 9 Local Authorities and a final 
round of public consultation.  It is anticipated that the Plan will be adopted by the local authorities 
in 2024. Whilst the Places for Everyone Joint Development Plan is not adopted it is at the final stage 
of consultation and so it is considered to carry some weight in the determination of planning 
applications. 
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5.16. The Draft Plan outlines a target for 56,528 homes to be built within these 9 districts between 2021-
2037. Draft Policy JP-H4 outlines that new housing development should be delivered at a density 
appropriate to the location, reflecting the relative accessibility of the Site by walking, cycling and 
public transport, in accordance with the minimum densities set out in the Plan. As part of this it 
notes that Manchester is a key economic driver for the City Region and will be crucial in meeting 
the region’s housing delivery targets. It suggests that Manchester should deliver 3,333 homes per 
year and recommends that for the City Centre the minimum net residential density is 200 dwellings 
per ha. 

5.17. The Draft Plan sets out 10 strategic objectives: 

 Meeting our housing need; 

 Creating neighbourhoods of choice; 

 Playing our part in ensuring a thriving and productive economy in all parts of Greater 
Manchester; 

 Maximise the potential arising from our national and international assets; 

 Reduce inequalities and improve prosperity; 

 Promote the sustainable movement of people, goods and information; 

 Playing our part in ensuring that Greater Manchester is a more resilient and carbon neutral city-
region; 

 Improve the quality of our natural environment and access to green spaces; 

 Ensure access to physical and social infrastructure; and, 

 Promote the health and well-being of communities 

5.18. The Plan will form part of the Development Plan, once adopted, and currently carries some weight 
due to it being an advanced stage item. 

Material Considerations 

5.19. The following published policies, executive reports and guidance documents are of material 
considerations relevant to the Proposed Development:  

 National Planning Policy Framework (NPPF) 2021 

 Design for Access 2 (2003) 

 Manchester’s Green and Blue Infrastructure Strategy (2015) 

 The Greater Manchester Strategy (2016) 

 Manchester City Centre Strategic Plan (2016) 

 Manchester Residential Quality Design Guidance SPD (2017) 

 Climate Change Emergency and Playing Our Full Part on Climate Change (2018) 

 Manchester Climate Change Framework: 2020-2025 (2020) 

 City Centre Transport Strategy to 2040 (2021) 

 Our Manchester Strategy – Forward to 2025 (2021) 

 Manchester Housing Strategy (2022 – 2032) (2022) 
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National Planning Policy Framework  

5.20. The National Planning Policy Framework (NPPF) (revised version published July 2021) articulates the 
priorities of the Plan for Growth within planning policy. 

5.21. At the heart of the 2021 revised NPPF lies the ‘presumption’ in favour of sustainable development, 
which supports proposals that are in accordance with policies in an up-to-date Development Plan. 
Sustainable development is about positive growth – making economic, environmental and social 
progress for this and future generations. 

5.22. The NPPF states that ‘the purpose of the planning system is to contribute to the achievement of 
sustainable development’ (paragraph 7). It summarises the objective of sustainable development as 
meeting the needs of the present without compromising the ability of future generations to meet 
their own needs. 

5.23. The purpose of the planning system is to achieve sustainable development. Paragraph 8 of the NPPF 
states that to achieve this, there are three overarching objectives, which need to be pursued 
mutually. Firstly, the economic role should contribute to sustainable development by building a 
strong, responsive, and competitive economy and ensuring the sufficient amount of and right type 
of development to support growth. Secondly, the social role is required to support communities by 
creating a high-quality built environment with accessible local services to reflect the needs of the 
community. Lastly, the environmental role should protect and enhance the natural, built and 
historic environment. 

Manchester Residential Quality Guidance (2017) 

5.24. The Manchester Residential Quality Guide was published in 2017. The Guide requires proposals for 
residential development to demonstrate the highest quality of design in accordance with its 
recommended approach. If a Proposed Development does not comply with the design principles 
the developer is required to provide robust justification, evidence and options analysis. 

5.25. These standards have resulted in a positive shift in terms of the quality of residential schemes 
coming forward, and space standards represent only one of the key ingredients for creating 
attractive and sustainable residential environments. 

5.26. The Guidance completes this picture, providing clear direction on what is required to deliver 
sustainable neighbourhoods of choice where people will want to live and also raise the quality of 
life across Manchester. 

5.27. The document outlines the considerations, qualities, and opportunities that will help to deliver high 
quality residential development as part of successful and sustainable neighbourhoods across 
Manchester. The document sets out nine components that, when combined, will inform and help to 
create high quality residential development and which will be used to shape the delivery of future 
housing provision in Manchester up to 2025 and beyond. 

5.28. The nine components are as follows: 

 Make it Manchester – understand the character and qualities of the various parts of the City. 

 Make it Bring People Together – encourage a sense of community and neighbourliness. 

 Make it Animate Streets and Spaces – the interrelationship between buildings, streets and 
spaces in making a place feel safe and inviting. 

 Make it Easy To Get Around – ensuring the development is accessible, well connected and easy 
to get around. 

 Make It Work With the Landscape – enhance and improve the connection with landscape and 
nature. 
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 Make It Practical – dealing with the clutter of life. 

 Make It Future Proof – anticipate the impacts and effects of climate change that can make 
residential design more efficient. 

 Make It a Home – provide sufficient space, natural light and storage to allow people to settle 
down and flourish. 

 Make It Happen – ensuring that the proposals are delivered as designed, well-constructed and 
sustainably built. 

Our Manchester Strategy 2016-2025 

5.29. The Our Manchester Strategy 2016-25 was published by MCC in January 2016 and sets the 
ambitions for the City for the next decade. The Strategy sets out a vision for Manchester to be in 
the topflight of world-class cities by 2025, when the City will: 

5.30. Have a competitive, dynamic and sustainable economy that draws on our distinctive strengths in 
science, advanced manufacturing, culture, and creative and digital business – cultivating and 
encouraging new ideas; 

 Possess highly skilled, enterprising and industrious people; 

 Be connected, internationally and within the UK; 

 Play its full part in limiting the impacts of climate change; 

 Be a place where residents from all backgrounds feel safe, can aspire, succeed and live well; 
and 

 Be clean, attractive, culturally rich, outward-looking and welcoming. 

5.31. The Our Manchester Strategy also commits to giving the local community and other stakeholders 
the opportunity to be involved in decision making, with a primary focus on a continuous approach 
to engagement. 

5.32. The ‘Our Manchester’ approach seeks to build a different relationship with residents and 
communities, recognising that this also means undertaking a different approach to engagement; 
engagement that is sustainable and driven by the City’s communities. 

Manchester’s Green and Blue Infrastructure Strategy 

5.33. Manchester City Council recognises that green and blue infrastructure is an essential part of 
creating a successful, livable city. Parks, river valleys, gardens, street trees, green roofs, canals, and 
many other components all form part of a rich network that is integrated with the built 
environment in the world’s most popular cities. 

5.34. The vision for green and blue infrastructure in Manchester over the next five years is that by 2025 
high quality, well maintained green and blue spaces will be an integral part of all neighbourhoods. 
The City’s communities will be living healthy, fulfilled lives, enjoying access to parks and green 
spaces and safe green routes for walking, cycling and exercise throughout the City. Businesses will 
be investing in areas with high environmental quality and attractive surroundings, enjoying access 
to a healthy, talented workforce. New funding models will be in place, ensuring progress achieved 
by 2025 can be sustained and provide the platform for ongoing investment in the years to follow. 

5.35. Manchester’s Green and Blue Infrastructure (G&BI) Strategy, together with its Stakeholder 
Implementation Plan, was approved in July 2015, and subsequently updated in 2022. The strategy is 
founded on the basis that attractive, multi-functional green and blue infrastructure is a key 
component of shaping and delivering the quality-of-life people expect and enhancing the City’s 
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global image as a place in which to live, work and invest. A detailed summary of how the Proposed 
Development responds to the strategy is provided in Appendix B to this Statement. 

Playing our Full Part on Climate Change 

5.36. There is increasing evidence of global temperature rises and the prospect therefore of increasing 
incidences of extreme weather as well as risk of water and food shortages and flooding, all causing 
increasing insecurity. Whilst Manchester may not feel these effects as severely as other areas 
globally, there is an identified urgent need for all cities to consider what they need to do to play 
their full part in addressing climate change. There is an identified urgent need for all cities to 
consider what they need to do to play their full part in addressing climate change. 

5.37. In November 2018, Manchester City Council made a series of commitments, informed by the 
Manchester Climate Change Agency’s (MCCA) work with the world-renowned Tyndall Centre for 
Climate Research based at University of Manchester. The key commitments are as follows: 

 To becoming zero carbon by 2038, significantly accelerated from the original target of 2050;  

 To adopt a carbon budget and emit only a maximum of 15 million tonnes CO2 for the period 
2018-2100. This has been transposed from a global carbon budget which has been calculated as 
“likely” to maintain global temperature change within 2°C as agreed in the Paris Agreement; 

 To achieve a 13% year-on-year reduction in citywide CO2 emissions from 2018 to achieve this 
carbon budget.  

5.38. On 13th March 2019, MCC fully endorsed the Zero Carbon Framework 2020-2038, outlining how 
Manchester can meet its aim to being a zero-carbon city by 2038. Building from this, on 10 July 
2019, MCC debated a motion to declare a Climate Emergency, declaring that climate change is a 
serious risk to Manchester’s future. The Council committed to embedding the issue as an integral 
part of council decision-making, making sure that all key decisions are taken with the City’s target of 
becoming zero-carbon by 2038 in mind.  

5.39. Areas for action in the Manchester Zero Carbon Framework (2020-2038) Framework include 
improving the energy efficiency of local homes; generating more renewable energy to power 
buildings; creating well-connected cycling and walking routes, public transport networks and 
electric vehicle charging infrastructure; plus, the development of a ‘circular economy’, in which 
sustainable and renewable materials are reused and recycled as much as possible. 

5.40. Following this commitment, the Council’s Executive endorsed the Manchester Climate Change 
Framework 2020-2025 in March 2020 which has been produced by the Manchester Climate Change 
Partnership and Agency. Within this, all developments where the Council has additional influence, 
for example as a client / end-user, landowner or development partner, all new development will 
need to be zero carbon from 2025 at the latest, when the new Manchester Local Plan is expected to 
become operational and is expected to become a policy requirement. 

5.41. In addition, the Council developed a Climate Change Action Plan 2020-2025 to ensure that all 
aspects of the Climate Emergency Declaration were converted into clear actions with tonnes of CO2 
savings included where applicable. The Plan builds on over a decade of previous activity which has 
seen the Council’s direct CO2 emissions reduce by 54.7% between 2009/10 and 2019/20. 

5.42. In August 2021 the Manchester Climate Change Partnership adopted and endorsed a roadmap to 
net zero carbon for new buildings within Manchester. The Partnership is a task force made up of 
private, public and third sector representatives and has been developed collaboratively with MCC. 
The roadmap sets out that all new buildings in the City should be net zero carbon from 2023. Whilst 
the roadmap is not planning policy, it has been indicated by MCC that the roadmap may be 
considered as part of the new Local Plan. 
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5.43. A full response to the climate emergency has been prepared and appended to this Statement as 
Appendix C.  

City Centre Transport Strategy (2021) 

5.44. A refreshed City Centre Transport Strategy has been set out by Manchester City Council, following 
adoption of the original strategy in 2010. The City Centre Transport Strategy needs to support the 
city’s ambition to grow, become carbon neutral by 2038 or sooner, whilst ensuring that it is well-
connected to the wider area that it serves.  

5.45. Consultation on the draft strategy closed in November 2020 and the final strategy has now been 
updated following 2,400 comments received. The final strategy was published in March 2021 
following approval from Salford, Manchester and Greater Manchester Combined Authorities. This 
strategy will be reviewed and refreshed periodically but is intended to guide transport-related 
investment and initiatives in the region through to 2040.  

5.46. The central aim of the Strategy, for 90% of all trips to the City Centre to be made by sustainable 
travel before 2040 in the morning peak, is critical to the successful and sustainable growth of the 
City Centre. The City Centre should be well-connect zero-carbon City Centre at the heart of the 
North, offering residents, employees and visitors a great place to live, work and visit. The seven core 
ambitions that support this overall ambition is set out as follows: 

5.47. Given the high level of support received from the consultation for the overall strategy, the vision for 
the revised CCTS remains for “a well-connected City Centre at the heart of the North, offering our 
residents, employees and visitors a great place to work, live and visit”. Similarly, the central aim for 
90% of all trips to the City Centre to be made by foot (including people using wheelchairs and with 
guide dogs), by cycle or using public transport by 2040 in the morning peak remains, as do the 
seven core ambitions, which are:  

 Walking is the main way of getting around the City Centre;  

 The City Centre is cleaner and less congested;  

 More people choose to cycle to destinations within the City Centre;  

 The City Centre benefits from better public transport connections;  

 Parking in the City Centre is smarter and integrated with other modes; 

 Goods are moved and delivered sustainably and efficiently into and within the City Centre; and  

 Innovation is embraced where it benefits the City Centre and its users. 

5.48. The CCTS sets the strategic framework for how people will travel into and out of the City Centre, 
and how they will move within the City Centre. It will set out proposals to further enhance the City’s 
public transport network and reduce car-based trips over the long term. This will lead to the overall 
share of public transport, cycling and walking trips increasing as the preferred modes of travel.  

Design for Access 2 

5.49. The Design for Access Manual was published in December 2003, it provides a practical guidance to 
inclusive design. It requires developments to be fully inclusive and accessible and the Council’s 
vision is for Manchester to be recognised as the most accessible City in Europe. MCC recognises 
that inclusive design needs to take account of cross-impairment and community-based issues.  

5.50. The aim of Design for Access 2 is to provide guidance on best practice. However, it is acknowledged 
that it may not always be possible to meet all the standards. Design principles that will help to 
achieve accessible development that are relevant to the Proposed Development include the 
approach taken to developing inclusive design, the key issues and difficulties of the particular 
scheme, and the sources of advice and guidance used.  
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5.51. MCC has agreed a hierarchy of road users, which prioritises the needs of pedestrians and disabled 
people, cyclists, public transport and finally other users. This hierarchy should be respected in the 
design and layout of all new developments. 

5.52. Streets should be designed for local people to use. They should be attractive, accessible social 
spaces, which encourage use by all sections of the local community. Street furniture must be well 
designed, with clear function and positioned to avoid the creation of obstacles, clutter or confusion.  

5.53. The Design for Access Manual provides further details and design standards for external areas and 
for within buildings. These have been considered and incorporated into the development, alongside 
more up to date statutory accessibility requirements. 

Manchester Housing Strategy (2022 – 2032) 

5.54. The Manchester Housing Strategy (2022 – 2032) sets the vision for housing in Manchester and 
articulates what Manchester needs to do in order to realise those visions. The Strategy is built 
around the four vision principles: 

 Increase affordable housing supply and build more new homes for all residents; 

 Work to end homelessness and ensure housing is affordable and accessible to all; 

 Address inequalities and create neighbourhoods where people want to live; and, 

 Address the sustainability and zero-carbon challenges in new and existing housing. 

Planning Policy Summary 

5.55. A full appraisal of how the Proposed Development addresses the specific planning policy 
considerations and other material considerations, is set out within the following section of this 
statement.  

Planning Policy Assessment 

5.56. The following planning issues are considered relevant to the determination of the Planning 
Application 

 Principle of Use 

o Affordable Housing 

o Housing Development (Accommodation Size and Mix) 

 Residential Management 

 Archaeology 

 Ecology and Biodiversity 

 Ground Conditions  

 Design 

 Sunlight and Daylight 

 Flooding and Drainage 

 Transport 

 Noise and Vibration 

 TV Reception Survey 

 Safety and Security 
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Principle of Use 

Residential Led  

Policy and Guidance 

5.57. Core Strategy Policy SP1 states the Regional Centre will be the focus for economic and commercial 
development, retail, leisure and cultural activity, alongside high quality city living. Beyond these 
areas, the emphasis is on the creation of neighbourhoods of choice, providing high quality and 
diverse housing around district centres, which meet local needs, all in a distinct environment. The 
majority of new residential development in these neighbourhoods will be in the Inner Areas, 
defined by the North, East and Central Manchester Regeneration Areas. 

5.58. Core Strategy Policy CC1 Primary Economic Development Focus: City Centre and Fringe states that 
within the City Centre and the fringe a variety of high quality accommodation types, sizes and 
footplates will be encouraged to boost investment by local, national and international businesses. It 
also outlines that the City Centre and fringe are considered a suitable location for the consideration 
of high density buildings. 

5.59. Core Strategy Policy H1 Overall Housing Provision states that Approximately 60,000 new dwellings 
will be provided for in Manchester between March 2009 and March 2027. High density 
developments (over 75 units per hectare) are considered appropriate in both the City Centre and 
parts of the Regional Centre given the accessible location.  

5.60. Core Strategy Policy H3 North Manchester sets out that high-density housing will be permitted in 
the parts of North Manchester that fall within the Regional Centre. It goes on to note that higher 
value development is promoted to encourage a mixed and diverse community by retaining or 
attracting economically active households in Manchester 

5.61. As set out above in paragraphs 4.44 and 4.49 of Section 2, the SRFs in which the Site is located in 
identifies the Site as suitable for residential uses and with the inclusion of public realm. These SRFs 
are a material consideration when considering applications within these locations. 

5.62. Section 5 of the NPPF emphasises the Government’s ambition to significantly increase the supply of 
homes. It sets that Local Planning Authorities should undertake an assessment of the needs for 
homes and with strategic policies made based on this assessment. This is reflected above in Core 
Strategy Policy H1, however, it should be noted that the Places for Everyone Draft at JP H-1 sets out 
that Manchester should deliver 56,528 new homes between 2021 and 2037 which would equate to 
3,533 new homes per annum.  

5.63. In the perspective of Manchester’s housing provision, it is estimated that Manchester is 
undersupplied by a minimum of 500 new homes per annum, causing housing prices to skyrocket 
and exacerbating the affordability issues for residents. As such, the Manchester Housing Strategy 
2022 – 2032 has set a target of delivering 10,000 affordable homes between 2022 to 2032.  

Compliance of the Proposed Development 

5.64. The Core Strategy identifies that the proposals are located within the Regional Centre and within 
the City Centre Fringe and that residential development is appropriate in these locations. This is 
further supported by the GDS – SRF and FBB - SRF which recognise the role that residential 
development will play in catalysing regeneration and transformation of the site and the wider Great 
Ducie Street area. The current use of the Site, as surface-level car parking, is not considered to 
make optimal use of this strategically located site and makes inefficient use of brownfield land, even 
more so given it was previously employment-use site. Furthermore, due to lack of landscaping or 
overlooking provided by this use, it is considered to detract from the appearance and safety of the 
area. The Proposed Development will act as a catalyst for the more long-term regeneration 
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ambitions set out in the GDS – SRF and FBB – SRF through increasing pedestrian footfall to the 
location and providing active uses on site, in addition to residential units. 

5.65. The residential-led development will provide high-quality homes to support the economic growth of 
the Region and redevelop an underutilised brownfield site in what is a highly sustainable location. 
The delivery of 505 new homes will contribute to MCC’s housing delivery target and will also realise 
the long-standing ambition to redevelop the Site.  

5.66. Once in operation the proposals are anticipated to support circa 43 FTE jobs in the commercial 
units, as well as thought managing and maintaining the buildings and public realm. The proposals 
will also provide council tax revenue for the MCC on any of the private accommodation.  

Affordable Housing 

Policy and Guidance 

5.67.  Core Strategy Policy H8 states that new development will contribute to the City-wide target for 
20% of new housing provision to be affordable. Developers are expected to use the 20% target as a 
starting point for calculating affordable housing provision. It is envisaged that 5% of new housing 
provision will be social or affordable rented and 15% will be intermediate housing, delivering 
affordable home ownership options. It goes on to note that, “Either an exemption from providing 
affordable housing, or a lower proportion of affordable housing, a variation in the proportions of 
socially rented and intermediate housing, or a lower commuted sum, may be permitted where 
[either] a financial viability assessment is conducted and demonstrates that it is viable to deliver only 
a proportion of the affordable housing target of 20%”.  

5.68. The NPPF and NPPG provides the framework for the Council to mitigate the effects of conducting 
upfront viability assessments, based on scheme estimates, with a reconciliation appraisal based on 
actual performance of the scheme. 

Compliance of the Proposed Development 

5.69. A Viability Statement prepared by Grasscroft has been submitted as part of the planning application 
and it is understood that this will undergo an independent third party review in order to assess the 
quantum of affordable housing that can be accommodated on the Site.  

5.70. The Applicant is committed to maximising the quantum of affordable housing to be delivered on the 
site. This planning submission therefore reflects the consented scheme as follows: 

 It proposes delivery 5% on-site affordable housing by unit (25 homes) to be secured within the 
S.106 Agreement. This will be achieved by application of internal subsidy.  

 In addition to this, Clarion Housing Group is seeking external funding through its strategic 
partnership with Homes England together with additional internal subsidy in order to secure 
delivery of a further 55% on-site affordable housing by unit (278 homes). 

5.71. Therefore, as a total of 60% of the overall number of homes therefore are intended to be delivered 
as affordable (reflecting the Consented Scheme where a total 276 units were intended to be 
delivered as affordable). However, due to the overall increase in unit numbers, the Proposed 
Development will delivers a further 27 affordable units to the city relative to the Consented Scheme. 

5.72. The delivery of affordable units was viewed as beneficial for the city as a whole at the Planning 
Committee for the Original Consent in March 2022. Cllr Gavin White, MCC’s Executive Member for 
Housing and Development, noted at the time “We are seeing huge demand for housing in every part 
of Manchester, and across all tenures. We rely on strong working relationships with our housing 
partners in the city to help meet this demand, particularly to deliver new affordable housing. It’s 
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fantastic to see this ambitious scheme move forward to begin delivering homes that Manchester 
people need, while also helping to diversify the residential offer in the city centre.”14 

5.73. This planning submission therefore proposes delivery 5% on-site affordable housing by unit to be 
secured within the S.106 Agreement. This will be achieved by application of internal subsidy. In 
addition to this, Clarion Housing Group is seeking external funding through its strategic partnership 
with Homes England together with additional internal subsidy in order to secure delivery of a total of 
303 units as affordable housing..  

5.74. The improved position will not be captured in the S.106 Agreement, but will be formalised, once 
secured, in a revised Affordable Housing Statement to be re-submitted to the Local Authority as per 
the Original Consent. 

5.75. On the basis of the submitted viability appraisal, the proposals are in accordance with Core Strategy 
Policy H8. 

Design 

Policy and Guidance 

5.76. Core Strategy Policy EN1 Design Principles and Strategic Character Areas states that all 
development in Manchester will be expected to follow the seven principles of urban design 
(character, continuity and enclosure, public realm, ease of movement, legibility, adaptability, and 
diversity) and have regard to the strategic character area in which the development is located. 

5.77. Core Strategy Policy DM1 Development Management states that development should have regard 
to appropriate siting, layout, scale, form, massing, materials, and detail; and to impact on the 
surrounding areas in terms of the design, scale, and appearance. 

5.78. The Manchester Residential Quality Guidance (2017) sets several design criteria that should be 
followed within the scheme.  

5.79. Section 11 of the NPPF promotes the effective use of land in meeting the need for homes and other 
uses by utilising previously developed or ‘brownfield’ land. At paragraph 120, it states that 
substantial weight is given to developments that repurpose underutilised sites and that these 
developments should be supported. 

5.80. Section 12 of the NPPF sets out the need for well-designed places. At paragraph 130 it sets out that 
developments should add to the overall quality of the area not just in the short term but for the 
whole lifetime of the development. Proposals should also be visually attractive as a result of good 
architecture, layout, and appropriate landscaping.  

Compliance of the Proposed Development 

5.81. The Design and Access Statement submitted in support of this application provides an assessment 
of the Proposed Development against this Guidance, demonstrating compliance. The proposals 
have been designed with reference to the Manchester Residential Quality Guide and with all 
apartments sized in-line with the Manchester Space Standards. The design principles and approach 
is generally unchanged from the Original Consent, other than massing and height. The façade 
design and detailing has been retained; as has the landscaping proposals, and materials palette is 
consistent with the Original Consent. 

5.82. The scale and form of the development responds to the surrounding areas with regard to height 
and massing. Site specific considerations have informed the design, and these have included 

 
 

14 Insider Media, 19 March 2022. ‘Latimer Boddingtons Brewery Homes Voted Through’ https://www.insidermedia.com/news/property/latimer-
boddingtons-brewery-homes-voted-through  

https://www.insidermedia.com/news/property/latimer-boddingtons-brewery-homes-voted-through
https://www.insidermedia.com/news/property/latimer-boddingtons-brewery-homes-voted-through
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surrounding developments, the location and accessibility of the Site, the proposed publicly 
accessible courtyard, and the relationship with existing and future built context. 

5.83. Through design development, the layout, massing, Site position and facade have been tested and 
refined so that the building reaches its potential and provides a high-quality addition to 
Manchester’s built environment. In this way the project team has scrutinised the Site to create a 
scheme which makes an effective use of the land whilst balancing the site specific considerations.  

5.84. The design quality and impact of the proposals on surrounding townscape has been fully justified 
and assessed within the submitted Design and Access Statement and Townscape and Visual Impact 
Assessment which conclude, overall, the Proposed Development will enhance the currently poor-
quality character of the streetscape and introduce a sense of cohesion between the Great Ducie 
Street / former Boddingtons area and the rest of the City Centre. For further discussion on the 
height and massing please refer to Chapter 6: Tall Building Assessment of this Statement.  

Environmental Considerations 

5.85. Policy DM1 Development Management states that all development should have regard to, “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.” 

5.86. This planning application is supported by a full suite of technical assessments, including an EIA, 
which have considered the proposals in respect of their impact on surrounding residential amenity. 
The conclusions of the assessments are summarised below.  

Archaeology 

Policy and Guidance 

5.87. Core Strategy Policy DM1 Development Management sets out that all development should have 
regard to effects relating to archaeological heritage. 

5.88. Section 16, paragraph 194 of the NPPF sets out that “where a site on which development is 
proposed includes, or has the potential to include, heritage assets with archaeological interest, local 
planning authorities should require developers to submit an appropriate desk-based assessment 
and, where necessary, a field evaluation.” 

Compliance of the Proposed Development 

5.89. A Desktop Archaeological Assessment has been undertaken by Salford Archaeology to establish the 
nature and significance of the sub-surface archaeological resource within the area and assess the 
impact of any future development upon this resource.  

5.90. Delivery of the development proposals will necessitate some ground-breaking and landscaping 
works across the Site, with the potential to impact on buried archaeological remains. This 
assessment has demonstrated that the Site has the potential to retain archaeological remains – 
noting any such remains that do exist within the Site are likely to be of local, if not regional, 
significance. Therefore, a programme of mitigation will be prepared to avoid damage or destroy 
these remains and submitted to MCC for approval. 

5.91. The exact scope and extent of any such further investigation of the Site will be determined by the 
Greater Manchester Archaeological Advisory Service (GMAAS), in their capacity as archaeological 
advisor to Manchester City Council. It may be anticipated, however, than an archaeological trial 
trench evaluation may be required may be required to establish the presence or absence of buried 
archaeological remains and, if present, their extent and significance. 
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5.92. Should significant archaeological remains be encountered during the archaeological evaluation, 
further excavation may be required to offset the harm of the development to the buried 
archaeological resource. 

Ecology and Bio-diversity 

Policy and Guidance 

5.93. Core Strategy Policy EN9 Green Infrastructure outlines that new developments are expected to 
maintain existing green infrastructure in terms of its quantity, quality, and multiple function and 
that where the opportunity arises the Council encourages developers to enhance the quality and 
quantity of green infrastructure. 

5.94. Core Strategy Policy EN15 Biodiversity and Geological Conservation outlines that the Council will 
seek to maintain and enhance sites of ecological value throughout the City. Developers are required 
to demonstrate that they have assessed and taken account of the potential effect of the 
development on biodiversity including European, national and locally priority species such as the 
great crested next, pipistrelle bats and certain bird species. 

5.95. Chapter 15 of the NPPF Conserving and enhancing the natural environment (paragraphs 170 to 
183), identifies numerous ways in which planning policies and decisions can contribute to and 
enhance the natural and local environment. It states that new development should minimise 
impacts on ecology, and developments should be encouraged to incorporate biodiversity 
improvements in and around developments. 

Compliance of the Proposed Development  

5.96. A Preliminary Ecological Appraisal has been prepared by Temple Group and is submitted in support 
of this application. The proposed development site is not subject to any statutory nature 
conservation designations. There are two internationally important nature conservation sites within 
a 15km radius of the site; Rochdale Canal Special Area of Conservation (SAC) and Manchester 
Mosses SAC. Due to the distance between from the site, the proposed works are unlikely to have 
any significant effect on these international sites. There are no nationally important statutory sites 
located within 2km of the site. 

5.97. The Site is not subject to any non-statutory nature conservation designations. There are three non-
statutory sites designated as Sites of Biological Importance (SBI) within 2km of the site. The nearest 
non-statutory designated site is Rochdale Canal Stott’s Lane to Dulcie Street SBI located 1.3km 
south-east of the Site. Given the distance from the site, the proposed works are unlikely to have any 
significant effect on these international sites. 

5.98. The habitats within the site are dominated by hard standing, which is of negligible ecological 
importance. Small areas of dense scrub and ephemeral/short perennial vegetation are present at 
the margins of the site; however, these are common and widespread within the local area and are 
considered of importance within the immediate vicinity of the Site only. The dense scrub at the 
eastern edge of the site on site was suitable to support breeding birds, which may include SPI such 
as house sparrow. 

5.99. The Ecological Assessment notes potential for the site to support protected species has been 
assessed based on the results of the desk study and observations made during the site survey of 
habitats at the site.  

5.100. This identifies that site has the potential to support low numbers of locally common species of 
breeding bird. Where the loss of this habitat cannot be avoided, removal of the area of dense scrub 
must be carried out September to February inclusive, to avoid any potential offences relating to 
breeding birds during their main bird breeding season. If site clearance during the breeding season 
is unavoidable, potential nesting habitat will be inspected non greater than 48 hours before work 
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commences to identify active birds’ nests. Should they be present, the nest and a suitable buffer of 
habitat around it will be retained until the young have left the nest. 

5.101. In the unlikely event that any protected species are found during site clearance or construction, 
works must stop immediately, and advice sought from a suitably qualified ecologist on how to 
proceed. 

5.102. The proposals will secure an opportunity to implement beneficial measures such as habitat creation 
that will safeguard habitats for wildlife such as birds and bats, with the aim of providing a net gain in 
biodiversity in accordance with the principles of the NPPF. The species selected within the 
landscaping strategy have been carefully balanced to enhance the biodiversity, provide carbon 
sequestration and also play an ornamental role.  

5.103. Temple Group have prepared a pre-development Biodiversity Net Gain (BNG)  assessment of the 
landscaping proposals set out within Exterior Architectures Landscaping Strategy. This concludes the 
Proposed Development is expected to deliver 1,153.17% BNG, far exceeding the 10% minimum 
requirement set out in the Environment Act (2021).  

5.104. It is anticipated that provision of these improvements to the public realm, and delivery of 10% 
minimum BNG as part of the site development will be conditioned as part of any consent granted. 

5.105. Measures to further enhance biodiversity will be considered as part of the detailed design process.. 

5.106. In addition, the proposals have given regard to Manchester’s Green and Blue Infrastructure 
Document and how the proposals fit into these ambitions is set out in Appendix B on this Statement.  

Ground Conditions 

Policy and Guidance 

5.107. Core Strategy Policy EN18 Contaminated Land and Ground Stability sets out that the Council will 
give priority for the remediation of contaminated land to strategic locations. 

5.108. Paragraph 183 of the NPPF requires that planning policies and decisions should ensure that sites are 
suitable for any proposed use by taking account of ground conditions and risks arising from land 
instability and contamination. This includes the 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). 

Compliance of the Proposed Development 

5.109. A Phase 1 Geo Environmental Site Assessment and a Phase II Site Investigation has been undertaken 
by E3p and submitted in support of this application. 

5.110. This report identifies that the Site is not located within a groundwater source protection zone and 
although there are records of 21 groundwater abstraction licenses, those relating to the subject site 
are old records as these are likely to have been surrendered when the Site was closed. It is, 
however, not know if the abstraction well(s) have been backfilled.  

5.111. Coal Authority records indicate that the Site is located within a Coal Mine Reporting Area, but a 
review of geological records indicates that any seams are likely to be at significant depth and as 
such, there is considered to be a low risk associated with coal mine related subsidence. 

5.112. No current or historical landfill sites have been identified within the surrounding area. 

5.113. During the construction phases, there is a potential moderate effect on human health as 
construction workers and adjacent site users could be exposed to contaminated dust, soils, and 
fibers. These risks can be mitigated through the creation of detailed Construction and 
Environmental Management Plan (CEMP) that considers dust suppression, soil management and 



Former Boddingtons Brewery Site | Planning Policy Assessment 

43 
 

site drainage. The CEMP will also consider and specify the requisite PPE needed by construction 
workers.  

5.114. Should contaminated soils be present these could pose a potential moderate effect to controlled 
waters either through preferential pathways generated by the formation of foundation structures 
(piles) or through migration through relict structures such as relict well. The risk to controlled 
waters will need to be determined through additional intrusive ground investigation but if 
determined, localised remediation of soils or groundwater will be required in addition to the sealing 
or removal of any preferential pathways created by relict structures. 

5.115. Upon providing mitigation, there is not considered to be any likely effects associated with or to 
ground conditions from the Proposed Development. On this basis it is considered the Site is suitable 
for development and therefore in line with Policy. 

Air Quality 

Policy and Guidance 

5.116. Core Strategy Policy EN16 Air Quality 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 and at Manchester Airport. 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, including from 
Combined Heat and Power and biomass plant.” 

5.117. Paragraph 12.81 continues, “other policies within the Core Strategy will guide the location of 
development in order to reduce the need for private transport and encourage the use of de-
centralised and renewable energy and green infrastructure to reduce both emissions and their 
impact still further.” 

5.118. Developers will be expected to take measures to minimise and mitigate the local impact of emission 
from traffic generated by the development, as well as emissions created by the use of the 
development itself, including Combined Heat and Power and biomass plant. 

5.119. When assessing the appropriateness of locations for new development the Council will consider the 
impacts on air quality, alongside other plan objectives. This includes cumulative impacts, 
particularly in Air Quality Management Areas.  

Compliance of the Proposed Development 

5.120. The likely significant effects have been identified and evaluated for both the construction phase and 
the operational phase of the Site. 

5.121. The potential impacts from construction of the Site include emissions from non-road mobile 
machinery (NRMM), emissions from road vehicles and construction dust associated with the 
construction activities. Measures to mitigate dust emissions will be required during the construction 
phase of the Site to minimise impacts upon nearby sensitive receptors.  

5.122. The Site has been identified as a Medium Risk site for dust soiling effects during earthworks and 
construction, as a no Risk site during demolition and as a low risk during track out. The Site has 
been identified as a Low Risk site for human health effects during earthworks, construction and 
track out and as a no risk during demolition. 

5.123. Once operational, the Site is intended to be largely a car free scheme, with 5 blue badge spaces 
provided. As such trip generation associated with the proposed development is likely to be low 

5.124. The Site will be provided with heating and hot water via electric heat pumps, which will not produce 
any emissions. The Site will, however, include a life-safety system only to be used for emergency 
situations, which will comprise a diesel fueled generator.  
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5.125. The assessment has demonstrated that the Site will have negligible impacts and thus not significant 
effects on the local area It is, therefore, not considered necessary to propose further mitigation 
measures. On this basis the proposals comply with the relevant planning policy and guidance.  

Sunlight and Daylight  

Policy and Guidance 

5.126. Saved UDP Policy H2.1 states that the Council will not permit development which will have an 
unacceptable impact on residential areas. 

5.127. Core Strategy Policy DM1 Development Management outlines that all development should have 
regard to effects of amenity including privacy and light. 

5.128. Paragraph 125, part C of the NPPF stipulates that “…local planning authorities should refuse 
applications which they consider fail to make efficient use of land, taking into account the policies in 
this Framework. In this context, when considering applications for housing, authorities should take a 
flexible approach in applying policies or guidance relating to daylight and sunlight, where they would 
otherwise inhibit making efficient use of a site.” 

5.129. In encouraging developers to “appreciate scale”, the Manchester Residential Quality Guidance 
(2017) acknowledges that taller buildings can have an impact on the character and atmospheric 
quality of the spaces immediately around them; affecting light and shadow amongst other things 
and requiring developers and their design teams to demonstrate how massing and scale have been 
considered in terms of its impact on the neighbourhood, street, and block. 

Compliance of the Proposed Development 

5.130. A Sunlight and Daylight Assessment has been carried out by GIA and is considered within detail in 
Chapter 8 of the ES.  

5.131. An assessment has been undertaken to establish the likely significant effects of the Proposed 
Development upon the amount of daylight and sunlight received by properties adjacent to the Site. 

5.132. To assess the surrounding existing properties, the BRE Guidelines provide two main methods for 
assessing daylight: VSC and NSL. The VSC method measures the amount of light available on a 
vertical wall or window following the introduction of barriers such as buildings. The NSL method is a 
measure of the distribution of daylight at the ‘working plane’ within a room (i.e., a horizontal 
‘desktop’ plane of 0.85m in height). The NSL divides those areas of working plane in a room which 
receive direct sky light through the windows from those areas of the working plane which cannot. 
Where all of the windows meet the VSC and all of the rooms meet the NSL criteria within a property 
the effect is considered to be negligible. 

5.133. For the assessment of sunlight, the approach considers the APSH for a reference point on a window 
(i.e., if a window point can receive at least 25% APSH, then the room should still receive enough 
sunlight). Windows are checked to see if they are facing 90° due south, with the emphasis on main 
living rooms and other rooms such as the kitchen and bedrooms being less important. 

5.134. The scope of properties that have been assessed has been determined through professional 
judgement, considering their orientation and proximity to the Proposed Development. 

5.135. The following properties are defined as receptors and have been considered due to their proximity 
to the Site, and their use: 

 Old Brewery Gardens (118831/FO/2018) - as the development is not yet constructed and 
there is no existing residential population the receptor is considered ‘less sensitive’ in daylight 
and sunlight terms than an existing residential property.  

 Travelodge – as a hotel use it is expected that it will cater to a transient population which is 
considered to be ‘less sensitive’ in daylight and sunlight terms.  
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5.136. The baseline conditions around the site were assessed to understand the levels of daylight and 
sunlight to existing surrounding residential properties. 

5.137. A total of 638 windows facing the Site serving 527 rooms within two buildings were assessed for 
VSC and NSL for daylight and 24 rooms were assessed for APSH for sunlight within one building. 

5.138. In the baseline scenario, out of the 638 windows assessed for daylight, 496 (78%) meet the BRE 
guidelines for VSC. For NSL, 443 (84%) of the 527 rooms assessed meet the BRE criteria. For 
sunlight, 23 (96%) of the 24 rooms assessed meet the BRE criteria for both Winter and Annual 
APSH. Overall, this baseline scenario is considered a high level of compliance due to the City Centre 
fringe context of the Site.  

5.139. During the design development careful consideration was given to the relationship with the 
surrounding proposals, particularly the proposed Old Brewery Gardens scheme. As massing options 
were developed there was continuous testing to ensure the proposals were appropriately sited. 
This continuous testing informed the final massing of the Proposed Development.  

5.140. In the Proposed Scenario, with regard to daylight, out of the 638 windows assessed for daylight, 406 
(63%) meet the BRE guidelines for VSC. 454 (86%) of the 527 rooms assessed meet the BRE criteria 
for NSL. None of the living kitchen diners experience a major adverse reduction, and only four 
windows experience a moderate adverse reduction. The majority of impacts to main habitable 
rooms is therefore minor. The effects identified are minor adverse in nature and are therefore 
considered to be not significant in EIA terms. Given the context of the Site and nature of effects, 
this is considered acceptable in planning terms.  

5.141. For sunlight, 104 (93%) of the 111 rooms assessed meet the BRE criteria for both Winter and 
Annual PSH. The effects identified are minor adverse in nature and are therefore considered to be 
not significant in EIA terms. Given the context of the Site and nature of effects, this is considered 
acceptable in planning terms. 

5.142. When considering NPPF paragraph 125 it is considered that given the context of the Site and nature 
of effects, no further mitigation is necessary. Overall, given the very high BRE compliance, the 
measured sunlight impact of the Proposed Development on the neighbouring buildings is 
considered to be acceptable for a location in a City Centre context 

Flood Risk and Drainage 

Policy and Guidance 

5.143. Core Strategy Policy EN14 Flood Risk outlines that development should be directed away from sites 
at the greatest risk of flooding, and towards sites with little or no risk of flooding; this should take 
account of all sources of flooding identified in the Manchester-Salford-Trafford Strategic Flood Risk 
Assessment (SFRA). 

5.144. In addition to the requirements for site-specific Flood Risk Assessments (FRAs) set out in PPS25, an 
appropriate FRA will also be required for all development proposals, including changes of use, on 
sites greater than 0.5ha within Critical Drainage Areas (CDAs) and Canal Hazard Zones identified in 
the SFRA. 

5.145. All new development should minimise surface water run-off, including through Sustainable 
Drainage Systems (SUDS) and the appropriate use of Green Infrastructure. Developers should have 
regard to the surface water run-off rates in the SFRA User Guide. In CDAs, evidence to justify the 
surface water run-off approach / rates will be required. 

5.146. Core Strategy Policy EN17 Water Quality sets out that following elements a development must 
consider in relation to water quality: 

 Avoid any adverse impact on water quality, including during the construction phase. 



Former Boddingtons Brewery Site | Planning Policy Assessment 

46 
 

 Minimise surface water run-off, maximise the use of appropriate sustainable drainage systems, 
and minimise groundwater contamination. 

 If close to a watercourse the development should ensure waste and litter cannot enter the 
watercourse 

5.147. Chapter 14 of the NPPF provides policy guidance on climate change, flooding, and coastal change. 
Paragraph 159 explains the basic principle that inappropriate development in the areas at risk of 
flooding should be avoided. This is achieved through applying a Sequential and Exception Test as 
governed by Paragraphs 161-166. This provides the tests that must be met to allow development 
on land at risk of flooding and is explained in detail further within this section. 

Compliance of the Proposed Development 

5.148. The Flood Risk and Drainage Strategy has been prepared by SGi and is submitted in support of this 
planning application.  

Flood Risk 

5.149. The site sits within Flood Zone 2 and is at a residual risk of Reservoir flooding. The potential 
environmental impacts relate to flood risk to and from the Site and potential for increased 
contamination risk in the operational and construction phase. 

5.150. The mitigation for the flood risk during the operation stage is to set the finished floor level above 
the 1 in 1000 year gate closed scenario, a flood evacuation plan, and an onsite drainage network. 
Mitigation to manage the potential risks during construction include will be the implementation of a 
full CEMP prepared by C&R andsubmitted alongside this application 

5.151. Following the implementation of the proposed mitigation there is a negligible risk from flood to and 
from the Site in extreme events. In these events, it is likely the impacts are felt throughout the 
catchment and not because of any construction on site.  

Drainage Strategy and SuDs 

5.152. A drainage strategy has been developed in accordance with NPPF, PPG and the Non-Statutory 
Sustainable Drainage Technical standards and Building Regulations Part H (Drainage and Waste 
Disposal), 2010.  

5.153. Due to the brownfield nature of the site, a sealed underground SuDS system has been implemented 
within the surface water scheme. The use of green roofs has been discounted due to the increased 
weight of the roof structure and the minimal available space for such roof systems. 

5.154. SuDs solutions used in the proposed surface water drainage system include a flow control, geo-
cellular storage and a downstream defender. These proposals have been shown in the proposed 
surface water drainage plan prepared by SGI and submitted alongside this application.  

Wind 

Policy and Guidance 

5.155. Core Strategy Policy EN2 Tall Buildings states that, “by their very size tall buildings can have a 
significant impact on the local environment and its micro-climate. It is therefore expected that this 
impact be modelled and that submissions for tall buildings also include appropriate measures to 
create an attractive, pedestrian friendly local environment.” 

5.156. Paragraph 12.14 goes on to state, “it is for these reasons that it is considered particularly important 
that they are designed to the highest quality, both in terms of appearance and their impact on the 
functioning of surrounding space.” 
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5.157. The Manchester Residential Quality Guidance (2017) states that “buildings that are taller than their 
immediate surroundings will have an impact on the wind environment at street level. Where this is 
the case, wind analysis should be undertaken to understand and where required mitigate the 
effects of wind on pedestrian comfort and safety.” 

5.158. In addition, under Section 12 of the NPPF paragraph 130 it sets out the proposals should create a 
place with a high standard of amenity for both existing and future residents.  

Compliance of the Proposed Development 

5.159. A Wind Assessment has been prepared by GIA. The wind-microclimate conditions have been 
assessed on local thoroughfares, building entrances (both for the Proposed Development and 
surrounding buildings), bus stops and the proposed public realm and private amenity within the 
Proposed Development. 

5.160. Conditions for the baseline are typically suitable for the intended pedestrian activities, although the 
south bound bus stop on Great Ducie Street is a category windier than would be recommended for 
this type of receptor in the existing scenario.  

5.161. The inclusion of the Proposed Development changes the local wind conditions, but these remain 
appropriate for their intended use. Conditions at the south-bound bus stop on Great Ducie Street 
are expected to become calmer than the baseline, to a sufficient degree that they will now be 
suitable for typical bus-stop requirements. The Proposed Development will substantially reduce the 
risk to pedestrian safety in this region, which is a major beneficial wind effect. 

5.162. The wind microclimate within the Proposed Development has also been assessed and, with the 
inclusion of the landscaping and canopy as embedded mitigation, all areas are suitable for their 
intended use in respect of both comfort and safety criteria. . 

5.163. The podium terrace is located at a higher level (Level 25) relative to the Original Consent (Level 20). 
The wind microclimate was assessed for the Proposed Development with a 2m high glazed screen 
around the podium (as per the Original Consent). This identified the conditions on the terrace 
would be windier than recommended without further mitigation. A slightly taller 2.5m high screen 
around the perimeter of the podium level terrace has been identified as appropriate mitigation, and 
the terrace will be suitable for the intended use in respect of both comfort and safety criteria. 

5.164. The embedded mitigation measures are detailed in full in the Wind Assessment and the 
Environmental Statement submitted with this application. 

Transport 

Policy and Guidance 

5.165. Core Strategy Policy T1 Sustainable Transport sets out to deliver a sustainable, high quality, 
integrated transport system in order 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. 

5.166. Core Strategy Policy T2 Accessible Areas of Opportunity and Needs sets out that developments 
should provide a level of car parking which reflects the realistic requirements of the users of the 
development. Regard should also be given to the need for disabled and cycle parking provision. 

5.167. Section 9 of the NPPF is entitled Promoting Sustainable Transport and outlines the important role 
that transport policies have to play in facilitating sustainable development. The section states that: 

“The planning system should actively manage patterns of growth …Significant development should 
be focused on locations which are or can be made sustainable, through limiting the need to travel 
and offering a genuine choice of transport modes.” 
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5.168. The document emphasises the need for developments to offer a choice of sustainable modes of 
transport to “reduce congestion and emissions and improve air quality and public health” and 
provide “safe and suitable access” for all users. 

5.169. Paragraph 112 of the NPPF states that applications for development should: 

 “give priority to pedestrian and cycle movements, both within the scheme and with 
neighbouring areas; and second – so far as possible – to facilitating access to high quality public 
transport, with layouts that maximise the catchment area for bus or other public transport 
services, and appropriate facilities that encourage public transport use; 

 address the needs of people with disabilities and reduced mobility in relation to all modes of 
transport; and 

 create places that are safe, secure and attractive – which minimise the scope for conflicts 
between pedestrians, cyclists and vehicles, avoid unnecessary street clutter, and respond to local 
character and design standards.” 

Compliance of the Proposed Development 

5.170. Curtins have produced a transport assessment, which is submitted alongside this application. A 
review of baseline conditions and highway safety in the vicinity of the site has been undertaken. It is 
not considered that there is an existing highway safety issue that is likely to be exacerbated by the 
Proposed Development. 

5.171. The site is highly accessible by sustainable modes of transport, which are also usable by those with 
limited mobility and are wheelchair accessible. The surrounding area exhibits good levels of 
pedestrian and cycling infrastructure, and there are a large number of public transport 
opportunities within walking distance of the site, as detailed in Chapter 3. 

5.172. Secure and sheltered cycle parking for 505 bicycles will also be provided as part of the Proposed 
Development, which is one of the many initiatives to encourage more residents, employees, and 
visitors to travel by sustainable modes. 

5.173. Given the presence of complimentary uses well within walking and cycling distance, as well as an 
abundance of public transport opportunities, it is considered that the clear majority of users of the 
Proposed Development will choose to travel to the side by sustainable modes. As the development 
proposals provide five blue badge car parking spaces with most residents unlikely to own a vehicle, 
it is considered that there will be a negligible number of private vehicular trips associated with the 
development.  

5.174. A Travel Plan will operate as part of the Proposed Development. A Framework Travel Plan prepared 
by Curtins has been submitted with this application. This sets out a range of initiatives for 
promoting sustainable transport, as well as the arrangements for managing and monitoring 
outcomes. In accordance with Transport for Greater Manchester advice, this includes:  

 100% secure cycle parking; 

 Appointment of Travel Plan coordinator; 

 Production of Residential Welcome Packs; 

 Promotion of the health benefits of walking and cycling, particularly taking into consideration 
the central location of the Site, proximity to a wide range of uses and services; 

 Measures to encourage the use of public transport, including through advertisement and 
supply of information to residents; and 
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 Car sharing clubs. 

Noise 

Policy and Guidance 

5.175. Saved UDP Policy DC26 Development and Noise outlines 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: 

 the effect of new development proposals which are likely to be generators of noise; and 

 the implications of new development being exposed to existing noise sources which are 
effectively outside planning control. 

5.176. In addition, Core Strategy Policy DM1 Development Management sets out that all development 
should have regard to effects on amenity, including noise. 

5.177. NPPF paragraph 174 e) sets out that development should neither contribute nor be at risk of the 
impacts of noise or being adversely affected.  

5.178. The noise policy statement for England (NPSE) was published by Defra in March 2010. The NPSE 
sets out the long-term vision of Government noise policy: 

Promote good health and a good quality of life through the effective management of noise within 
the context of Government policy on sustainable development. 

Compliance of the Proposed Development 

5.179. A noise impact assessment has been undertaken by Cundall based on the guidance in the 
‘Professional Practice Guidance on Planning & Noise (2017)’ document. An initial noise risk 
assessment for the site has been completed. In addition, a detailed acoustic design assessment 
relating mainly to the good acoustic design process, internal noise levels and noise levels in external 
amenity areas has been completed. 

5.180. Noise limits for externally mounted plant associated with the Proposed Development have been 
proposed based on the requirements of Manchester City Council and BS 4142:2014. There is also 
potential for noise emissions from entertainment sources within ground-floor retail areas, so noise 
limits have also been set based on the requirements of Manchester City Council. 

5.181. As noted above in Chapter 6, the proposals have considered AVO as part of the ongoing design 
process. The assessment has identified the elevations which are likely to experience adverse levels 
of noise if the windows needed to be opened for overheating reasons. Where this does occur, it is 
proposed to use enhanced MVHR to control the overheating mechanically rather than opening the 
windows. This is in line with the AVO guide. 

5.182. For further information please refer to the Noise Assessment prepared by Cundall.  

Implementation and Operation 

Construction Management 

Policy and Guidance 

5.183. Core Strategy Policy DM1 Development Management, states that development should have regard 
to effects on amenity, including noise, air quality, road safety and traffic generation. Policy SP1 
Spatial Principles, states that developments should minimise emissions.  

Compliance of the Proposed Development 

5.184. The Construction Methodology and Programme detailed within the CEMP has been prepared by 
Bridgehead Consultancy Limited. The Chapter sets out best practice for the construction process to 
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minimise the impact on residential amenity and the surrounding area and has informed the 
assessments within the ES technical chapters. 

5.185. The outline timescales for delivering the development after planning are estimated as follows: 

 Enabling works start on site: September 2023 (under existing consent) 

 Main works star on Site: March 2024 

 Estimated completion date: October 2026 

5.186. The construction phase is anticipated to support circa 1,800 FTE jobs, which includes both on-site 
workers and off-site workers in the supply chain. Overall, the construction phase will contribute a 
GVA of circa £40 million to the Greater Manchester economy and a further £66 million elsewhere 
within the supply chain.  

5.187. Full road closures are to be avoided throughout the works, with the primary proposals to only 
include parking bay suspension and pavement closures. The site security for the project will be in 
operation from the outset. The traffic management plan is to be integrated with the site security 
plan to enable affective access and egress to the project, thus minimising disruption to local traffic, 
businesses, and stakeholders. 

5.188. The site will be managed in line with the Construction (Design and Management) Regulations 2015, 
and all associated legislation, including environmental responsibilities placed on the duty holders. 
The duty of care owed to those directly involved, and those indirectly affected by the project, will 
be recognised, and managed in line with regulatory guidance, and industry best practice. 

5.189. The Main Contractor will agree and implement a Site Waste Management Plan (SWMP) at the 
commencement of the works. The strategy should be based around locating waste vessels in central 
locations. Through the production of a sustainable procurement strategy, the Main Contractor will 
set targets for responsible sourcing of materials. 

5.190. The Outline CEMP sets out the process anticipated during the construction period, as well as 
mitigation measures such as wheel washing and noise control. 

5.191. One of the aims of this plan is to facilitate the safe and timely completion of the project, while 
ensuring the that clear lines of communication are always available to those with an interest in the 
project and those in the local community. 

5.192. The appointed Main Contractor, sub-contractors and consultants will be required to enrol and 
comply with all the requirements of the considerate constructor’s scheme, which is administered by 
the Construction Industry Board. As part of this there will clear lines of communication available for 
those with an interest in the construction period and provide any feedback or raise any concerns.  

5.193. A detailed CEMP will be prepared by the Main Contractor prior to the commencement on site and 
submitted to MCC for agreement. 

Fire Strategy 

5.194. Ofr have prepared a Fire Strategy which is submitted alongside this application. 

5.195. Suitable fire safety management plans will be developed by those responsible for the management 
of the building, taking into account the information contained within the Fire Strategy Report. 

Operational, Servicing and Waste Management 

Policy and Guidance 

5.196. Core Strategy Policy DM1 Development Management outlines that all development should have 
regard to the effects on amenity, including light, noise, odour, vermin, litter, road safety and traffic 
generation. Regards should also be had for refuse collection and storage. 
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5.197. Core Strategy Policy EN19 Waste requires all developers to demonstrate the proposals consistency 
with the principles of the waste hierarchy. All developers will be required to submit a waste 
management plan to demonstrate how both construction and demolition waste will be minimised 
and recycled wherever possible and how the sustainable waste management needs of the end user 
will be met. 

5.198. MCC has prepared a Waste Storage and Collection Guidance Note (GD04) which contains minimum 
standards to be considered for the storage and collection of waste. This guidance follows the 
recommendations set on the Waste Management Plan for England, strongly encouraging and 
promoting high levels of quality recycling. 

5.199. The note states that all planning applications for new developments and conversions must include a 
Waste Management Strategy that includes: 

 An estimated storage area for the waste produced by the development, including residential, 
F&B and retail uses; 

 Details of internal and external stores for both waste and recycling; and 

 Location of the proposed collection point and details of the route the collection will take. 

5.200. The Manchester Residential Quality Design Guidance (2017) acknowledges that effective 
operational management of a development is central to maintaining quality of the accommodation 
and the use and enjoyment of the space by its residents over the long term. Early consideration of 
operational requirements is important. 

5.201. The Guidance also recognises the benefits of new technologies to establish networks as part of the 
operational management strategies. 

Compliance of the Proposed Development 

Operational and Residential Management 

5.202. A Residents’ Management Company will be set up and a Building Managing Agent will be appointed 
to manage the development. The management and maintenance budget will be funded through a 
service charge applied to all apartments. The scope of the Managing Agent will include the 
maintenance of the internal courtyard and pavement, while the private road and parking will be 
managed by a third party appointed by Manchester College. 

5.203. The tenants of the ground floor commercial units are not currently known. However, there are a 
number of high level principles prospective tenants will need to adhere to:  

 A no smoking policy will be enforced in all communal areas of the development, the retail units 
and their pavement associated with their frontage;  

 The Managing Agent personnel and the retail units’ staff will enforce a music policy requiring 
music to be played at appropriate volume to minimise disturbance and in line with the levels 
recommended in the Acoustic Assessment; and  

 Considering the size of the units it is anticipated that large groups of people are unlikely to be 
formed and that the dispersal will take place via smaller groups. Should the situation arise for 
large groups to take shape, the retail tenants will be required to encourage orderly dispersal 
through their staff and minimise nuisance.  

Site Waste Management 

5.204. The Site Waste Management Strategy has been prepared by Curtins. The residential uses are 
provided with three suitably sized resident accessible bin stores adjacent to each of the cores, 
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complemented by two ‘waste collection stores’ in the vicinity of the collection point for building 
management access only. The residential uses will be served by scheduled Council collections.  

5.205. The commercial uses of the development will be served by a private contractor, with an estimated 
frequency of twice-a-week collections. This will be reviewed once the final occupiers are confirmed. 

5.206. The size of the bin stores has been determined accordingly, with due consideration to segregation 
and recycling. The residential stores exceed the recommendations set by MCC’s waste guidance, 
with the addition of ‘waste collection stores’ to maximise maneuvering and access space at the 
resident accessible bin stores. 

Designing Out Crime 

Policy and Guidance 

5.207. Core Strategy Policy DM1 Development Management outlines that all development should have 
regard to the specific issues including community safety and crime prevention. 

Compliance of the Proposed Development 

5.208. To support this Application, the Applicant has consulted the Greater Manchester Police (GMP) on 
the Proposed Development and requested a Crime Impact Statement Addendum to be prepared 
and submitted as part of this Application. Following careful consideration of the Proposed 
Development against the consented scheme, the GMP confirmed that the Crime Impact Statement 
submitted for the consented scheme remains valid. The following areas have been identified as a 
concern and should be addressed: 

 Measures to prevent unauthorised parking on the pavement or other spaces around the 
building should be installed. 

 The development's entry gates must be visually attractive, tall and robust to deter climbing and 
withstand attempts at criminal damage. 

 An intercom system should be installed at each gate (nighttime use) and entrance doors. There 
should be an audio-visual link to each apartment (and concierge), to enable residents or staff to 
vet visitors prior to releasing the gate or door locking mechanism 

 Means of escape doors must be security-rated and be self-closing and locking upon closure. 

 Doors connecting the lobbies to the respective building core must have a fob-activated, 
electronic lock fitted and be self-closing, locking securely upon closure. 

 Shopfronts should be fitted with laminate glazing and security-certified door sets. If roller 
shutters are fitted, they too should be security-rated. All commercial units should include 
provision for a CCTV system and an intruder alarm. 

 A CCTV system should be installed, with cameras monitoring all facades of the development as 
well as entrance lobbies, cycle stores, and the commercial units. 

5.209. The building will be provided with 12 hours / 7 days a week concierge. Access control and CCTV will 
be provided throughout the communal areas. The internal courtyard will be open during the day for 
the public and closed at nighttime. 

5.210. Whilst the wider regeneration ambitions for the area come forward the intention will be to secure 
the rear of the site, adjacent to the proposed boulevard. This is shown within the landscaping 
strategy prepared by Exterior Architecture. As the boulevard comes forward this hoarding will be 
removed. Similarly, the northern elevation of the site will be secured by temporary a fence with 
access only for plant maintenance. As the site earmarked for the MSCP comes forward the intention 
would be to remove this fence and facilitate further east-west connections.  
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TV Reception 

Policy and Guidance 

5.211. Under MCC planning guidance, any development over four storeys requires a TV reception impact 
assessment. The report should assess the possible interference created by the Proposed 
Development on TV and radio reception within the area.  

Compliance of the Proposed Development 

5.212. A Television Desk-Based Report has been undertaken by Pager Power, to determine the potential 
effects on the local reception of television broadcast services arising from the Proposed 
Development. 

5.213. The Proposed Development is within the coverage area for the Winter Hill television transmitter 
which is expected to be the main transmitter serving the area. 

5.214. Any interference would be due to diffraction (shadowing) effects i.e., the weakening of the 
transmitted signal due to the physical presence of the Proposed Development. Considering the 
desk-based modelling results and Pager Power’s assessment experience, any interference effects 
would be limited to approximately 1km of the Proposed Development and within its shadow. 

5.215. In practice, small/moderate losses may be tolerable to the current terrestrial television signal 
without affecting the quality of the reception in the area. It is possible that no noticeable effects 
would occur in practice.  

5.216. The potential impacts created by the Proposed Development upon satellite television signals 
extends to circa 600m north west of the Proposed Development. Some tolerance is built into the 
receiving equipment and it is possible that a satellite signal may still be maintained even if line of 
sight is partially blocked. Therefore, it is possible that no noticeable effects would occur in practice. 

5.217. If any reported television interference should be investigated by means of a post-construction 
reception measurement. The survey can then be compared alongside the baseline survey results (if 
completed) and modelling results to determine whether the effect is attributable to the 
development. 

Broadband Connectivity  

Policy and Guidance 

5.218. Under MCC Planning Guidance, all new residential developments must incorporate measures to 
facilitate digital connectivity, having regard to the Data Ducting Infrastructure Guidance produced 
by the Department for Communities and Local Government.  

Compliance of the Proposed Development 

5.219. A Broadband Connectivity Assessment has been prepared by GTech in support of this Application. 
The Assessment concludes that the development is likely to be able to have access to good 
broadband speed. 

Local Labour Agreement 

Policy and Guidance 

5.220. Core Strategy Policy EC1 Employment and Economic Growth in Manchester requires Local 
Employment Agreements to contain a commitment to work with the Work and Skills Team to 
ensure that employment opportunities resulting from this development are made available to 
Manchester residents though existing recruitment offer and allow hard to reach groups equal 
opportunity to be successful in applying.  
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Compliance of the Proposed Development 

5.221. The Applicant is committed to a Local Labour Agreement as part of the proposed construction 
process for the Proposed Development. Further details are provided in the Statement of Intent for 
the Local Labour Agreement submitted in support of the planning application. Prior to construction 
commencing on site, it intended that a full Local Labour Agreement would be submitted to the 
Work and Skills Team for approval.  

Planning Assessment Summary 

5.222. This section of the report provides a summary of how the application proposals have been 
comprehensively assessed in relation to the Development Plan and other material considerations. 
This has taken place during an extensive process of pre-application consultation and technical due 
diligence including the preparation of an Environmental Impact Assessment and other technical 
reports. The conclusion of that process is that the proposals are in accordance with the 
Development Plan when taken as a whole and positively address the material planning 
considerations such that they merit the support of the Local Planning Authority. 
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6. Tall Building Assessment 

Introduction 

6.1. The Manchester Guide to Development SPD states that “it will always be important for the City to 
be able to accommodate new interest and activity in its different forms, including tall buildings” 
(p.46).  

6.2. Manchester’s Guide to Development SPD states that the Council “would require any such proposals 
to be presented in context of the joint guidance produced by CABE and English Heritage for 
assessing tall buildings” (p.50). 

6.3. Historic England published the second edition of Historic England Advice Note 4: Tall Buildings on 4 
March 2022 which takes into consideration the changes to national planning policy and guidance, as 
well as recent experience of planning for tall buildings in the historic environment. The guidance 
outlines that a high-quality scheme would have a positive relationship with the following: 

 Topography; 

 Character of place; 

 Heritage assets and their settings; 

 Height and scale of development (immediate, intermediate, and town-wide); 

 Urban grain and streetscape; 

 Open spaces; 

 Rivers and waterways; 

 Important views including prospects and panoramas; and, 

 The impact on the skyline. 

6.4. Advice Note 4 refers to the NPPF in stating that “great weight should be given to the asset’s 
conservation”, with any harm requiring a “clear and convincing justification” (NPPF paragraph 132). 

6.5. Although, it states that “in assessing this justification, and in weighing any public benefits…local 
planning authorities will need to pay particular regard to the policies in paragraphs 8 and 9 of the 
NPPF that state that economic, social and environmental gains are to be sought jointly and 
simultaneously…to deliver positive improvements in the quality of the built, natural and historic 
environment”. 

6.6. The remainder of this Section will consider the proposal against the Historic England guidance’s 
approach to inform the design of the proposed tall buildings: 

 The response to local context; 

 The impact on the local environment; 

 Architectural quality; 

 Functional design; 

 Sustainable design and construction; and, 

 A well-designed inclusive environment. 
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6.7. The Proposed Development is also assessed against the Core Strategy Policy EN2 on Tall Buildings. 
Due regard to Policy EN3 (Heritage) and Policy CC9 (Change and Renewal) has been provided in 
Section 6 of this Statement and is cross-referenced where relevant. The Proposed Development is 
also assessed against the Core Strategy Policy EN2 (2012) on Tall Buildings. In addition, 
consideration has also been given to Manchester City Council’s Guide to Development 
Supplementary Planning Document, in understanding this assessment. 

6.8. The Proposed Development is tested separately against planning policy at all levels within Section 5 
of this Statement. 

Pre-Application Consultation 

6.9. In terms of pre-application consultation, Historic England Advice Note 4 (2022) identifies a series of 
steps that should be undertaken as follows: 

 Understand the policy position of the LPA including which areas are suitable for tall buildings 
and where there are historic environment considerations; 

 Agree what illustrative material and digital models are available and likely to be needed, so that 
the impact of a tall building on the historic environment can be fully assessed by the LPA; 

 Verify the zone of visual influence of a proposal, utilising digital tools, to agree the extent and 
type of impact assessment required; 

 Understand the local character of areas that may be affected by the proposal; 

 Determine which heritage assets are likely to be impacted by development proposals; 

 Gain an early understanding of the significance of these heritage assets, including the 
contribution made by their setting. This will mean the impact of the proposal on significance, 
and the ability to appreciate that significance, can be adequately assessed; 

 Agree an approach for design review – a design review panel is one established tool to assess 
design proposals at the pre-application and application stage; 

 Identify what supporting information may be required, for example, heritage impact 
assessment; and, 

 Explore ways to positively respond to the historic environment. 

6.10. A full site analysis has taken place to understand the site context and historic context, particularly 
given the surrounding listed buildings and Conservation Areas. Consultation with the LPA and 
Historic England has also taken place alongside other relevant technical consultees to ensure the 
optimal design solution for the Site. 

Responding to Local Context 

6.11. With regard to responding to the Local Context, the Historic England Guidance states the following: 

“Understanding local context (including its evolution) is critical to achieving good design. This 
includes considering how the tall building relates to neighbouring buildings. It is important that the 
massing and scale of the building is appropriate in relation to its surroundings and responds to 
context to avoid or minimise harm to the significance of heritage assets. It is helpful to consider the 
relationship between the top, middle, and bottom sections of a tall building with their surroundings 
and the potential impact on streetscape, town/cityscape and skyline. Where tall buildings are 
proposed in regeneration areas, there may be opportunities to improve local character through 
design.” 

6.12. This part of the policy also relates to Policy EN2 contained in the Core Strategy, namely that 
proposals for tall buildings should “ensure that tall buildings complement the City's key existing 
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building assets and make a positive contribution to the evolution of a unique, attractive and 
distinctive Manchester, including to its skyline and approach views.” 

Townscape Context 

6.13. Advice Note 4 states that applications need to deliver architectural quality which also includes, 
impact on streetscape and near views, impact on cityscape and distant views, and impact on the 
skyline. The guidance also outlines that proposals should have a positive relationship with the 
character of place.  

6.14. A Townscape and Visual Impact Assessment (TVIA) has been submitted in Chapter 10 of the 
Environmental Statement (ES), which was prepared by Stantec. The ES Chapter examines the 
impact the Proposed Development will have on the townscape of Manchester City Centre and on 
the townscape character of the zones immediately surrounding the Proposed Development 

6.15. The Site currently comprises an area of land utilised as a surface level car park east of Great Ducie 
Street since the demolition of the former Boddingtons Brewery. The wider context of the 
townscape in the vicinity of the Site is influenced by predominantly commercial and light industrial 
development south of the historic Strangeways Prison (now HMP Manchester) and north of the 
River Irwell. The existing height and massing of development in the vicinity of the Site is fragmented 
with the surface level car park contributing to the perception of a partial void within the townscape. 
The Site is situated on the edge of the City Centre and set within an urban area where it is 
influenced by noise and movement from vehicular and rail traffic as well as other activities that are 
typical of the City Centre location. The Site exhibits a declining condition with inconsistent surface 
and boundary treatments creating a low-quality public realm with an inactive frontage onto Great 
Ducie Street 

6.16. The TVIA concludes that the proposals will result in a beneficial impact to the Strangeways 
Character area, as well as a number of key viewpoints. All other instances are likely to give rise to 
negligible impact. On this basis the proposals are considered to have a positive relationship with the 
character of the area and streetscape, as well as having a beneficial impact on key views. 

Heritage Viewpoints and Setting 

6.17. The effects of the Proposed Development have been assessed in a separate Heritage Statement and 
are summarised and addressed in Section 5 of this Statement. 

6.18. In summary, the Heritage Assessment concludes that the Proposed Development the Proposed 
Development is in keeping with the wider setting of all the heritage assets, the overall impact of this 
scheme is assessed as having no adverse effect on the significance of the settings of the identified 
heritage assets. Therefore, the proposed development will neither enhance nor harm the built 
heritage assets identified within 300m of the Site. 

6.19. There is slight adverse impact on the Cathedral Conservation area, however it is considered that 
this is outweighed by the public benefits offered by the development, including delivery of 505 
housing units, of which 276 will be affordable housing units, targeting the recognised demand for 
housing in Manchester. 

6.20. The Proposed Development is therefore compliant with regard to Policy EN3, the NPPF and the 
relevant elements of the Tall Building Guidance and Policy EN2. 

Consideration of the Impact on the Local Environment 

6.21. With regard to impact on the local environment, Advice Note 4 sets out: 

“People’s experience of local character and the historic environment can be affected by factors such 
as wind and other microclimatic changes, overshadowing, and light pollution from the development 
of a tall building. In some cases, this has the potential to impact the physical fabric of heritage 
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assets. It is important to test impacts on the local environment at design stage and present these 
through the application process to reduce the incidence of interventions being required to mitigate 
impacts post construction (which may in turn harm character and quality of a site, street or area).” 

6.22. Similarly, Policy EN2 states that: 

“By their very size tall buildings can have a significant impact on the local environment and its micro-
climate. It is therefore expected that this impact be modelled and that submissions for tall buildings 
also include appropriate measures to create an attractive, pedestrian friendly local environment.” 

6.23. Assessment of these specific criteria is set out under the subheadings below, setting out the impact 
on local amenity as well as the impact on the physical fabric of heritage assets. 

Local Amenity 

6.24. The Advice Note 4 sets out that, “consideration of the impact on the local environment is also 
important, including microclimate, overshadowing, night-time appearance, light pollution, vehicle 
movements, the environment and amenity of those in the vicinity of the building, and the impact on 
the pedestrian experience.” 

6.25. A comprehensive suite of environmental technical analysis has been undertaken to assess the 
potential impacts of the Proposed Development. These technical reports together consider the 
impact of the proposals on the local environment, and specifically the application is supported by 
the submission of an Environmental Statement (ES). The full list of environmental assessments 
prepared and submitted with this application is as follows: 

1. Standalone Assessments: 

 Archaeology 

 Ecology and Biodiversity 

 Ground Conditions 

 Heritage 

 Noise and Vibration 

 Television Interference 

 Transport 

 Flood Risk and Drainage 

2. Environmental Statement: 

 Air Quality – ES Chapter 6; 

 Climate Change – ES Chapter 7; 

 Daylight, Sunlight and Overshadowing – ES Chapter 8; 

 Human Health – ES Chapter 9; 

 Townscape and Visual Impact – ES Chapter 10; and, 

 Wind and Microclimate – ES Chapter 11. 

6.26. Overall, the proposals have considered the impact on the local environment and are in accordance 
with Advice Note 4. 

Architectural Quality 

6.27. With regard to architectural quality of the Proposed Development, Historic England’s Advice Note 
states: 
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“Consideration can be given to whether a distinctive landmark design or a restrained architectural 
response is more appropriate in terms of the likely impact on the historic environment. High-quality 
architecture involves designing a tall building ‘in the round’ so it is coherent from all directions taking 
account of a building’s scale, form, massing, proportions, silhouette, façade materials and detailed 
surface design. It is important to note that not all tall buildings can be landmarks, and not all 
landmarks need to be tall buildings.” 

6.28. Similarly, Policy EN2 of the Core Strategy states that proposals for tall buildings will be supported 
where it can be demonstrated that they are “of excellent design quality”. 

6.29. The Site is currently underutilised as a surface level car park and therefore provides no amenity or 
visual interest to the immediate area. Within this context, the site represents a key strategic 
opportunity to contribute to the regeneration of the area and this is affirmed within the endorsed 
FBB - SRF. Section 5 of the FBB - SRF Addendum (2019) covers the approach that should be taken to 
the issue of density, massing, and scale for the Site. At paragraph 5.9, in reference to the FBB - SRF, 
and the GDS - SRF, considers that the study area, ‘as a gateway site located on key routes into 
Manchester City Centre, may be an appropriate location for tall buildings, subject to development 
proposals being robustly justified in accordance with local and national planning guidance’. Both the 
FBB - SRF and the GDS - SRF documents suggest creating significant increases in density of 
development within the SRF areas. The illustrative masterplan proposed increases in height to the 
perimeter of the FBB - SRF area and, particularly along Great Ducie Street and New Bridge Street. 

6.30. Paragraph 5.15 goes on to state that: “in the event that the College does not progress with later 
phases of development and/or does not require all of the land available for educational use, there 
may be scope to deliver other development on the site between the College and the existing 
Travelodge and (proposed) Multi Storey Car Park on Francis Street. In that instance, there may be 
opportunities for delivery of a taller building on this site, addressing new connections north east 
across the site from the River Irwell, subject to a robust justification as referred to above.”. This 
paragraph specifically refers to the Site and identifies the opportunity for a tall building.  

6.31. The scale of the Proposed Development has is therefore based on MCC’s strategic objectives for the 
area.  

6.32. The Proposed Development will help to establish a new destination and act as a catalyst for 
regeneration in the wider GDS - SRF area. The core design team has undertaken extensive contextual 
analysis of the Site and surroundings and recognise the high profile nature of the Site. In this respect, 
a significant amount of time has been spent developing the proposal through options analysis and an 
iterative design process to deliver a viable and deliverable form and massing of development that is 
contextually appropriate.  

6.33. As detailed in Chapter 4, the scale, massing and form, and proportions and silhouette of the 
proposals have all been extensively explored and tested by the design team. This process is detailed 
further within the Design and Access Statement prepared by Assael and has been supported by the 
technical studies undertaken throughout the design process, including a Townscape and Visual 
Impact Assessment, Daylight and Sunlight assessment, and Wind Microclimate assessment. Within 
the process, it has been considered. Extensive consideration has therefore been given to how the 
proposals will interact with other structures 

6.34. The design justification and explanation of the proposed architectural quality are set out in detail 
within the Design and Access Statement. In principal, all details are adopting the same approach with 
the Consented Scheme, this Application reflects the change in massing to accommodate the 
additional stair core and additional units incorporated to the Proposed Development in order to 
ensure viability. Comments received from planning officers at MCC, and wider consultation process 
have been considered and have informed the Proposed Development to ensure the highest quality 
architectural design is delivered.  
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6.35. With regard to materials and surface design, a careful material palette has been chosen to create a 
cohesive development with a strong ground floor presence. As set out in Chapter 4, the red brick has 
been used throughout but with two different mortar colours; one at ground floor for the solid plinth 
and one for the upper floor, to further define the lighter design intention in this portion of the 
façades. Articulation to this brick has been added with cills and banding elements, complemented by 
architectural metalwork.  

6.36. On this basis, the proposals have considered Advice Note 4. 

Functional Design 

6.37. With regard to Historic England’s Tall Building Guidance and functional design, it states: 

“Façade treatment and finishes, external lighting, placement of plant, servicing and use of advertising 
screens are all important considerations in locations where locally distinct features are vulnerable to 
change in local context and character. The functional design of new buildings needs to consider and 
respond carefully to the historic environment. Historic environments often demonstrate strong street-
based urban design qualities. Tall buildings often need to balance a range of needs, including greater 
servicing demands for ground floors. However, the design of tall buildings should reflect or reference 
local street-based qualities, such as active frontages and human scaled design at street level.” 

6.38. Whilst the heritage impact associated with the Proposed Development has been described in detail, 
this Section sets out how the finishes, external lighting, placing of plant, servicing and other 
important considerations regarding a functional design have been taken into account and addressed. 
Similarly, Policy EN2 states that “submissions for tall buildings should also include appropriate 
measures to create an attractive, pedestrian friendly local environment” and “contribute positively to 
placemaking” and “play a positive role to placemaking in the wider area.” 

6.39. The Design and Access Statement includes full details of the process undertaken in designing the two 
buildings and public realm. This is also summarised in Section 4 of this Statement. Architecturally, the 
design has considered the needs of all users of the Proposed Development, including commercial 
tenants, residents and members of the public. In addition, care has been taken to ensure high quality 
materials are used throughout. 

6.40. An extensive area of public realm is proposed with distinct character to promote pedestrian 
movement and dwelling at the Site. 

6.41. On this basis, the proposals accord with Advice Note 4 and will deliver a functional design and meets 
the requirements of Policy EN2 with regard to creating an attractive pedestrian environment. 

Sustainable Design and Construction  

6.42. Advice Note 4 sets out that tall buildings should “provide opportunities to enhance the appearance of 
an area and reduce harm to the historic environment through the re-development or retrofit of a tall 
building can be explored. Considerations may include different massing options; improvements to the 
base of the building and public realm; using durable high-quality materials; and whole life carbon 
costs.” 

6.43. Policy EN2 also states that the proposals should “contribute positively to sustainability” and “be 
served by public transport nodes”. 

6.44. Manchester City Council has published the Climate Change Action Plan 2020-2025 in 2020, 
subsequently updated in 2022 in which it sets out a five-year plan to respond to the Climate 
Emergency, tackle climate change and work towards becoming a zero carbon organisation by 2038 at 
the latest. 

6.45. The Environmental Standards Statement (ESS) and Energy Statement sets out how the Proposed 
Development will incorporate sustainability measures, including energy efficiency and environmental 
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design. In addition, Chapter 11 of the ES assesses the impact of the Proposed Development on 
Climate Change. 

Flood Risk and Drainage  

6.46. A Flood Risk Assessment and Drainage Strategy has been prepared by SGi Consulting and is 
submitted in support of this planning application.  

6.47. In summary, the Proposed Development will be designed in order to reduce the post development 
surface water run-off to at least 50% of the existing surface-water brownfield runoff rates. The 
Drainage Strategy will also be designed to withstand a 1 in a 100-year storm event plus a 40% 
allowance for climate change.  

6.48. Please refer to paragraphs 5.239 to 5.140 of this Statement or the Flood Risk Assessment and 
Drainage Strategy for further details. 

 Sustainability Measures  

6.49. The Environmental Standards Statement (ESS) and Energy Statement submitted in support of this 
application sets out how the Proposed Development will incorporate sustainability measures, 
including energy efficiency and environmental design. In addition, Chapter 7 of the ES assess the 
impact of the Proposed Development on Climate Change and as part of this includes an assessment 
of Green House Gas (GHG) emissions and embodied carbon.  

Energy Strategy  

6.50. The Proposed Development directly supports the Council’s 2038 Net Zero Carbon target and has 
been designed on the basis that it will seek to achieve the following overall targets:  

 Incorporating an enhanced 'fabric led' material specification along with high quality design and 

exemplary construction standards. 

 Being designed and specified in accordance with the principles of the energy hierarchy. 

 Demonstrating an alignment with the energy efficiency requirements and carbon dioxide 

emission reduction targets within local planning policy.  

 A commitment to achieving a significant dwelling emission rate reduction relative to the current 

Part L1A (2013) compliance standard. 

 The water consumption of the development will be minimised, and the internal water strategy 

will exceed the regulatory standard specified. 

6.51. A combination of enhanced building fabric specification (significantly beyond the current regulatory 
compliance standard) allied to efficient mechanical and electrical systems and sophisticated controls 
will achieve compliance with the emission reduction targets stipulated by MCC’s adopted planning 
policy, Building Regulation Part L (2013). This is supported by MCC Core Strategy Policy EN 4, which 
supports reducing CO2 Emissions by enabling Low and Zero Carbon Development; and Policy EN 6 
which requires that applications for residential development of 10 or more units and all other 
development over 1,000 sq m will be expected as a minimum to meet the target of a 15% increase 
on Part L 2010, unless this can be shown not to be viable. 

6.52. Priority is given to achieving the energy and carbon emissions targets by means of on-site measures 
applying the principles of the energy hierarchy. This mechanical and electrical specification will 
deliver a Building Regulation Part L1A (2013), Part L2A (2013) compliant scheme for all aspects of the 
Proposed Development and will provide the following benefits: 

 Improvement of 40.83% over Part L for the residential dwellings, and a 17.1 % improvement over 

Part L for the commercial units.  

 Mechanical Ventilation with Heat Recovery (MVHR) 
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 No mechanical cooling required for the dwellings 

 Low energy and LED lighting  

 High efficiency hot water storage 

 Sophisticated heating controls 

 Split system heat pumps 

6.53. For further information on the sustainability credentials of the Proposed Development, please refer 
to the Environmental Standards and Energy Statement submitted with this application.  

Energy Efficiency and Carbon Reduction  

Renewable Energy  

6.54. Wallace Whittle, the project’s energy consultant, has assessed the suitability of the proposals for 
renewable energy. From this assessment it is considered the use of photovoltaics (PV) and air source 
heat pumps are suitable.  

6.55. PVs have been included at roof level for to provide 36kWp to reduce energy consumption and onsite 
carbon emissions. Air source heat pumps are considered technically feasible for the development 
and will delivering high efficiency hot water for the occupiers. 

6.56. Due to the nature of the Proposed Development, the remainder of the renewable energy techniques 
considered have been ruled out. Further details on each of these can be found in the ESS and Energy 
Statement prepared by Wallace Whittle. 

Build Fabric and Thermal Performance 

6.57. A fabric first approach has been taken, in line with the Core Strategy’s approach of ‘be lean’. High 
performance thermal insulation is provided throughout the building envelope (ensuring very low U-
values for all heat loss elements) and thermally efficient windows and doors will minimise heat loss 
through the main building elements. 

6.58. Attention to cold bridging junctions including the provision of insulation to reduce heat and limit heat 
losses that occur at the junctions between building elements and around openings will significantly 
improve the emission rate of the dwellings. 

6.59. An overheating assessment has been undertaken on a representative sample of apartment within 
the buildings This has informed the ventilation strategy, as below, and with the intention to fully 
comply with the acoustic, ventilation and odour (AVO) guidance. As detailed design development is 
undertaken further overheating assessments will be undertaken to ensure this is achieved 
throughout the development.  

6.60. For further details please refer to the Energy and Environmental Standards Statement prepared by 
Wallace Whittle.  

Ventilation  

6.61. A Ventilation Strategy Report has been prepared by Wallace Whittle. Residential dwellings will be 
provided with a ‘Whole House’ ventilation system in accordance with the Domestic Building Services 
Compliance Guide section eight. The dwelling system will be of the continuous mechanical 
ventilation with heat recovery (MVHR) type as defined under System 4 of Approved Document F. 

6.62. Each dwelling will be provided with a dedicated MVHR unit. The unit will intake fresh air and 
discharge exhaust air to atmosphere via suitably separated façade terminals. Inlet and outlet air 
terminals on the external façade will be no less than 1m apart to prevent recirculation of stale air. 
MVHR units will be complete with automatic controls and an automatic summer bypass facility. 
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6.63. A boost facility will increase extract rates proportionally via either humidity sensor or manual switch 
to the kitchen. Kitchen areas will be provided with a carbon filter type recirculation hood above the 
hob. 

6.64. It is proposed that purge ventilation to habitable rooms will be provided via manually openable 
windows. Where this is not possible enhanced MVHR units will be provided to overcome heat gains 
or noise pollution. The apartment ventilation systems will take cognizance of the AVO guide and 
measures to mitigate overheating will be developed as part of the ongoing design process. The full 
quantum of apartments which require enhanced MVHR to be in accordance with the AVO guide will 
be determined once a full assessment has been undertaken for all apartments.  

6.65. General ventilation will be provided via the façade of the commercial units, typically via a continuous 
louvred strip at high level above the glazing line or in line with the structure at high level. All such 
louvres will be provided as part of the façade package for tenant fit out. Whilst there is currently no 
hot food provision anticipated for the commercial units, a spatial allowance has been made within 
the vertical riser provision for future catering extract if required.  

6.66. Please refer to the Ventilation Statement prepared by Wallace Whittle for further information.  

Climate Change  

6.67. An assessment of the Climate Change Effects of the Development have been considered in Chapter 7 
of the Environmental Statement Submitted with this Application. It has analysed the effects for both 
the construction stage and the operational stage of the Proposed Development. 

6.68. In addition, Wallace Whittle have completed a Whole Life Carbon (WLC) Assessment for the scheme, 
in line with BS 15978:2011 and the RICS Professional Statement: Whole Life Carbon (RICS PS: WLC) 
assessment for the built environment. This considers total operational carbon emissions (which 
includes both unregulated and regulated); embodied carbon emissions; and any future potential 
carbon emissions ‘benefits’, post end-of-life, including benefits from reuse and recycling of building 
structure and materials. 

6.69. The WLC Assessment notes that in terms of Construction Phase emissions, the Project is estimated to 
generate emissions of an additional 20,448 kgCO2e. In terms of Operational Phase emissions, the 
Project is estimated to generate emissions of an additional 357 kgCO2e in the Opening year. 
Emissions are expected to decrease as the energy supply decarbonises to Net Zero by 2050. 

6.70. These levels achieves the GLA benchmark target and the aspirational targets for set out within the 
London Planning Guidance Whole Life-Cycle Carbon Assessments (2022). This guidance has been 
used as a benchmark target as a recognised guidance to calculate and reduce WLC emissions in new 
development, underpinned by BS EN 15978 and the RICS PS: WLC. 

Provision of a Well-Designed and Inclusive Environment 

6.71. Historic England’s Advice Note states that: 

 “The way tall buildings are experienced at ground level is an important consideration as tall buildings 
can have a significant impact on the historic streetscape and public realm. In some cases, 
redevelopments may create opportunities to enhance elements of the significance of heritage assets 
by opening lost views or revealing historic street patterns.” 

6.72. Advice Note 4 sets out that “Well-designed tall buildings provide an inclusive environment, both 
internally and externally, taking opportunities to offer improved permeability, accessibility and, where 
appropriate, the opening up or effective closure of views to improve the legibility of the wider 
townscape.” 

6.73. Section 12 of the NPPF sets out the need for developments to be inclusive and accessible for existing 
and future users. 
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6.74. The Proposed Development includes a high quality design and finish across the scheme. A mix of 
apartments, which will range from one, two and three bedroom units, are available to ensure choice 
for a wide range of potential occupants and to help foster a mixed community within the Proposed 
Development. 

6.75. In particular, the Proposed Development has been designed to create a safe, inclusive, and accessible 
space for all as outlined in Chapter 4. All apartments will meet Building Regulations Part M4(2) and 
by meeting these criteria, it is anticipated that it will be possible to deliver homes that allow future 
adaptation to meet the changing needs of occupants over time, including those of some older and 
disabled people. Furthermore, the landscaped areas have been levelled out and ramps have been 
included to ensure that all areas are fully accessible and are therefore compliant with the Equality 
Act. This is supported by the provision of 5 blue badge carparking spaces 

6.76. The high quality landscaping strategy is submitted as part of the application will enhance the local 
area and realise the ambitions of the SRFs. The new landscaping proposals will create a welcoming, 
pleasant environment, which will encourage greater public use to the area and provide areas to relax 
for those who wish to. For further details please refer to the Landscaping Strategy prepared by 
Exterior Architecture.  

Public Space and Facilities 

6.77. Advice Note 4 states that “consideration needs to be given to tall building’s contribution to public 
space and facilities. This applies both internally and externally, including provision of a mix of uses 
(especially on the ground floor of towers, as part of a well-designed public realm”.  

6.78. This can also be read alongside paragraph 130 of the NPPF, it is stated that proposals should use 
effective landscaping and sustain an appropriate amount of development such as public space as 
part of the proposals. It also goes on to emphasise the importance of trees to the character of urban 
environments and notes the role trees have in helping to adapt and mitigate climate change.  

6.79. A detailed landscaping plan and strategy has been prepared by Exterior Architecture as part of the 
application and sets out the vision for the pocket park at the heart of the Proposed Development. 
The provision of an area of publicly accessible space has been a key element of the design 
development of the Site. The pocket park helps to ground the development and create a space of 
calm for residents and visitors to enjoy. It will also help to improve east-west linkages across the Site, 
a key part of the regeneration ambitions for the area. Through opening up the Site to the wider City 
Centre, the Proposed Development also adheres to Manchester’s Green and Blue Infrastructure 
Strategy (2015), subsequently updated in 2022, of improving linkages between these spaces. The 
Green and Blue Infrastructure Strategy has the overall vision of: 

“By 2025 high quality, well maintained green and blue spaces will be an integral part of all 
neighbourhoods. The city’s communities will be living healthy, fulfilled lives, enjoying access to parks 
and greenspaces and safe green routes for walking, cycling and exercise throughout the city...” 

6.80. A Green and Blue Infrastructure Statement has been prepared and is submitted in support of this 
planning application. It details how the Proposed Development responds to the Manchester Green 
and Blue Infrastructure Strategy 2022 visions and objectives (unchanged from 2015 version).  

6.81. In summary, the Proposed Development will deliver significant public benefits to the residents of the 
scheme at the Former Boddingtons Site, as well as the other local residents. This will make a marked 
improvement from the existing usage which currently provides little amenity beyond car parking, and 
visually detracts from its surroundings. It is widely accepted public space is limited within Manchester 
and the Proposed Development will provide a significant amount. This public realm has been 
designed to the highest quality and will provide spaces for individuals, groups, and families to enjoy, 
relax and for children to play. Notwithstanding, the proposals will help to increase the overall level of 
biodiversity within this area by introducing native planting. 
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6.82. The ground floor commercial uses and flexible resident’s co-working space will bring animation to 
the space and enhance the amenity of the area. These commercial spaces will spill out onto the 
proposed boulevard and create a lively destination.  

6.83. On this basis the proposals accord with Advice Note 4 and contribute to public space and facilities. 

Summary 

6.84. All the relevant elements of the Tall Building Guidance from Historic England, in addition to the policy 
requirements set out in Policy EN2 of Manchester Core Strategy, have been comprehensively 
addressed under the subheadings set out above. 

6.85. The Proposed Development has been developed through a comprehensive engagement process, 
including an analysis of the visual impact on identified heritage assets through a series of accurate 
rendered key views. 

6.86. In summary, the Proposed Development has carefully considered and addressed the relevant 
guidance and Manchester City Council’s Core Strategy Policy EN2 on Tall Buildings. 
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7. Summary and Conclusion 
7.1. This Planning and Tall Building Statement has been prepared by Deloitte LLP in support of a Full 

Planning Application for the re-development of this part of the Former Boddingtons Brewery Site.  

7.2. The Site has been underutilised for many years and its current use as a surface level car park detracts 
from the overall attractiveness of the area. Therefore, the Proposed Development will help to 
transform this area to become a new and exciting part of Manchester to live, work and play. The Site 
benefits from an existing permission, the Original Consent,  

7.3. Since the Original Consent was approved, new building regulations have been introduced which 
mandate a second staircase within all new residential buildings over 18m. The Proposed 
Development responds to this through revised internal layouts to allow a second additional stair core 
with reconfigured circulation routes, to ensure all residential units across both buildings have access 
to two stair cores. 

7.4. In order to ensure the scheme remains viable, the revised scheme seeks to offset the loss of internal 
floor area due to introduction of the additional stair cores (and associated reduced efficiencies) 
across the two buildings, including an increase in height to between 12 to 29 stories, and an 
additional 40 residential units (total of 505). The Proposed Development otherwise retains the same 
underlying design principles and strategies approved as part of the Original Consent. 

7.5. The Proposed Development directly supports Great Ducie Street SRF and Former Boddingtons 
Brewery SRF visions through the redevelopment of the Site for a high-density residential-led 
development. The Proposed Development will contribute to the prominent landmark clustering that 
signalises the entrance to the Framework area and the City Centre.  

7.6. When taken as a whole, the redevelopment of the Site for use as a residential-led development 
complies with the national and local development plan policies and the Manchester Residential 
Quality Guidance (2017).  

7.7. The Site is in a highly sustainable location due to the proximity of a wide range of transport links. The 
current use of the Site does not fully utilise the Site’s locational advantages. The Site is within easy 
reach of areas of work, leisure facilities, public transport and other social infrastructure facilities and 
would cater to the growing need for housing in Manchester and Greater Manchester more broadly.  

7.8. The Proposed Development has been designed taking into consideration a range of housing needs 
including families, through the provision of one, two, three bed apartments. This will contribute to 
meeting Manchester’s annual housing need as stated in Manchester’s Core Strategy Policy H1 
Overall Housing Provision, and the Manchester Residential Growth Strategy. The increased housing 
provision will in turn support Manchester’s future economic growth. 

7.9. The Applicant is committed to maximising the quantum of affordable housing to be delivered on the 
site. This planning submission therefore reflects the consented scheme as follows: 

 It proposes delivery 5% on-site affordable housing by unit (25 homes) to be secured within the 

S.106 Agreement. This will be achieved by application of internal subsidy.  

 In addition to this, Clarion Housing Group is seeking external funding through its strategic 

partnership with Homes England together with additional internal subsidy in order to secure 

delivery of a further 55% on-site affordable housing by unit (278 homes). 
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7.10. Therefore, as a total of 60% of the overall number of homes therefore are intended to be delivered 
as affordable (reflecting the Consented Scheme). However, due to the overall increase in unit 
numbers, this will delivers a further 27 affordable units to the city. 

7.11. The Proposed Development has been designed to respond to the surrounding area and context. A 
comprehensive townscape and massing analysis has been undertaken to ensure that the scale of the 
development reflects its prominent location at a key gateway into the City Centre. It achieves the 
desired streetscape variety and will act as a landmark entry-point to the City Centre. The Proposed 
Development fully complies with the policies and guidance in relation to tall buildings.  

7.12. The Proposed Development will result in a number of benefits, as follows:  

Economic 

 A viable use of an underused site: The Site has been historically underutilised as a surface level 
car park. The current use of the Site fails to fully utilise the positive attributes of the Site. The 
redevelopment of the Site for residential-led uses positively contributes towards the ongoing 
regeneration of Manchester and the expansion of the City Centre. It will provide an attractive 
environment and will encourage further investment in the surrounding area. 

 Support employment opportunities: During the construction phase employment opportunities 
will be created, including opportunities to encourage and develop skills, internships, and 
apprenticeships among the varied and specialised trade contractors during the construction 
phase. During the operation phase there will be building management employment 
opportunities and the commercial units will provide employment opportunities in the form of 
full-time and part-time jobs. 

 Support inclusive economic growth: the proposals will support MCC’s vision for inclusive 
growth and will contribute to a balanced housing market that is required to support these jobs 
and to retain / attract talent. The creation of residential units in a mix of sizes, affordable 
housing tenures, and styles, will promote a mix of families, young professionals, retirees to live 
and work in the City Centre or City Centre Fringe. This will contribute to meeting the housing 
need of Manchester every year as stated in Manchester’s Core Strategy Policy H1 Overall 
Housing Provision and the Residential Growth Strategy. The increased housing provision will in 
turn result in population growth and an overall enhanced productivity within the City. The 
forecasted economic growth of Manchester indicates the employment opportunities will be 
concentrated in the City Centre which only minutes’ walk from the Site, therefore providing 
easy access to opportunities for future residents.  

 Demand: The proposed residential development will help to meet the recognised demand for 
City Centre and City Centre Fringe living. The Site is ideally located for residents to reach a wide 
range of facilities including work, leisure, a wide range of social infrastructure and numerous 
transport options. 

 Act as a Catalyst for Regeneration: the proposals are the next phase of regeneration within the 
SRF areas, complementing the under construction Manchester College and proposed Old 
Brewery Gardens. Subject to planning, the intention is to commence on Site in 2023 and 
complete by 2026. This immediate investment will act as a catalyst for further developer 
interest in this underutilised area.  

 Expansion of the City Centre: it has been documented in the City Council’s City Centre Strategic 
Plan (2016) that Manchester’s significant economic and population growth is demanding a re-
evaluation of the City Centre. This is given its current phase of expansion, the increasingly 
obvious finite nature of land resources, and a clear desire to prioritise urban regeneration and 
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therefore protect areas of Green Belt around Manchester and the wider conurbation. As such, 
the redevelopment of the site will facilitate the expansion of the City Centre away from its 
traditional core and prioritise brownfield land.  

Environmental 

 Brownfield Land- the proposals make efficient use of brownfield land and repurpose what is an 
underutilised site. The high-density residential uses capitalises on the highly sustainable 
location and proximity to all the amenities the City Centre offers.  

 High level of sustainability – The Proposed Development will utilise an all-electric approach 
using air source heat pumps and photovoltaic panels, as well as utilising a fabric-first approach 
to the buildings design. The Part L improvement is 40.83% for the residential element and 
17.1% for the commercial units, both significantly in excess of planning policy requirements. 
The proposals will therefore contribute to MCC’s net-zero carbon emissions ambitions.  

 Enhancement of Blue and Green Infrastructure increase in the level of biodiversity – The 
proposed public realm will help to enhance Manchester’s Green and Blue Infrastructure assets 
by improving their overall quality and function, and is anticipated to result in 1,153.17% BNG. 
The River Irwell will be opened up to provide individuals with the opportunity to enjoy the 
riverside setting that befits the site whilst the high-quality planting will introduce a significant 
increase of vegetation (using native species) into a part of the City Centre where it is currently 
quite limited. 

Social  

 A new neighbourhood: the proposals will start to establish a residential community, grounded 
by the pocket park. The proposed accommodation mix, and tenure will help to drive sustainable 
and diverse community and transform the area into a neighbourhood of choice.  

 Vitality, Safety and Security: The redevelopment of the Site and the subsequent increase in 
activity will animate the area and make it a more welcoming environment for pedestrians. This 
will help to create a more safe and secure site by increasing the level of natural surveillance. 

 Provision of a significant area of new high-quality public realm: The proposed public realm will 
provide a green open space for new residents, future staff and students at Manchester College, 
future residents, and visitors to play, relax and socialise. This area of publicly accessible space 
will also improve connectivity to Manchester’s existing blue and green network. 

 Providing on-site affordable housing: The proposals will include 5% on-site affordable housing, 
and which will be established through an independent third-party assessment of the submitted 
viability appraisal. In addition to this, the Applicant is seeking external funding to secure 
delivery of a further 55% on-site affordable housing by unit, for a total 60% on Site affordable 
Housing. This will help to meet the identified need for affordable housing in this location and is 
in accordance with the tenure mix set out in Core Strategy Policy H8.  

 Commercial Uses: Delivering a range of commercial offer to appeal to future residents, the staff 
and students at Manchester College as well as to attract visitors. The uses will help create a 
vibrant atmosphere and ensure there is activity throughout the day and evening.  

 Accessibility: A development that is designed to be accessible to all users including those whose 
mobility is impaired. 
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7.13. The cumulative effect of all these benefits will be very significant. It is clear the Proposed 
Development provides a wide range of public benefits that will deliver economic, social, and 
environmental benefits to the local community. The Proposed Development ensures this scheme 
remains viable and deliverable within the current market. 

7.14. A detailed assessment of the proposals has been undertaken against adopted planning policy as set 
out in Chapters 5, 6, and Appendix A of this Statement. The Proposed Development is consistent with 
the aims and objectives of the Development Plan as a whole and is further justified in the context of 
other material considerations, including the NPPF and measures taken to mitigate any identified 
impacts.  

7.15. It has been demonstrated that a well-considered and balanced approach has been taken to the 
development to ensure delivery of the overarching economic, social, and environmental objectives of 
sustainable development. As such, the Proposed Development therefore merits of the support of the 
Local Planning Authority. 
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Appendix A – EN2: Tall Building 
Policy Assessment 
 
Core Strategy Policy EN2 

Policy EN 2 Tall Buildings  

Manchester Core Strategy (2012) 

Response 

Are of excellent design quality. 

A fundamental design objective will be to 

ensure that tall buildings complement the City's 

key existing building assets and make a positive 

contribution to the evolution of a unique, 

attractive and distinctive Manchester, including 

its skyline and approach views. 

The Proposed Development has been designed by a professional design team 

with experience and track record in delivering projects of this complexity and 

scale.  

The height and massing have been developed to respect the surrounding areas 

and to address the ambitions of the Great Ducie Street SRF and Former 

Boddingtons Brewery SRF which supports the redevelopment of the site, 

including the potential for a tall building. This will assist in connecting the Great 

Ducie Street area into the urban fabric of the City Centre and will act as a 

powerful catalyst for further place-based regeneration and the extension of 

high-quality use into this area. The proposals are a result of a detailed design 

process and have responded to the surrounding context, including the adjacent 

Manchester College and Old Brewery Gardens proposals.  

A Townscape and Visual Impact Assessment has been undertaken as part of the 

application and which concludes the construction phase of the Proposed 

Development is likely to give rise to significant adverse effects upon areas of the 

townscape. However, it also identifies that the proposed development will give 

rise to significant beneficial effects upon the townscape and key views. 

Are appropriately located. 

Suitable locations will include sites within and 

immediately adjacent to the City Centre with 

particular encouragement given to non-

conservation areas and sites which can easily 

be served by public transport nodes 

The Site is located at the edge of Manchester City Centre. The City Centre is 

characterised as comprising a number of tall buildings and high-density 

development. As noted above, the principle of a tall building in this location has 

been set out in the SRF and which will help visually connect the Strangeways 

area into the City Centre. It is therefore appropriately located for high rise 

residential development. 

It is currently a brownfield site which was previously used as a surface level car 

park. The Proposed Development will act to reinvigorate the Site, providing a 

residential neighbourhood of choice, establishing a strong sense of place, 

enhancing the quality and permeability of the streetscape and the architectural 

fabric of the area. 

The Site does not contain any listed buildings and nor is it located within a 

conservation area. However, there are a number of heritage assets within the 

proximity of the site and which have been considered within the Heritage 

Statement prepared by Salford Archaeology.  
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Policy EN 2 Tall Buildings  

Manchester Core Strategy (2012) 

Response 

The Site has excellent accessibility to a range of public transport modes, 

including bus, rail and Metrolink. For example, Manchester Victoria is circa 5-

10minutes walk and which provides extensive public transport options which 

connect users across the City, Greater Manchester and beyond. Further details 

on the choice of public transport options can be found in the Transport 

Statement prepared by Curtins. 

In summary, the Proposed Development is appropriately located and maximises 

a brownfield site which is immediately adjacent to the City Centre, not within a 

conservation area, and well located to public transport.  

Contribute positively to sustainability. 

By their very size tall buildings can have a 

significant impact on the local environment and 

its micro-climate. It is therefore expected that 

this impact be modelled and that submissions 

for tall buildings also include appropriate 

measures to create an attractive, pedestrian 

friendly local environment. 

The Proposed Development creates two residential buildings with commercial 

uses at ground level of an exceptional design quality alongside new public realm, 

which will bring activity to the neighbourhood, animating the street level. This 

creates a safe and accessible environment with clearly defined areas and active 

public frontages to enhance the local quality of life. Improvements on Site will 

lead to a net increase in the number of trees and a biodiversity gain through 

appropriate planting and habitat creation. 

The Proposed Development will incorporate sustainability measures as set out in 

the supporting ESS and Energy Statement. 

Environmental analysis has been undertaken and ensures that the local 

environment is both attractive and pedestrian friendly. In relation to this, the 

wind and microclimate assessment has shown appropriate results for the 

intended use of outdoor spaces, particularly within the public realm is suitable 

for walking through as well as dwelling time. For further details on the wind 

microclimate please refer to Chapter 10 of the ES. 

Contribute positively to place making, for 

example as a landmark, by terminating a view, 

or by signposting a facility of significance. 

Elsewhere within Manchester tall building 

development will only be supported where, in 

addition to the requirements listed in Table 6.7, 

it can be shown to play a positive role in a 

coordinated place-making approach to a wider 

area. Suitable locations are likely to relate to 

existing district centres. The height of tall 

buildings in such locations should relate more 

to the local, rather than the City Centre, urban 

context. 

The Proposed Development will redevelop a key strategic site that currently has 

a negative impact on the surrounding townscape and will help transform a key 

point of entry into the City Centre, improving the perception and image of this 

area. The TVIA, states that in most cases the effects are recorded as beneficial or 

negligible.  

The Proposed Development will also enhance the amenity of the area through 

the provision of a large amount of public realm, helping to transform the area 

into a new destination. The proposed public realm and high-quality architectural 

design of the building will help improve placemaking on the Site and 

complement the forthcoming Manchester College and Old Brewery Gardens. 

The tall element will act as a landmark to the north of the City Centre and as 

gateway into Strangeways and beyond.  

 

Will bring significant regeneration benefits. 

It will also be necessary for the 

applicant/developer to demonstrate that 

proposals for tall buildings are viable and 

deliverable. 

The Proposed Development regenerates an underutilised brownfield site and 

acts as a catalyst for further regeneration to the area. This is discussed further in 

Chapter 4 and Chapter 7. 

The proposals have been fully coordinated through an experienced design and 

development team. A detailed costing exercise has been considered throughout 

and the viability of the proposals has been set out in the Viability Statement 

prepared by Grasscroft. The Applicant, as the UK’s largest registered provider, 

has extensive experience of delivering high-quality schemes across the country 

and is hoping to commence works on site in 2022, subject to planning 

permission.   
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Appendix B: Green and Blue 
Infrastructure Statement 

Green and Blue Infrastructure 

The table below outlines how the Proposed Development responds to the vision and objectives set out in the 
Manchester Green and Blue Infrastructure Strategy 2015, subsequently updated in 2022 (and in turn Core Strategy 
Policies EN9 Green Infrastructure and EN15 Biodiversity and Geological Conservation). It should be read in conjunction 
with the Design and Access Statement.  

Table B.1: Assessment of Proposed Green and Blue Infrastructure - Vision 

Vision: Response: 

By 2025 high quality, well maintained green and blue spaces will 

be an integral part of all neighbourhoods. The City’s 

communities will be living healthy, fulfilled lives, enjoying access 

to parks and greenspaces and safe green routes for walking, 

cycling and exercise throughout the City. Businesses will be 

investing in areas with high environmental quality and attractive 

surroundings, enjoying access to a healthy, talented workforce. 

New funding models will be in place, ensuring progress 

achieved by 2025 can be sustained and provide the platform for 

ongoing investment in the years to follow.
 

The development will include a new publicly accessible 

courtyard space, which will add to the network of green spaces 

available to local residents.  

This will connect in with further public realm improvements, 

within the Former Boddingtons Brewery SRF, including a 

boulevard – opening up this area for safe and enjoyable 

pedestrian use. The proposals have been orientated to enhance 

east-west connections for pedestrians and cyclists, an objective 

of the SRFs.  

Table B.2: Assessment of Proposed Green and Blue Infrastructure - Objectives 

Objectives established to enable the vision to be achieved: Response: 

1. Improve the quality and function of existing Green and 

Blue Infrastructure, to maximise the benefits it delivers. 

 

The Proposed Development will involve the redevelopment of a 

previously developed site and will unlock access to green and 

blue infrastructure through the provision of a green space in the 

form of a pocket park.  

As a result of measures to increase biodiversity on Site, it is 

anticipated the Proposed Development will result in 1,153.17% 

BNG. 

2. Use appropriate green and blue infrastructure as a key 

component of new developments to help create successful 

neighbourhoods and support the City’s growth. 

The Proposed Development will support the regeneration of the 

Great Ducie Street neighbourhood. New development in this 

location will reinforce the River Irwell as a blue infrastructure 

asset.  

The proposed new public realm and landscaping seeks to create 

an attractive and pedestrian friendly environment that is 

accessible to all, including the new residents. The pocket park 

has been designed as the heart of the development and will 

provide a new destination for visitors and surrounding 

residents.  
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Objectives established to enable the vision to be achieved: Response: 

3. Improve connectivity and accessibility to green and blue 

infrastructure within the City and beyond. 

In addition to the above, pavements around the Site will be 

improved. 

Overall, the Proposed Development will enhance pedestrian 

connectivity, access and perception of safety by creating a 

quality streetscape.  

 

4. Improve and promote a wider understanding and 

awareness of the benefits that green and blue 

infrastructure provides to residents, the economy and the 

local environment. 

The benefits derived through the Proposed Development will 

help to create a level of understanding and respect for 

Manchester’s Green and Blue Infrastructure assets. 

The improved streetscape, pedestrian linkages and allotments 

will encourage people to walk around the building. 

In addition, the nearby streets around the HMP Manchester 

building will benefit from additional use and increased 

surveillance against potential anti-social behavior.  

As people grow increasingly concerned with the need to take 

responsive action to Climate Change, new development needs 

to be more innovative and sensitively designed to reduce its 

impact. The Proposed Development will increase people’s 

awareness of the importance of Green Infrastructure with the 

proposed tree line streets. 
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Appendix C: Climate Emergency 
Response 
In March 2020, MCC published its Climate Change Framework 2025-2025 (“the Framework”). This 
Framework is a high level strategy for meeting the Council’s commitment to ‘play their full part’ on climate 
change. It will need to develop over the next five years, in line with changes in policy, climate science, the 
Council’s rate of progress on this issue, and other factors. 

The Framework sets four overarching objectives as described below: 

 Objective 1 – Staying within our carbon budgets 

 Objective 2 – Climate adaptation and resilience 

 Objective 3 – Health and wellbeing 

 Objective 4 – Inclusive, zero carbon and climate resilient economy 

In addition, there are a six Priority Actions that will focus efforts to achieve these overarching objectives. 
These are described below alongside consideration of how the Proposed Development supports their 
aspirations. 

Priority Actions  

Priority Action 1 – Buildings 

New buildings  

We need to ensure that new developments in the city don’t eat into our limited carbon budgets and add to 
the already significant retrofit challenge. This means that we need them to be built and operated to zero 
carbon standards as soon as possible.  

The ideal way to do this is through UK Government establishing a national zero carbon definition and 
methodology for its implementation, and for Manchester City Council to implement this standard as quickly 
as possible through the local planning system.  

This should include applying zero carbon standards to all developments where the Council has additional 
influence, for example as a client / end-user, landowner or development partner, with a view to all new 
development needing to be zero carbon from 2023 at the latest, when the new Manchester Local Plan is 
expected to become operational 

MCC highlights that the “ideal way” to achieve zero carbon standards is through the UK government to 
establish a national zero carbon definition and methodology for its implementation. MCC would then be 
able to implement this through their local planning system, creating certainty for developers on what is 
expected to achieve “zero carbon standard.” In absence of this certainty, the most appropriate way forward 
for development is to be cognisant of the aspiration to reduce the city’s impact on Climate Change and 
design proposals to support this as far as practical. 

Full details on the measures that have been considered and incorporated are set out the Environmental 
Standards and Energy Statement prepared by Wallace Whittle, submitted as part of this application, but in 
summary they include: 

 The scheme utilises an all-electric strategy, taking advantage of continual grid decarbonisation; 

 Enhanced fabric performance; improved U-Values and air permeability reduces primary energy; 

 Compliance with Part L 2021 standards; 

 Solar Photovoltaics (PV) and Low Carbon Air Source Heat Pumps (ASHP) for domestic hot water (DHW) 
generation.  
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 180m2 PV array to serve the non-domestic elements of the development. 

 Mixed mode ventilation strategy combining natural ventilation and MVHR; and 

 Glazing and openings optimised to prevent overheating. 

Priority Action 2 – Renewable Energy 

We need a combination of two, possibly three, sources of renewable electricity:  

Our own renewable energy generated inside the city: this includes significant increases in the amount 
generated from solar photovoltaic (PV) panels. In 2019, only 1% of Manchester’s electricity demand was met 
by local renewable generation.  

Decarbonised National Grid: driven by UK Government, the National Grid has been decarbonising in recent 
years; we need this to continue but at an accelerated rate, with a view to being fully decarbonised as soon as 
possible.  

Our own renewable energy generated outside the city: this could include through ‘power purchase 
agreements’ with renewable energy generators, and/or investing in our own renewable energy generation 
through, for example, wind warms, solar farms, and others. This option is particularly important if the 
National Grid doesn’t decarbonise at the rate, we need it to.  

We will also become more compatible with intermittent generation by developing smart grids and dynamic 
demand within Manchester 

The proposed energy strategy will provide a number of benefits in terms of energy efficiency, deliverability 
and viability of the scheme as a whole. The advantages of the proposed all-electric strategy include being 
able to take advantage of a decarbonised National Grid and potentially connecting to any future regional or 
city-wide renewable energy infrastructure. 

The UK government is committed to reducing the country’s emissions and has legislated to do so within the 
Climate Change Act. As the UK’s grid becomes less carbon intense over time the carbon emissions associated 
with full electric heating will become less. 

Further details on the above can be found within Environmental Standards and Energy Statement prepared 
by Wallace Whittle the Design and Access Statement prepared by Assael, however in summary this includes 
reducing the energy demand of the Proposed Development via the use of onsite renewable technologies to 
improve energy security for occupants of the Site and export of surplus energy back to the grid. 

Priority Action 3 – Transport and Flying  

The five headline actions the Framework promotes taking are: 

 Increase walking and cycling 

 Increase public transport use 

 Private vehicles – where travel by private vehicle is necessary, we need these to be electric vehicles, 
supported by easily accessible charring points, and with the right incentives to accelerate their uptake. 

 Rail connections to other cities 

 Flying 

The Proposed Development is located in a highly sustainable location within walking distance of Manchester 
City Centre and its wide range of employment, residential, leisure, and retail opportunities. It also within 
walking distance of Manchester Piccadilly (a key regional mainline rail station). There is also an extensive 
amount of new cycle parking provision within the Proposed Development with 505 cycle parking spaces 
proposed at the Site, representing a 1:1 cycle space to apartment ratio. 

The Interim Travel Plan sets out a package of measures to reduce the transport and traffic impact of the 
Proposed Development, including: 

 Measures to encourage walking – The Welcome Pack will include a map, identifying pedestrian friendly 
routes surrounding the Site in order to ensure that residents are aware of the facilities available to 
them. Residents will be encouraged to participate in national events, such as Walk to Work Week, and 
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these events will be promoted electronically and within the Welcome Packs. Details of local walking 
shops will also be provided to residents. 

 Measures to encourage cycling – Cycle parking will be provided at the Site in line within the Council’s 
recommendations of a 1:1 cycle space to apartment ratio. This is considered sufficient to satisfy the 
current cycling demand and encourage it as a sustainable mode of access to the Site. The Welcome 
Pack will include information on cycle routes available between the development site and common 
destinations, including surrounding employment areas and local amenities. Details of local cycling shops 
and mobile cycle repairs will be provided to residents at the Site within the Welcome Packs. Residents 
will also have access to bike hire facilities associated with the Mobility Hub development which will be 
promoted to residents from the outset. 

 Measures to encourage public transport – It has been determined in the Travel Plan that the Site is 
highly accessible by public transport and that there are further opportunities for wider public transport 
travel throughout Manchester City Centre. Further measures to encourage use of public transport 
include providing information on the cost, timetables and services available within the Welcome Pack 
and electronically. The availability of any public transport discount cards provided by the various local 
operators will be investigated and promoted at the Site and residents will be encouraged to apply. 

 Car Sharing – All residents will be encouraged to sign up and register their journey with national online 
car sharing services such as Enterprise Car Club. This will enable them to search for individuals making a 
similar trip to themselves and share their vehicle. Residents will also have access to the dedicated Car 
Sharing scheme associated with the Mobility Hub development which will be promoted to residents 
from the outset. 

Further to these, the Interim Travel Plan considers that an effective way of lessening the travel impact of a 
development is to reduce the need to travel in the first instance. Deliveries and supplies associated with the 
ground floor commercial units can account for significant proportion of trips to and from the Site. As such, a 
policy of using local suppliers will be promoted from the earliest stages of the development, with the aim of 
reducing travel times for LGVs and HGVs, resulting in lower emissions. 

A full Travel Plan will be required through the inclusion of a planning condition on any decision notice. This 
would encourage individuals to choose alternative modes over single occupancy car use as outlined above. 

Priority Action 4 – Food  

The capacity exists for the food system to transform from a carbon source into a sink; capturing carbon as a 
means to increase fertility, soil health, water availability and ultimately, food security. Changes to agricultural 
production, food preparation, consumption and waste are needed at a global level, combined with positive 
action at an individual, family, community and city-level. We need to grow, buy/sell, cook and eat in a way 
that supports our local economy, in a healthy and environmentally sustainable way 

The Proposed Development is located in a highly sustainable location and within walking distance of 
Manchester City Centre. As a highly connected site, it is considered that users will be able to access food 
sustainably without the need for car travel. 

Priority Action 5 – The things we buy and throw away  

Whilst this priority action is aimed more at influencing individual choices rather than development activities 
but is felt that the Proposed Development still contributes to the following headline action: 

“Recycle: when a product or material finally reaches the end of its current life, we need to ensure it is 
recycled” 

The Proposed Development includes appropriate waste recycling facilities. The proposed Site Waste 
Management Strategy highlights that the provision complies with waste standards, in terms of storage, 
recycling and management. This will support recycling within the development. 

Priority Action 6 – Green Infrastructure and nature based solutions 

 

Our parks, gardens, woodlands, street trees and other elements of the city’s green infrastructure have an 
essential role to play in helping Manchester to meet its climate change objectives. This is in terms of both 
adapting Manchester to the changing climate (by helping to manage flood risk and heat stress) and helping 
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to reduce our CO2 emissions (to stay within our carbon budget we need our land to become a net remover of 
carbon). And at the same time also delivering myriad other benefits such as improved health, increased 
biodiversity, supporting jobs, creating attractive neighbourhoods, and many others. 

The Framework is clear that the headline action for this priority action is to “ensure that the city’s climate 
change objectives are fully embedded into the development and implementation of a refreshed Green & 
Blue Infrastructure Strategy”. The Framework also cites an aspiration from the GM IGNITION project to 
“increase urban green infrastructure by 10% by 2038, from 2018 levels” 

Ecosystems play an important role in regulating climate. They currently absorb roughly half of manmade 
carbon emissions. Biodiversity and ecosystem services help to adapt to and mitigate climate change. They 
are therefore a crucial part of the effort to combat climate change. Healthy ecosystems are more resilient to 
climate change and so more able to maintain the supply of ecosystem services on which our prosperity and 
wellbeing depend. The underlying principle of green infrastructure is that the same area of land can 
frequently offer multiple benefits if its ecosystems are healthy. 

As described earlier in this Statement, a number of landscaping and public realm measures incorporated 
into the proposals will enhance the ecological value of the Site, including: 

 Planting which will both enhance green infrastructure in the area and create a welcoming space for all 
to use as an inclusive, relaxing space 

 Publicly accessible courtyard in the centre of the development that will be accessible to residents. In 
addition to this, pavements around the Site will be improved. 

 As a result of measures to increase biodiversity on Site, it s anticipated the Proposed Development will 
result in 1,153.17% BNG. 

These measures are designed into the scheme and installation of these measures would be committed to 
through the Planning Application. 

Conclusion  

In summary, it is considered that the Proposed Development supports Manchester City Council’s aspirations 
on Climate Change and, specifically, the Council’s Climate Change Framework 2020-2025. 
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	1.1. This Planning and Tall Building Statement (‘the Statement’) has been prepared by Deloitte LLP in respect of an application for full planning permission for the proposed redevelopment of the former Boddingtons Brewery Site (‘The Site’).
	1.2. The proposals are submitted on behalf of Latimer Development Ltd. (the ‘Applicant’) and relate to a residential-led development with ground floor commercial uses and a pocket park. The term “Proposed Development” used within this Report refers to...
	1.3. The Site is bounded by the Travelodge and surface level carparking to the north, further surface level carparking to the east, the Manchester College to the south, and Bury New Road to the west in Manchester. It has been identified as a regenerat...
	1.4. This Statement considers the Proposed Development in its strategic as well as local urban and environmental context and assesses its acceptability in the context of the Development Plan and other material considerations such as the National Plann...
	Background
	1.5. The Site already benefits from planning permission for a residential led scheme comprising two buildings: Building A of part 11 and 10 storeys; and Building B of part 27, 20, and 17 storeys (the ‘Original Consent’), which was approved on 30 June ...
	1.6. Since the Original Consent was approved the Department for Levelling Up, Housing & Communities (DLUHC) has introduced possible amendments to Building Regulations to introduce a requirement for residential buildings above 30 metres to have a secon...
	1.7. Therefore, to accommodate this incoming Building Regulations requirement, the Applicant now seeks planning permission for a residential scheme of the same footprint, with revised internal layouts to allow a second additional stair core and with r...
	1.8. In order to ensure the scheme remains viable, the revised scheme seeks to offset the loss of internal floor area due to introduction of the additional stair cores (and associated reduced efficiencies) across the two buildings. The Proposed Develo...
	1.9. The Proposed Development otherwise retains the same underlying design principles and strategies approved as part of the Original Consent; and the three ground floor commercial units are retained. The design of public courtyard space between Build...
	1.10. In summary, the rationale for the current application is therefore to create a revised proposal that will remain viable and deliverable within the current market, and which will positively address emerging policy around Fire Safety.

	The Applicant
	1.11. Latimer is the development arm of Clarion Housing Group. What sets Latimer apart is a long-term commitment to the people who live in our homes. We are committed to making a difference by building sustainable and thriving communities.
	1.12. The surplus from Latimer developments is reinvested into Clarion Housing Group to build more affordable homes, improve and maintain existing social homes and support communities.
	1.13. We are leading the transition to net zero carbon homes by 2050, generating over £3 billion of social value along the way and investing in our residents with jobs, skills and training opportunities. We’re putting sustainability front and centre t...
	1.14. Latimer sets itself apart by the following parameters:
	 Offer long-term commitment to the people who live in their homes.
	 Latimer communities are to be socially and environmentally sustainable.
	 Deliver consistent commitment to high quality and low carbon properties.
	 Does not have shareholders, so there are no short-term demands to make profit at any cost.
	 Driven by their commitment to quality, community and places that succeed.
	 A dependable partner.
	1.15. Clarion pride themselves on delivering a range of new homes that offer choice and excellence, at a range of price points; and aspire to build 4,000 quality homes per year to play our part in tackling the UK’s housing challenge.

	Summary of Proposed Development
	1.16. The proposals are described in more detail within Chapter 4 of this Statement and are summarised below.
	1.17. The Proposed Development will transform an existing underutilised brownfield site in a highly sustainable location, through a mixed-use scheme comprising:
	 505 new homes delivered across two buildings ranging between 12 and 29 storeys, providing a residential mix of:
	 1 bed (2 person) apartments– 137 (27%)
	 2 bed (3 person) apartments – 250 (49%)
	 2 bed 4 person) apartments – 99 (19%)
	 3 bed (5 person) apartments – 19 (3%)
	 60% of the apartments will be affordable housing tenures, including shared ownership and affordable rent
	 A collection of high-quality residential amenity spaces in the form of resident’s co-working space and roof terrace.
	 Retail uses at lower levels to provide active frontages and a strong commercial offer to the immediate area. These will be carefully curated to enhance the amenity offer and contribute to the overall ambience of the Site.
	 An enclosed landscaped courtyard for residents and visitors to enjoy, pause, and relax. This will be a mixture of a rich variety of green landscaping with informal play space, alongside places to sit and spend time.
	 Off-street servicing arrangements.
	 505 secure residential cycle spaces, 14 residential visitor cycle parking spaces, and 12 commercial cycle parking space in the form of Sheffield stands in the public realm to help facilitate sustainable transport for all users to the Site.
	 Car parking provision of 5 blue badge parking spaces.
	1.18. The Proposed Development will support safe and attractive pedestrian links both east– west and south across the Site and are fully aligned with the Site wide master planning principles for the proposed site.

	Description of Development
	1.19. The formal description of development provided within planning application forms is as follows:
	Erection of two buildings part 29, 25 and 20 storeys and 12 storeys to create a mixed-use development comprising 505 residential apartments (Use Class C3a) with commercial uses (Use Class E) provided at the ground floor level, together with public rea...

	Pre-Application Stakeholder Engagement
	1.20. A Statement of Consultation has been prepared in support of the application. The document explains the programme of pre-application consultation undertaken to provide all key stakeholders with an understanding of the Original Consent and this em...
	1.21. Two pre-application meetings were held with planning officers at Manchester City Council (MCC) on 28 March and 7 June 2023 to present the proposed changes to the Original Consent represented by the Proposed Development and the rationale for thes...
	1.22. A full programme of pre-application consultation was undertaken in 2021, prior to submission of planning application for Original Consent. As the amendments to the Proposed Development are relatively minor (in terms of use and appearance), it wa...
	1.23. Prior to the 2020 submission, engagement has also takenplace with MCC Highways, and Environmental Health Departments, Greater Manchester Police (GMP) and neighboring properties, landowners, and occupiers to help to make others aware of the propo...
	1.24. A full description of the pre-application stakeholder engagement process including responses to the key issues are set out within the Statement of Consultation, prepared by Deloitte, submitted as part of this application. Further statutory consu...

	Document Structure
	1.25. This Statement is structured as follows:
	 Section 2 provides a Site description and considers the wider context of the Site.
	 Section 3 sets out the strategic and economic context of the proposals and summarises the contribution of the Proposed Development;
	 Section 4 describes the application proposals and their design evolution;
	 Section 5 details the relevant documents that make up the Development Plan and material considerations; it then assesses the proposals against the policies in the Development Plan and in relation to the key planning and material considerations of re...
	 Section 6 provides a Tall Building Statement;
	 Section 7 provides conclusions in relation to the overall merits of the proposals.
	1.26. Appendix A sets out how the proposals directly respond to Manchester’s tall building planning policy, Appendix B contains a Green and Blue Infrastructure Statement and Appendix C sets out the Climate Change Emergency Response.

	Application Documentation
	1.27. This Statement should be read in conjunction with the following mandatory and supporting documents submitted as part of this application.
	1.28. The below list is broadly consistent with the pack submitted in support of the Original  Consent, with updates made to reflect updated and new legislation, and any change in impact or mitigation measures required. Where the reports are unchanged...
	1.29. A full Environmental Impact Assessment (EIA) is also submitted in support of this application, with the same technical disciplines scoped in. This approach has been agreed with MCC, and an updated scoping assessment is included within the ES.
	 Location Plan, Existing Site Plan and Elevations prepared by Assael Architects;
	 Planning Application Drawings prepared by Assael Architects;
	 Landscape Plans prepared by Exterior Architecture;
	 Statement of Consultation prepared by Deloitte LLP;
	 Design and Access Statement prepared by Assael Architects;
	 Affordable Housing Statement prepared by Deloitte with input from Latimer Development Group;
	 Archaeology Assessment prepared by Salford Archeology (Note: 2021 document re-submitted as no update required);
	 Broadband Connectivity Assessment prepared by GTech;
	 Crime Impact Statement prepared by Greater Manchester Police;
	 Ecological Appraisal prepared by The Ecological Consultant;
	 Energy Statement and Environmental Standards Statement prepared by Wallace Whittle;
	 Fire Strategy Report prepared by Ofr Consultants;
	 Flood Risk and Drainage Strategy prepared by SGI Engineers;
	 Ground Conditions Phase 1 and Phase 2 prepared by e3p (Note: 2021 document re-submitted as no update required);
	 Heritage Statement prepared by Salford Archaeology;
	 Local Benefits Proposal – Statement of Intent prepared by Latimer Development Ltd;
	 Noise Report prepared by Cundalls;
	 Residential Management Strategy prepared by Clarion Housing Group;
	 Waste Management and Servicing Strategy prepared by Curtins;
	 Transport Assessment and Travel Plan prepared by Curtins;
	 TV Reception Survey prepared by Gtech;
	 Operational Management Strategy
	 Ventilation Strategy prepared by Wallace Whittle;
	 Viability Assessment prepared by Rodger Hannah; and
	 Environmental Statement:
	 Construction Management
	 Air Quality – Air Pollution Ltd
	 Ground Conditions – E3p
	 Daylight and Sunlight – GIA
	 Townscape and Visual Impact – Stantec
	 Wind Microclimate - GIA
	 Climate Change - Atkins
	 Human Health – Atkins
	 Summary of Residual Impacts – Deloitte; and
	 Type 1 Cumulative Assessments – Deloitte.
	1.30. A Non-Material Amendment to amend the trigger for submitting information in relation to condition 13 (Materials) on the Original Consent was approved on 23 August 2022. The sample Panel Drawing (Ref. A3564-ASA-XX-XX-SK-A-900) prepared by Assael ...
	1.31. In addition, two conditions on the Original Consent have been discharged previously on 6 September 2022 (LPA Ref. CDN/22/0515): Condition 2 (Phasing) and Condition 6 (Borehole Management). Further applications to discharge conditions - Condition...
	 Documents submitted to discharge Condition 2 and 6, as approved 6 September 2022 (LPA Ref. CDN/22/0515):
	 Strategy for decommissioning of redundant wells found on site prepared by SGI
	 Phasing Memo prepared by Latimer Developments Ltd. (Note: the proposed development will still be delivered as a single phase)
	 Documents submitted to discharge Conditions 8, 10 and 11 are as follows:
	 Ground Gas Addendum Report prepared by E3P
	 Construction and Environmental Management Plan prepared by Bridgehead and C&R.
	 Drawing Pack prepared by SGI:
	- DN0107-SGI-ZZ-00-DR-C-2000-P03 Drainage Layout (Surface Water)
	- DN0107-SGI-ZZ-00-DR-C-4000-P01 Overland Flow Routes
	- DN0107-SGI-ZZ-00-DR-C-4001-P01 Flow Control Manhole
	- DN0107-SGI-ZZ-00-DR-C-2007-P01 Typical Attenuation Tank Detail
	 Microdrainage Simulation prepared by SGI
	2.1. This Section details the socio-economic context of Manchester City Centre as a whole and sets out the key drivers of change and development within the City Centre.

	Economic and Market Context
	2.2. The City of Manchester is a national engine of economic growth with a population of 555,741 , sitting at the heart of a conurbation of 2.84 million people in Greater Manchester .
	2.3. The City’s economic success has historically been driven by its growing role as the leading professional and business service centre outside of London; global connectivity through Manchester International Airport; and business and leisure visitor...
	2.4. Over a thirty-year programme of transformation, Manchester has become recognised as one of Europe’s most exciting and dynamic cities. With a diverse population of more than half a million people, the City of Manchester is located at the heart of ...
	Population Growth
	2.5. Greater Manchester’s population increased by 48,811 since 2011, and over the last three decades (1991 to 2021) has grown faster than other major English cities (36.3%).
	2.6. Manchester and Salford in particular have seen higher population change over recent decades compared to the other Greater Manchester districts, and this population growth has been particularly evident in the age bands that are typically considere...
	Manchester’s Economic Role
	2.7. The City of Manchester is the acknowledged capital of the north of England and the centre point of a trans-Pennine and pan-northern economy. The City and conurbation are an economic centre, a role which is increasing as investment in transport, i...
	2.8. There are a number of factors which are changing the role of the City of Manchester and have particular implications for Manchester City Centre. These include:
	 The move to a service based and high growth economy, at a time when national economic growth is increasingly driven by professional and financial services, creative and digital industries, science and technology, with key sub-sectors influenced by d...
	 Sectors which are influenced by agglomeration, where entrepreneurs, companies, new start-ups and talented workers, from disparate economic growth sectors, are keen to cluster in locations which can provide business and networking opportunities and d...
	 Growth of the creative, digital and tech sectors. According to GMCA, jobs in the Digital Industries are set to increase by 13,000 additional jobs over the period 2017-2047 whilst in the Creative Industry jobs are forecast to grow by 6,000 up to 2037...
	 Cultural activity is key to the growth agenda of Manchester. There is already a significant cultural draw supported by football, music and art. This is expanding with the recent opening of Factory International, re-opening of Manchester Museum and f...
	 A return to urban living, with many highly skilled younger people and high earners keen to benefit from both the range of education and employment opportunities and the lifestyle offer of city living, with evening and weekend economies offering cult...

	Residential Context
	Residential Supply and Demand
	2.9. The City of Manchester has seen significant population growth since the late 1990s. Since 2000 the number of residents has grown from 422,000 to the current figure of almost 600,000 , with this number set to reach 630,000 in the next 6 years. The...
	2.10. As a result of such rapid population growth, the City now faces a shortage of housing to meet demand. For example, during the third quarter of 2022 the number of properties available to rent in Manchester hit its lowest figure on record at 360 .
	2.11. Manchester’s ongoing economic and population growth will continue to drive the need for new high-quality residential accommodation across a range of tenures. Indeed, the provision of new housing, which supports the attraction and retention of ta...
	2.12. Recognising the critical relationship between housing and economic growth, Manchester City Council approved a Residential Growth Strategy which seeks to deliver a minimum of 25,000 new homes in a ten-year period been 2016 and 2025. This policy f...
	2.13. Places for Everyone (PfE) is a long-term plan of nine Greater Manchester districts (Bolton, Bury, Manchester, Oldham, Rochdale, Salford, Tameside, Trafford and Wigan) for jobs, new homes, and sustainable growth. It has been published by the GMCA...
	2.14. Housing requirements for 36,000 new homes between 2021 and 2037 are identified to be delivered in Manchester (3,533 per annum) to address the housing crisis and achieve its ambitions .
	2.15. As reported in Deloitte’s 2023 Manchester Crane Survey, 17 new residential developments started on-site in 2022, bringing forward the construction of 11,759 new homes in the pipeline. Overall, the number of new homes delivered to the market at y...
	2.16. The strength of the residential market is underpinned by the City’s resilient economic growth, as detailed above. Retail, leisure and world class institutions based in the City Centre support the lifestyle aspirations and further underpins its s...
	2.17. Businesses need staff to support continual growth and there needs to be confidence that future employees can continue to access a ready supply of well-located residential accommodation in proximity to office accommodation. Manchester therefore m...
	2.18. However, the  desire to buy or rent City Centre apartment is not limited to young professionals. Increasingly, single person households and retirees downsizing and moving back from the suburbs are also fuelling demand . Furthermore, providing hi...
	2.19. Current Council Tax data is a useful indicator of residential occupancy and, with empty properties amounting to just 0.65% of total stock in Manchester , strong demand for city centre living remains evident.
	Affordable Housing
	2.20. The Manchester Housing Strategy (2022-2032) sets the vision for housing in Manchester and articulates what actions are needed in order to achieve the vision.
	2.21. It is estimated that Manchester is undersupplied by a minimum of 500 new homes per annum. This has led to prices and rents increasing across the city, exacerbating affordability issues for many of its residents. As Manchester’s population contin...
	2.22. The Manchester Housing Strategy (2022-2032) sets a target of delivering 10,000 affordable homes between 2022 and 2032 (an average of 1,000 homes each year over the lifetime of the strategy). This represents just under a third of the 36,000 new h...
	2.23. MCC is looking to significantly upscale the delivery of new affordable homes,  through the existing delivery platforms MCC have established with Registered Providers (RPs) – including use of MCC’s land assets – and working in conjunction with Ho...
	2.24. The Manchester Housing Strategy sets out an ambition to double the number of affordable homes built every year, to achieve a 6,400- minimum target by 2025. The Manchester-based Registered Providers (RPs), including Clarion Housing Group, will be...
	2.25. The four overarching ambitions and measures of success, as set out within the Manchester Housing Strategy are as follows:
	 Deliver 36,000 new homes by 2032, including 10,000 affordable homes (some 28% of total delivery);
	 Of the 10,000 new affordable homes by 2032, 3,000 will be built in the city centre;
	 Increase the number of owner-occupiers in Manchester by 15,000 by 2032; and,
	 Ensure at least 80% of all homes built by 2032 are on brownfield sites close to public transport.
	2.26. MCC’s Core Strategy notes that the starting point for development should be to deliver a policy compliant provision of 20% Affordable Housing however, this is subject to viability. Where proposals do not include 20% Affordable Housing, they will...
	2.27. The NPPF and NPPG provides the framework for the Council to mitigate the effects of conducting upfront viability assessments, based on scheme estimates, with a reconciliation appraisal based on actual performance of the scheme.
	2.28. The NPPF and NPPG provides the framework for the Council to mitigate the effects of conducting upfront viability assessments, based on scheme estimates, with a reconciliation appraisal based on actual performance of the scheme.

	Strategic Context
	Delivering the Northern Powerhouse Agenda
	2.29. The Northern Powerhouse concept is designed to create a competitive northern region that can act as an economic counterbalance to the dominant south-east. A number of key announcements have been made and milestones achieved over the past c. 8 ye...
	 In the 2014 Autumn Statement, the Coalition Government reiterated a commitment made during August 2014 to help lay the foundations of a Northern Powerhouse to rival the economic strength of London. In November 2014 it was announced that Greater Manc...
	 In June 2016 the Northern Powerhouse Independent Economic Review prepared by SQW Ltd and Cambridge Econometrics was published. This broadly concludes that there is a significant performance gap between the North, measured by GVA per capita, which is...
	 In April 2018 the Transport for the North (‘TfN’) was formally enshrined in legislation. The TfN is a partnership of public and private representatives working with the Government and national transport bodies to develop and deliver strategic transp...
	 The February 2022 Levelling Up White Paper pledged funding for the continued provision of development under the British Business Bank (“BBB”) Northern Powerhouse Investment Fund, that has already delivered over £1bn of public and private sector debt...
	Greater Manchester Combined Authority
	2.30. Manchester and the wider Greater Manchester region is at the heart of the Northern Powerhouse. A forward-looking and collaborative approach between the different Greater Manchester local authorities, under the umbrella of the Association of Grea...
	The Greater Manchester Strategy
	2.31. Greater Manchester Strategy (‘GMS’) was originally prepared in 2009 as a response to the MIER – the most robust analysis ever undertaken of a city, led by global experts – before being updated again in 2013. It identified priorities to enable th...
	2.32. Since the 2013 publication, significant changes happened in the city that needed further renewed analysis of progress and priorities. This led to the most recent refresh of the GMS in October 2017 which sets out a very clear vision for the city-...
	“Our vision is to make Greater Manchester one of the best places in the world to grow up, get on and grow old: A place where all children are given the best start in life and young people grow up inspired to exceed expectations. A place where people a...
	2.33. In order to successfully achieve the vision as set out above, which is in nature people-centric, ten priorities for the region have been identified. These can broadly be placed within a number of themes including supporting young people and chil...
	2.34. The GMS provide a high-level framework for action based on a robust evidence base and the results of public consultation. More detailed plans as identified below, have been developed and led by city-region-wide partnerships, and set out the spec...
	The Greater Manchester Investment Fund (2017)
	2.35. The Investment Fund supports the implementation of the GM Strategy through investment to create and safeguard jobs, primarily through loans to support development encouraging business growth and investment in property and infrastructure, to maxi...
	The Five-Year Environment Plan (2019)
	2.36. The Plan sets out the steps that will be taken to become carbon neutral by 2038 and the urgent actions we all need to take in the next five years to help achieve this including investing in our natural environment to respond to climate change an...
	City Centre Strategic Plan (2016)
	2.37. The vision for the City Centre is well developed through a number of specific Strategic Regeneration Frameworks, which are effective vehicles for place led regeneration, but also through the overarching City Centre Masterplan (2015-2018) endorse...
	2.38. The purpose of the new plan is to provide an update on progress since 2012; to identify the key drivers that will influence growth and development over the next few years; and to set out the City’s planned direction of travel. Additionally, the ...
	2.39. The Strategic Plan identifies that the City Centre should act as a driver of economic growth and a major employment centre which is expected to experience further significant employment growth in the coming years with another 15,600 jobs predict...
	2.40. The Council outlines in the City Centre Strategy Document (2015-2018) that:
	“Investment in ‘place’ will continue to create and maintain a city centre that attracts visitors and is an attractive place to live, invest and work. This will ensure that we have the right local environment and infrastructure, both physical and digit...
	2.41. There is therefore an importance placed on the provision of placemaking to ensure the long-term success and growth of the City Centre.
	Our Manchester Strategy 2016-25
	2.42. The Our Manchester Strategy 2016-25 was adopted by Manchester City Council in January 2016 and sets the ambitions for the City for the next decade. The Strategy sets out a vision for Manchester to be in the top-flight of world-class cities by 20...
	 have a competitive, dynamic and sustainable economy that draws on our distinctive strengths in science, advanced manufacturing, culture, and creative and digital business – cultivating and encouraging new ideas;
	 possess highly skilled, enterprising and industrious people;
	 be connected, internationally and within the UK;
	 play its full part in limiting the impacts of climate change;
	 be a place where residents from all backgrounds feel safe, can aspire, succeed and live well; and
	 be clean, attractive, culturally rich, outward-looking and welcoming.
	2.43. The Our Manchester Strategy also commits to giving the local community and other stakeholders the opportunity to be involved in decision making, with a primary focus on a continuous approach to engagement.
	2.44. The ‘Our Manchester’ approach seeks to build a different relationship with residents and communities, recognising that this also means undertaking a different approach to engagement; engagement that is sustainable and driven by the City’s commun...
	2.45. The latest iteration of the Our Manchester Strategy (March 2021) captured the views of people from across the city with over 3,800 residents, businesses, voluntary and community sector, public sector partners and wider stakeholders providing the...
	2.46. The refreshed Strategy incorporates feedback received from Our Manchester Forum and Executive Members but retained the original Strategy’s five themes (A Thriving and Sustainable City; A Highly Skilled City; A Progressive and Equitable City; A L...
	Places for Everyone 2022 (Examination Draft)
	2.47. The Draft Plan outlines a target for 56,528 homes to be built within the 9 relevant Local Authorities of Greater Manchester between 2021-2037. Draft Policy JP-H4 outlines that new housing development should be delivered at a density appropriate ...
	2.48. As part of this it notes that Manchester is a key economic driver for the City Region and will be crucial in meeting the region’s housing delivery targets. It suggests that Manchester should deliver 3,333 homes per year and recommends that for t...
	2.49. The plan has been submitted together with all the supporting documents, background evidence, and representations received during the final stage of public consultation, which took place from 9 August to 3 October 2021. The Plan was submitted to ...
	2.50. The Draft Plan will now be subject to the next phase of approvals for the 9 Local Authorities and a final public consultation. It is anticipated the Plan will be adopted in 2024.
	2.51. Once endorsed the document will form part of the Local Development Framework and is therefore discussed in more depth in Chapter 5 of this Statement. The document is a material consideration in determination of this Application, however, whilst ...
	Beelines – Made to Move (2019)
	2.52. The ‘Made to Move Beelines Strategy’ sets out to provide 1,000 miles of walking and cycling routes across Greater Manchester, both promoting sustainable transport and connecting communities. This strategy is an update on the ‘Made to Move’ strat...
	2.53. The Bee Network will support the delivery of ‘Our Network’: Greater Manchester’s plan for an integrated, simple and convenient London-style transport system. It will allow people to change easily between different modes of transport, with simple...
	2.54. In response to this, in March 2021, the bus network of Greater Manchester was brought under public control with the aim of providing more reliable, affordable, sustainable, accessible, and accountable bus services across Greater Manchester.
	2.55. This would include orbital routes that allow people to travel around the city-region, as well as in and out of the centres. These activities will all work to deliver the Greater Manchester Transport Strategy 2040, which sets out a vision for at ...
	A number of Beelines cycleways proposed are in close proximity to the Site, this includes City Centre Triangle running along Deansgate: part of a key route linking various radial routes across and around the regional centre connecting to major trip at...

	Regeneration Context
	Great Ducie Street Strategic Regeneration Framework (“GDS-SRF”)
	2.56. The GDS-SRF was prepared in order to guide the future comprehensive regeneration of the Great Ducie Street area of Manchester City Centre and was endorsed by the City Council in 2018.
	2.57. The GDS-SRF area extends northwards from Manchester’s Inner Ring Road adjacent to the Manchester Arena. It wraps around (but does not include) the former Boddington’s Brewery Site, which itself is the subject of a separate Strategic Regeneration...
	2.58. Traditionally, the area has been a focal point for textiles businesses, wholesalers and distributors; however, today the quality and quantum of the business base in the area has significantly reduced. The consequential lack of investment has res...
	2.59. As available land within the traditional city centre is filled, a significant amount of recent growth and neighbourhood regeneration has been taking place within adjoining areas. The GDS-SRF area is an important opportunity in this regard, under...
	2.60. Overall, the GDS-SRF area represents an opportunity to create a genuinely mixed use neighbourhood with a strong sense of place and community.
	2.61. New housing should contribute to the city centre’s needs in terms of ensuring a balanced housing supply. Given the opportunity to significantly increase land value, over and above existing low quality industrial use through higher density develo...
	2.62. The key principles that have developed from the GDS-SRF and they include:
	 An enhanced economic role for the area;
	 Sustainable new homes; and,
	 Contributing to a balanced housing supply.
	Former Boddingtons Brewery Strategic Regeneration Framework (“FBB-SRF)
	2.63. The FBB-SRF has been prepared to guide the future development of the Former Boddingtons’ Brewery Site (The Site) as a basis for achieving a quality and form of development that maximises the opportunity for this area to become an attractive and ...
	2.64. Promoting a mixed-use approach to the FBB-SRF Site, including commercial and residential uses, will unlock the Site’s ability to play its part in the future economic growth and prosperity of Manchester and the wider City Region. In addition to a...
	2.65. The FBB-SRF promotes a genuinely mixed-use approach to the FBB-SRF Site that will deliver 50% of the proposed development as residential floorspace with the balance picked up as commercial and other non-residential uses including car parking, ho...
	2.66. The location of the FBB-SRF Site within the northern fringe is a significant advantage as this part of the City is seen as a focus for new ‘neighbourhoods of choice’ and the strategic location for increased residential growth. It is crucial ther...
	2.67. The FBB-SRF Site benefits from excellent links to public transport and is within walking distance of Victoria Station which includes mainline rail connections across the North of England and Metrolink services that connect with a wide range of l...
	NOMA
	2.68. The NOMA SRF is focused around the historic Co-Operative Group estate and is located to the south-east of the Site. NOMA comprises large areas of cleared sites to the east and the historic estate of nine office buildings and former warehouses, e...
	2.69. NOMA is underpinned by a Strategic Regeneration Framework and Masterplan originally endorsed by MCC in 2009, and most recently updated in 2020. These documents set out a commitment to create a commercially led, mixed-use destination at the north...
	2.70. To date NOMA comprises the refurbished Hanover Building, which is occupied by WeWork, alongside Redfern which is occupied by the Ministry for Justice. New Century Hall is refurbished to provide a new event space and food hall which is in operati...
	New Victoria
	2.71. New Victoria is situated immediately adjacent to Victoria Station and is being led by Muse Developments. The residential phase of works is expected to reach completion in Q3 2023 and comprise 520 new homes which will be accommodated within in tw...
	2.72. Planning Permission was granted for the commercial phase of works in October 2022 which comprises a 10-storey office building and complemented by ground floor commercial uses and public realm.
	Victoria North (formally known as the Northern Gateway)
	2.73. Victoria North is an area of approximately 115 ha to the north of the City Centre between Victoria Station and NOMA, extending to outer ring road. The SRF was endorsed in 2019 and is being led by the Far East Consortium and MCC. The vision is to...
	2.74. There have been a number of planning permissions granted in the area, including Gasworks, Victoria Riverside, Collyhurst Village and Park View all of which will deliver a significant number of new homes. Subsequent planning applications were rec...
	In addition, the vision for the Red Bank area of Victoria North is currently undergoing phase 4 consultation and with enabling works commenced in February 2022. The Red Bank vision is to create a new, low-carbon, residential neighbourhood and with th...

	The Site
	3.1. The Site is approximately 0.5 ha of brownfield land in the form of a surface car park. The Site comprises part of the former Boddingtons Brewery Site - now demolished - as identified within the GDS - SRF and the FBB - SRF.
	3.2. It is situated at the edge of Manchester City Centre, bounded by Travelodge and surface level carparking to the north, further surface level carparking to the east, Manchester College to the south, and Bury New Road to the west in Manchester. It ...
	3.3. Historically, a brewery was located on the Site up until 2005. All the buildings associated with the brewery were demolished in 2007. Since this time, the Site has been used as a temporary surface car park comprising 852 spaces. The Site is curre...
	3.4. Although in physically poor condition, the Site is well placed to capitalise on its existing economic assets, connections and proximity to the City Centre. It is therefore considered there is a substantial amount of improvement that can be offere...
	3.5. The proximity of the Site to City Centre is donated by a red star on the extract of the LDF Proposals Map below:
	3.6. When the Core Strategy was published it identified the Site as within the City Centre Fringe, but outside of the Strangeways Employment Area. In this time the City Centre has grown to the extent that parts of the City Centre Fringe are much more ...
	Planning History of the Site
	3.7. The planning history search mostly details a number of historic planning applications which renew the temporary car park use on site and in respect of the former brewery use (most recently, Planning Permission Ref. 120497/FO/2018).
	3.8. It should be noted that the Site is subject to an existing consent (Ref: 132416/FO/2021), the Original Consent referenced above, the Description of Development for this is as follows:
	“Erection of two buildings part 27, 20, 17 storeys and part 11 and 10 storeys to form a mixed use development comprising of 461 residential apartments (Use Class C3a) and ground floor commercial uses (Use Class E) (718 sqm) together with public realm ...
	3.9. This consent has been amended previously via a Non Material Amendment application (Ref. 134741/NMC/2022) to amend the trigger for submitting information in relation to condition 13 (Materials). Conditions 2 (Phasing) and 6 (Borehole Management) a...

	Existing Site Context
	3.10. The Site is located within in an area that MCC has earmarked for regeneration, as outlined in the GDS - SRF and the FBB - SRF, as described in Chapter 2 of this Statement. The Site is adjacent to Great Ducie Street to the western boundary. Acros...
	3.11. Bordering the Site to the north is a Travelodge and a surface level car park. Further north and to the west are a mixture of warehouses and industrial uses. HMP Manchester is located approximately 250m north of the Site on Southall Street. Beyon...
	3.12. Beyond the surface car parking to the east of the Site, is the Green Quarter; a residential-led, mixed-use development brought forward by Lend Lease comprising of high-rise apartment buildings, an office building, and a hotel. This long-establis...
	3.13. Immediately to the south is Manchester College Strangeways Campus, which was granted planning permission in 2019 for the erection of a five-storey educational building (18,495 sqm) (Use Class D1) with associated access, servicing, landscaping, p...
	3.14. To the west of the Site across the River Irwell, lies the developing Greengate area in Salford. This has seen a number of large-scale residential developments in the past 5 years, including the 21-32 storey Greengate, Manchester which was comple...
	3.15. Other developments completed in the Greengate area includes the Copper Works, which comprises 104 apartments and completed Q4 2022; and Uptown Riverside, which comprises 156 apartments and completed Q4 2022.

	Emerging Context
	3.16. The surrounding area has seen major investment in recent years, particularly in the adjacent Green Quarter and Greengate areas, and more recently in the NOMA, New Victoria, and Victoria North, as detailed above in Section 2. This has started to ...
	3.17. The area to the east of the Site was granted planning permission in 2018 for redevelopment to provide 556 apartments and 3,490sqm of commercial space (App Ref: 118831/FO/2018). This was known as ‘Old Brewery Gardens’ at the time of its planning ...
	3.18. This scheme has been phased via an NMA application (Ref. 132287/NMC/2021) to allow delivery of a landscaped platform as a discrete phase of work. This initial phase of works has taken place and a Certificate of Lawful Existing Development to con...
	3.19. A key part of the Old Brewery Garden proposals is the inclusion of a vibrant new boulevard which will border the Proposed Development. The majority of these commercial spaces will front this boulevard to be animation to the streetscape and gener...
	3.20. Therefore, the Proposed Development will make a significant contribution to the regeneration of the area and act as a catalyst for further developer investment in this part of Manchester.

	Site Specific Environmental Designations
	Air Quality
	3.21. The Site is situation in the Greater Manchester Combined Authority Air Quality Management Area (AQMA).
	Ecology
	3.22. There are no ecological designations within the Site. The closest Special Area of Conservation (SAC) and Sites of Special Scientific Interest (SSSI) is the Rochdale Canal SSSI and SAC. This designation refers to the part of the canal located 5.5...
	3.23. There are no international designated sites within 15km of the Site and there are no nationally designated sites within 2km. Therefore, there are unlikely to be direct or indirect impacts from the Proposed Development on any statutory designated...
	3.24. The Site itself predominantly consists of hardstanding and bare ground, there is a low-quality hedgerow adjacent to the Site. The Site was cleared over 10 years ago and currently functions as a temporary car park. There are no habitats on the Si...
	Flood Risk and Drainage
	3.25. The Environment Agency has classified the entire site is located in Flood Zone 2, which is defined as having between a 1 in 100 and 1 in 1,000 annual probability of river flooding. Referring to Planning Practice Guidance, the proposed residentia...
	3.26. The Site also falls within the Conurbation Core Critical Drainage Area in the Salford and Trafford Critical Drainage Area (CDA), designated in 2011.
	Heritage
	3.27. The Site is not located within a Conservation Area and there are no listed buildings on Site. The Site does not contain any Scheduled Monuments, or Registered Parks and Gardens.
	3.28. However, the Site is located approximately 180m to the north of the Cathedral Conservation Area, and there are a number of Listed Buildings within a 250m radius. These are:
	 Former Synagogue Grade II (List Entry: 1208420)
	 Gatehouse of HMP Manchester Grade II (List Entry: 1254670)
	 Main Prison Block of HMP Manchester Grade II (List Entry: 1254636)
	 Manchester Parcel Post Office Grade II (List Entry: 1389630)
	 North Bridge Grade II (List Entry: 1392698)
	 Middle Bridge Grade II (List Entry: 1392488)
	 Victoria Station Including Concourse to Rear With Restaurant And Booking Hall Grade II (List Entry: 1254725)
	 Stephenson Bridge Grade II (List Entry: 1392489)
	3.29. These buildings are all grade II listed and are located over 100m from the Site. There are no assets which may be considered as ‘non-designated heritage assets’ within the Site and There are three non-designated heritage assets within close prox...

	Transport
	Pedestrian
	3.30. The Site is located at the edge of the City Centre and is therefore well connected for both pedestrians and cyclists, and within walking distance of a range of employment, shopping, amenity and civic functions within Salford and Manchester City ...
	3.31. Access to the Site will be provided on the western boundary of the Site from a ghost-island priority arrangement from Great Ducie Street (A56) delivered as part of the Manchester College development (App Ref: 124995/FO/2019).
	Cycle
	3.32. Cycling is an increasingly popular mode of transport and is an effective mode for short trips. There are a number of national, regional and local cycling routes in reasonable proximity to the Site. Given the ‘edge of City Centre’ location of the...
	3.33. Cycling England recommends 8km as a maximum cycling distance in the document ‘Integrated Cycling into Development Proposals’ (2011) and the CIHT document ‘Planning for Cycling’ (2014) states that cycling has the potential to substitute for car t...
	3.34. The general topography of Strangeways and Manchester City Centre and the wider area is reasonably flat which should assist in encouraging future residents of the Proposed Development to travel by cycle.
	3.35. In addition, Greater Manchester benefits from the Bee Network cycling and walking infrastructure. This is currently delivered through the Mayor’s Challenge Fund. The vision for the Bee Network is to make Greater Manchester the very first city re...
	Train and Metrolink
	3.36. Victoria Railway and Metrolink Station is within 500m of the Site, approximately a 5-minute walk. The station is an important hub on the north-west railway network and serves destinations throughout Greater Manchester and the north of England. T...
	3.37. Further services to local, regional and UK destinations are accessible from Manchester Piccadilly Station, located approximately 1.5km south east of the Site. This station provides access to a wide range of services to destinations further afiel...
	Bus
	3.38. The Site benefits from a high number of bus stops located along Great Ducie Street and the Cheetham Hill Road, as well as those within the City Centre.
	3.39. The early start times and the availability of services in the peak hours are conducive to commuters travelling to and from the Site.
	Car
	3.40. Immediately to the southeast of the Site, Great Ducie Street meets the Inner Ring Road (A6042 Trinity Way and A6042 New Bridge Street), which provides connections to the strategic road network.
	Summary
	3.41. The Site is in a strategically important position. It is extremely well connected through public transport links, sustainable modes of transport and private vehicles. The Site is in close proximity to a number of City Centre facilities including...
	4.1. This Section should be read in conjunction with the submitted application drawings and Design and Access Statement, prepared by Assael Architects. It provides a summary of description of the key elements of the Proposed Development.
	4.2. The design team has engaged closely with MCC as the Local Planning Authority (LPA) and other key stakeholders throughout this period to develop what the Applicant considers to best address planning policy and relevant guidance and deliver and opt...
	4.3. The brief has evolved and been informed by the extensive design evolution and consultation process. The overriding aspiration is to deliver a high quality and landmark residential neighborhood at a strategic gateway location for the City Centre; ...
	4.4. As set out in Section 1, following approval of the Original Consent, new building regulations have been introduced which will mandate a second staircase within all new residential buildings over 18m. The Proposed Development therefore represents ...
	4.5. In order to maintain a viable scheme, the heights of both Buildings A and B (to between 12 and 29 storeys) and the overall number of units (to 505) have increased. The Proposed Development otherwise retains the same underlying design principles a...

	Design Brief
	4.6. The brief identified the potential to transform this location at the edge of the City Centre into a place of aspiration and quality, through creating a high-quality residential development that will contribute to the regeneration of the Great Duc...
	4.7. The brief set out:
	 Optimise the amount of quality residential accommodation that can be incorporated on the site.
	 Create a mixed use, inclusive and tenure blind community in a new Manchester neighbourhood, offering a mix of unit sizes and typologies for different households.
	 Deliver biodiversity gains through landscaped private and public amenity spaces for the new residents.
	 Promote active travel and shape residents’ habits by encouraging the use of public transport, walking and cycling.
	 Respond to the local context to deliver an attractive scheme with a strong identity.
	 Ensure that environmental sustainability is designed into the scheme addressing climate change challenges.
	 Integrate within the vision for the SRFs.
	  Create a safe and secure environment with passive visual surveillance.
	 Inclusion of a second staircore to be in compliance to latest recommended amendments to building regulations (Approved Document B (Fire Safety)).
	4.8. From this brief, the proposal for 505 new homes and ground floor commercial space was developed which will help to create a sustainable mixed-use development within the emerging Great Ducie Street SRF area. The scheme will support biodiversity ne...
	4.9. The Proposed Development will transform the existing underutilised brownfield site and within each of the two buildings will be ground floor commercial space. These spaces will bring further vitality to the area and complement the Manchester Coll...

	Proposed Development
	Use and Amount
	4.10. The Proposed Development will be predominantly residential-led with complementary commercial spaces at ground floor. As discussed within Chapter 3, Manchester’s residential market is becoming well developed. However, there is a recognised need f...
	4.11. Three commercial spaces are being provided as part of the development and when combined extend to approximately 694sqm (GIA). This proposed mix of uses will form a distinctive sense of place and ensure vitality throughout the day. These communal...
	4.12. The proposed floorspace figures and associated use classes are set out in detail in the table below:
	4.13. The Proposed Development will provide high-quality residential accommodation, recognising the opportunity for the Site to deliver new homes in a highly sustainable location and support the economic growth of Manchester. The proposed uses are con...
	4.14. Residential amenity is provided with both internal and external spaces to enjoy, play, rest and share a sense of community for residents. Along the eastern side of the courtyard, a flexible resident’s co-working space opens out on to both the co...
	4.15. Residential amenity is further enhanced with a south-facing terraced rooftop space at Floor 25 in Building B. Open on three sides, it provides views across the Manchester City Centre skyline, and provides residents a peaceful outdoor environment...
	Commercial

	4.16. As noted above, the development includes 3 commercial units designed and configured to be flexible spaces, with potential to be further subdivided. This ties in with the GDS - SRF vision to link the wider developments in the area to create a sen...
	4.17. Significant consideration has been given to securing appropriate tenants in the commercial units, in order to ensure they support and enhance the Applicant’s vision for the site and provide additional amenity for residents and surrounding develo...
	4.18. A Commercial Strategy has been prepared and is submitted alongside this application, setting out the approach to targeting and leasing to potential tenants.
	4.19. The remaining retail spaces could be split into smaller units or let as a whole. Operators that have experience in similar developments or suburbs around Manchester will be specifically targeted, and there is a preference to have a café or all-d...
	4.20. For further details please refer to the Commercial Strategy.
	Layout
	4.21. The Proposed Development comprises of two distinct building volumes (Building A and Building B), enclosing a central landscaped courtyard ‘pocket park’ to activate the street space. At ground floor a clear pedestrianised route from Great Ducie S...
	4.22. Building A is a rectilinear form and Building B consists of three distinct volumes which present a u-shaped perimeter to the central courtyard space. All apartments are located at first floor and above, with access from the dedicated lobbies at ...
	4.23. In building A, the typical floor plan repeats all the way up the building to Level 11 (12 storeys including ground floor). In building B, the typical floor plan repeats from first floor to Level 20. At Level 21, the northern portion of the massi...
	4.24. Both buildings have access to a secondary staircase. Building A has a secondary staircase located adjacent to the main core, separated by different lobbied communal areas each with separate smoke clearance systems. Whilst the two staircores for ...
	4.25. Commercial spaces are located along Great Ducie Street and at the south-east and south-west corners, which contributes to ground floor activation alongside the residential amenity. Commercial frontages from two of the units at ground floor level...
	4.26. This layout creates active frontages on at least three elevations within each block, ensuring the commercial units having good frontages onto the exterior of the development, and will be readily accessible to the residents and nearby developments.
	4.27. Further details on the proposed layout can be found within the Design and Access Statement prepared by Assael.

	Scale and Massing
	4.28. The area surrounding the site has historically comprised primarily low-rise warehousing. However, the ongoing regeneration of this part of the City includes areas of height including at New Victoria and on the adjacent development site, Old Brew...
	4.29. As such the massing and form of the Proposed Development has sought to complement these areas of higher density whilst also responding to the more human scale of Manchester College and surrounding areas.
	4.30. A series of massing compositions were appraised through the design development of the scheme, and was informed by townscape analysis, identification of key views and microclimate assessments. The final Proposed Development massing steps up from ...
	4.31. Overall, the scale and massing will act as a dynamic element in the skyline and a marker for the regeneration and neighbourhood creation taking place in this location.

	Elevation treatments
	4.32. For both Buildings A and B, the architectural approach to the façade design is consistent (and in line with the Original Consent). This cohesive elevational treatment aims to present a strong sense of identity for the scheme as a whole.
	4.33. The architectural language of the façades has been designed to articulate an elegant expression of the upper floor above a solid and robust ground floor plinth.
	4.34. The materials palette has been selected to reflect the local vernacular and strong built heritage of brick buildings in Manchester. The same red brick will be used throughout the scheme but with two different mortar colours, and which will be co...
	4.35. The base of the buildings is red brick with a dark mortar to express the solidity of the plinth element. Shop-fronts are surrounded in pre-cast concrete to articulate these openings as punched carved elements within the solid wall. The first flo...
	4.36. Above this plinth, the middle of the buildings consists of the same red brick as the base but with a lighter mortar. Vertically aligned windows and balconettes to the apartments defined in the bay by pre-cast cills between the brick piers. This ...
	4.37. The architectural detailing of the middle of the building extends to the top of the building which is capped with pre-cast banding which creates a strong horizontal finish to the buildings, complementing the cills used to delineate the plinth an...
	4.38. For further details please refer to the Design and Access Statement prepared by Assael.

	Pocket Park
	4.39. The proposals have sought to create a new high quality and publicly accessible open space. This central courtyard space has been designed to provide a pocket-park within very close proximity to the city where existing and future residents and vi...
	4.40. The key principles in the courtyard landscape design are to open and connect to the surrounding streets, to punctuate movement through the site with opportunity for engagement and to carve out interesting landscape elements within these public s...
	4.41. The proposals will secure an opportunity to implement beneficial measures such as habitat creation that will safeguard habitats for wildlife such as birds and bats, providing a net gain in biodiversity in accordance with the principles of the NP...
	4.42. Overall, the public realm will create an inclusive environment for existing residents and workers, visitors and future residents alike. It will increase the biodiversity of the Site, contribute to carbon sequestration, and will positively contri...

	Accessibility
	4.43. All dwellings are M4(2) Category 2: Accessible and adaptable dwellings. Likewise, all of the courtyard, communal spaces and commercial units have been designed to be inclusive with regard to various legislation, standards and guidance as follows:
	 Manchester City Council Design for Access 2;
	 Approved Documents K (2013) and M (2015) of the Building Regulations;
	 Manchester Residential Quality Guidance Issue 01, March 2017;
	 Technical Housing Standards – Nationally Described Space Standard, March 2015;
	 Equality Act 2010; and,
	 British Standard BS 8300:2009+A1:2010.
	Pedestrian Access
	4.44. The Site can be accessed via Great Ducie Street to the West, New Bridge Street to the south, Dutton Street to the east, and Charter Street to the north. Commercial and retail entrances are located at ground floor and feature level thresholds.
	4.45. Two of the residential entrances to Buildings B1 and B2 are accessed via the proposed pedestrian route off New Bridge Street, and Building A is accessed directly from Great Ducie Street. All three entrances are located in prominent locations and...
	4.46. The main entrance to the concierge is located at the base of Building B from which core B1 can be accessed internally and the core B2 can be accessed externally across the courtyard.
	4.47. The Proposed Development includes residents’ secured bicycle stores on ground floor between Buildings A and B.
	4.48. The Proposed Development also incorporates retail and commercial dwellings on ground floor, located along Great Ducie Street and the proposed new road to the south of the Site. The proposed commercial units form excellent active frontage and eas...
	Vehicular Access
	4.49. The Proposed Development will utilise the site access infrastructure delivered as part of The Manchester College scheme, including a 6m wide access road that provides a service function for the College and access to the car parking area, drop-of...
	4.50. The access junction will provide 6m access radii, with dropped kerbs and tactile paving to assist pedestrian movement, the junction has been designed to accommodate unobstructed visibility splays.
	4.51. It is proposed to provide 5 DDA parking spaces located along the northern side of the access road. A turning facility will be provided at a mid-point along the access road which will allow vehicles to turn and exit the Site onto Great Ducie Street.
	4.52. The submitted access layout provided with the consented Manchester College development includes a barrier on the parking area to the front of the Site. Given the location of the Site and the requirement to manage access to the parking area, the ...
	4.53. It has been agreed that any barrier controls along the access will be connected to both the Manchester College management office and the concierge service within the Proposed Development. Both the concierge and the Manchester College will be abl...
	4.54. For further information on access please refer to the Design and Access Statement prepared by Assael.

	Waste and Servicing
	4.55. A loading bay and a residents’ drop off bay for deliveries will be accessed via the private road between the development and the Manchester College Campus which Latimer Developments benefit from access rights over. For more detailed information,...
	4.56.  Residents’ access dedicated waste stores at the ground floor of each core. Full waste bins will be moved by building management to the waste collection stores for ease of collection by council refuse operatives. The operative’s vehicle accesses...
	4.57. Commercial units are serviced for deliveries via the southern access route, at close proximity to the vehicle access point. Each commercial unit benefits from its own enclosed waste store area, while the larger one benefits from a dedicated encl...
	4.58. For further details please refer to Section 5 of this Statement and the Waste and Servicing Strategy prepared by Curtins.
	5.1. Section 38(6) of the Planning and Compulsory Purchase Act 2004 states:
	“If regard is to be had to the development plan for the purpose of any determination to be made under the planning Acts the determination must be made in accordance with the plan unless material considerations indicate otherwise”.
	5.2. This Section details the relevant documents that make up the Development Plan and material considerations such as guidance and MCC Strategic objectives.  Detailed assessment of the Proposed Development against the Development Plan and material co...

	The Planning Policy Framework
	Local Development Plan
	5.3. The Local Development Framework (LDF) is a collection of statutory Development Plan Documents (DPDs) that together set out the vision and spatial strategy for the future development of Manchester. To-date only the Core Strategy DPD has been adopt...
	 Manchester Core Strategy (2012);
	 Manchester Proposals Map (2012);
	 Guide to Development in Manchester Supplementary Planning Document (2007)
	 Saved Policies of the Manchester Unitary Development Plan (2005);
	 Providing for Housing Choice SPD and Guidance (2008);
	 Greater Manchester Joint Waste Development Plan Document (2012); and
	 Greater Manchester Joint Minerals Plan (2013).
	 Draft Places for Everyone Joint Plan (2022) which when adopted, will be part of the development plan (currently weighted in accordance with Para 48 of the NPPF).
	Manchester Core Strategy (2012)

	5.4. The Core Strategy was adopted on 12 July 2012. It sets the overall strategic direction for planning in Manchester over the plan period from 2012 to 2027. The policies of the Core Strategy establish where major development and other forms of inves...
	Saved Policies of the Unitary Development Plan (1995)

	5.5. The Unitary Development Plan was adopted in July 1995. Coinciding with the adoption of the Core Strategy in 2012 significant proportions of the UDP have been replaced, however, a number of polices were saved on 11 July 2012 and remain extant.
	Providing for Housing Choice SPD (2008)

	5.6. This document provides planning guidance about the mix of new housing provision required in Manchester to meet the requirements of the City’s planning policies and government guidance about planning policies for housing provision.
	5.7. The SPD highlights that a core driver of success will be the creation of "Neighbourhoods of Choice" with truly sustainable communities where people choose to live because of the quality of life on offer:
	“It is through the creation of neighbourhoods of choice that (we) will succeed in delivering the household growth needed to underpin the City Region’s economic growth potential. The creation of neighbourhoods of choice will demand an integrated and pl...
	5.8. One of the central themes in the ‘Neighbourhoods of Choice’ vision is that there should be wide choice of housing, across tenures, with higher levels of home ownership than currently exist and higher overall property values. The needs of existing...
	Guide to Development in Manchester Supplementary Planning Document (2007) and Technical Guidance (2015)

	5.9. The Guide to Development in Manchester - Supplementary Planning Document and Planning Guidance (SPD) was originally adopted on 11 April 2007. The document reflects and provides guidance on the importance of creating attractive, well designed, wel...
	5.10. In addition, technical guidance for developers was published in December 2015. It is composed of two documents, GD03 Environmental Protection and GD05 Planning and Noise.
	5.11. The documents reflect and provide guidance on the importance of creating attractive, well designed, well maintained neighbourhoods. It includes a set of reasoned principles which will guide developers, designers and residents to the sort of deve...
	Places for Everyone 2022 (Draft)

	5.12. Places for everyone is a long-term plan of nine Greater Manchester districts for jobs, new homes, and sustainable growth. It has been published by the GMCA on behalf of the nine districts (Bolton, Bury, Manchester, Oldham, Rochdale, Salford, Tam...
	5.13. The Plan is a joint development plan of the nine districts which will determine the kind of development that takes place in their boroughs, maximising the use of brownfield land and urban spaces while protecting Green Belt land from the risk of ...
	5.14. The Plan is the result of a process that began as the Greater Manchester Spatial Framework (GMSF) in 2014 and has been informed by the feedback received from residents, businesses and the development industry to previous consultations on that Pl...
	5.15. A period of public consultation ran between 9 August 2021 and 3 October 2021. Following this, the Places for Everyone Joint Development Document was submitted for independent examination on 14 February 2022. The Inspectors were appointed by the ...
	5.16. The Draft Plan outlines a target for 56,528 homes to be built within these 9 districts between 2021-2037. Draft Policy JP-H4 outlines that new housing development should be delivered at a density appropriate to the location, reflecting the relat...
	5.17. The Draft Plan sets out 10 strategic objectives:
	 Meeting our housing need;
	 Creating neighbourhoods of choice;
	 Playing our part in ensuring a thriving and productive economy in all parts of Greater Manchester;
	 Maximise the potential arising from our national and international assets;
	 Reduce inequalities and improve prosperity;
	 Promote the sustainable movement of people, goods and information;
	 Playing our part in ensuring that Greater Manchester is a more resilient and carbon neutral city-region;
	 Improve the quality of our natural environment and access to green spaces;
	 Ensure access to physical and social infrastructure; and,
	 Promote the health and well-being of communities
	5.18. The Plan will form part of the Development Plan, once adopted, and currently carries some weight due to it being an advanced stage item.
	Material Considerations
	5.19. The following published policies, executive reports and guidance documents are of material considerations relevant to the Proposed Development:
	 National Planning Policy Framework (NPPF) 2021
	 Design for Access 2 (2003)
	 Manchester’s Green and Blue Infrastructure Strategy (2015)
	 The Greater Manchester Strategy (2016)
	 Manchester City Centre Strategic Plan (2016)
	 Manchester Residential Quality Design Guidance SPD (2017)
	 Climate Change Emergency and Playing Our Full Part on Climate Change (2018)
	 Manchester Climate Change Framework: 2020-2025 (2020)
	 City Centre Transport Strategy to 2040 (2021)
	 Our Manchester Strategy – Forward to 2025 (2021)
	 Manchester Housing Strategy (2022 – 2032) (2022)
	National Planning Policy Framework

	5.20. The National Planning Policy Framework (NPPF) (revised version published July 2021) articulates the priorities of the Plan for Growth within planning policy.
	5.21. At the heart of the 2021 revised NPPF lies the ‘presumption’ in favour of sustainable development, which supports proposals that are in accordance with policies in an up-to-date Development Plan. Sustainable development is about positive growth ...
	5.22. The NPPF states that ‘the purpose of the planning system is to contribute to the achievement of sustainable development’ (paragraph 7). It summarises the objective of sustainable development as meeting the needs of the present without compromisi...
	5.23. The purpose of the planning system is to achieve sustainable development. Paragraph 8 of the NPPF states that to achieve this, there are three overarching objectives, which need to be pursued mutually. Firstly, the economic role should contribut...
	Manchester Residential Quality Guidance (2017)

	5.24. The Manchester Residential Quality Guide was published in 2017. The Guide requires proposals for residential development to demonstrate the highest quality of design in accordance with its recommended approach. If a Proposed Development does not...
	5.25. These standards have resulted in a positive shift in terms of the quality of residential schemes coming forward, and space standards represent only one of the key ingredients for creating attractive and sustainable residential environments.
	5.26. The Guidance completes this picture, providing clear direction on what is required to deliver sustainable neighbourhoods of choice where people will want to live and also raise the quality of life across Manchester.
	5.27. The document outlines the considerations, qualities, and opportunities that will help to deliver high quality residential development as part of successful and sustainable neighbourhoods across Manchester. The document sets out nine components t...
	5.28. The nine components are as follows:
	 Make it Manchester – understand the character and qualities of the various parts of the City.
	 Make it Bring People Together – encourage a sense of community and neighbourliness.
	 Make it Animate Streets and Spaces – the interrelationship between buildings, streets and spaces in making a place feel safe and inviting.
	 Make it Easy To Get Around – ensuring the development is accessible, well connected and easy to get around.
	 Make It Work With the Landscape – enhance and improve the connection with landscape and nature.
	 Make It Practical – dealing with the clutter of life.
	 Make It Future Proof – anticipate the impacts and effects of climate change that can make residential design more efficient.
	 Make It a Home – provide sufficient space, natural light and storage to allow people to settle down and flourish.
	 Make It Happen – ensuring that the proposals are delivered as designed, well-constructed and sustainably built.
	Our Manchester Strategy 2016-2025

	5.29. The Our Manchester Strategy 2016-25 was published by MCC in January 2016 and sets the ambitions for the City for the next decade. The Strategy sets out a vision for Manchester to be in the topflight of world-class cities by 2025, when the City w...
	5.30. Have a competitive, dynamic and sustainable economy that draws on our distinctive strengths in science, advanced manufacturing, culture, and creative and digital business – cultivating and encouraging new ideas;
	 Possess highly skilled, enterprising and industrious people;
	 Be connected, internationally and within the UK;
	 Play its full part in limiting the impacts of climate change;
	 Be a place where residents from all backgrounds feel safe, can aspire, succeed and live well; and
	 Be clean, attractive, culturally rich, outward-looking and welcoming.
	5.31. The Our Manchester Strategy also commits to giving the local community and other stakeholders the opportunity to be involved in decision making, with a primary focus on a continuous approach to engagement.
	5.32. The ‘Our Manchester’ approach seeks to build a different relationship with residents and communities, recognising that this also means undertaking a different approach to engagement; engagement that is sustainable and driven by the City’s commun...
	Manchester’s Green and Blue Infrastructure Strategy

	5.33. Manchester City Council recognises that green and blue infrastructure is an essential part of creating a successful, livable city. Parks, river valleys, gardens, street trees, green roofs, canals, and many other components all form part of a ric...
	5.34. The vision for green and blue infrastructure in Manchester over the next five years is that by 2025 high quality, well maintained green and blue spaces will be an integral part of all neighbourhoods. The City’s communities will be living healthy...
	5.35. Manchester’s Green and Blue Infrastructure (G&BI) Strategy, together with its Stakeholder Implementation Plan, was approved in July 2015, and subsequently updated in 2022. The strategy is founded on the basis that attractive, multi-functional gr...
	Playing our Full Part on Climate Change

	5.36. There is increasing evidence of global temperature rises and the prospect therefore of increasing incidences of extreme weather as well as risk of water and food shortages and flooding, all causing increasing insecurity. Whilst Manchester may no...
	5.37. In November 2018, Manchester City Council made a series of commitments, informed by the Manchester Climate Change Agency’s (MCCA) work with the world-renowned Tyndall Centre for Climate Research based at University of Manchester. The key commitm...
	 To becoming zero carbon by 2038, significantly accelerated from the original target of 2050;
	 To adopt a carbon budget and emit only a maximum of 15 million tonnes CO2 for the period 2018-2100. This has been transposed from a global carbon budget which has been calculated as “likely” to maintain global temperature change within 2 C as agreed...
	 To achieve a 13% year-on-year reduction in citywide CO2 emissions from 2018 to achieve this carbon budget.
	5.38. On 13th March 2019, MCC fully endorsed the Zero Carbon Framework 2020-2038, outlining how Manchester can meet its aim to being a zero-carbon city by 2038. Building from this, on 10 July 2019, MCC debated a motion to declare a Climate Emergency, ...
	5.39. Areas for action in the Manchester Zero Carbon Framework (2020-2038) Framework include improving the energy efficiency of local homes; generating more renewable energy to power buildings; creating well-connected cycling and walking routes, publi...
	5.40. Following this commitment, the Council’s Executive endorsed the Manchester Climate Change Framework 2020-2025 in March 2020 which has been produced by the Manchester Climate Change Partnership and Agency. Within this, all developments where the ...
	5.41. In addition, the Council developed a Climate Change Action Plan 2020-2025 to ensure that all aspects of the Climate Emergency Declaration were converted into clear actions with tonnes of CO2 savings included where applicable. The Plan builds on ...
	5.42. In August 2021 the Manchester Climate Change Partnership adopted and endorsed a roadmap to net zero carbon for new buildings within Manchester. The Partnership is a task force made up of private, public and third sector representatives and has b...
	5.43. A full response to the climate emergency has been prepared and appended to this Statement as Appendix C.
	City Centre Transport Strategy (2021)

	5.44. A refreshed City Centre Transport Strategy has been set out by Manchester City Council, following adoption of the original strategy in 2010. The City Centre Transport Strategy needs to support the city’s ambition to grow, become carbon neutral b...
	5.45. Consultation on the draft strategy closed in November 2020 and the final strategy has now been updated following 2,400 comments received. The final strategy was published in March 2021 following approval from Salford, Manchester and Greater Manc...
	5.46. The central aim of the Strategy, for 90% of all trips to the City Centre to be made by sustainable travel before 2040 in the morning peak, is critical to the successful and sustainable growth of the City Centre. The City Centre should be well-co...
	5.47. Given the high level of support received from the consultation for the overall strategy, the vision for the revised CCTS remains for “a well-connected City Centre at the heart of the North, offering our residents, employees and visitors a great ...
	 Walking is the main way of getting around the City Centre;
	 The City Centre is cleaner and less congested;
	 More people choose to cycle to destinations within the City Centre;
	 The City Centre benefits from better public transport connections;
	 Parking in the City Centre is smarter and integrated with other modes;
	 Goods are moved and delivered sustainably and efficiently into and within the City Centre; and
	 Innovation is embraced where it benefits the City Centre and its users.
	5.48. The CCTS sets the strategic framework for how people will travel into and out of the City Centre, and how they will move within the City Centre. It will set out proposals to further enhance the City’s public transport network and reduce car-base...
	Design for Access 2

	5.49. The Design for Access Manual was published in December 2003, it provides a practical guidance to inclusive design. It requires developments to be fully inclusive and accessible and the Council’s vision is for Manchester to be recognised as the m...
	5.50. The aim of Design for Access 2 is to provide guidance on best practice. However, it is acknowledged that it may not always be possible to meet all the standards. Design principles that will help to achieve accessible development that are relevan...
	5.51. MCC has agreed a hierarchy of road users, which prioritises the needs of pedestrians and disabled people, cyclists, public transport and finally other users. This hierarchy should be respected in the design and layout of all new developments.
	5.52. Streets should be designed for local people to use. They should be attractive, accessible social spaces, which encourage use by all sections of the local community. Street furniture must be well designed, with clear function and positioned to av...
	5.53. The Design for Access Manual provides further details and design standards for external areas and for within buildings. These have been considered and incorporated into the development, alongside more up to date statutory accessibility requireme...
	Manchester Housing Strategy (2022 – 2032)

	5.54. The Manchester Housing Strategy (2022 – 2032) sets the vision for housing in Manchester and articulates what Manchester needs to do in order to realise those visions. The Strategy is built around the four vision principles:
	 Increase affordable housing supply and build more new homes for all residents;
	 Work to end homelessness and ensure housing is affordable and accessible to all;
	 Address inequalities and create neighbourhoods where people want to live; and,
	 Address the sustainability and zero-carbon challenges in new and existing housing.
	Planning Policy Summary
	5.55. A full appraisal of how the Proposed Development addresses the specific planning policy considerations and other material considerations, is set out within the following section of this statement.

	Planning Policy Assessment
	5.56. The following planning issues are considered relevant to the determination of the Planning Application
	 Principle of Use
	o Affordable Housing
	o Housing Development (Accommodation Size and Mix)
	 Residential Management
	 Archaeology
	 Ecology and Biodiversity
	 Ground Conditions
	 Design
	 Sunlight and Daylight
	 Flooding and Drainage
	 Transport
	 Noise and Vibration
	 TV Reception Survey
	 Safety and Security
	Principle of Use
	Residential Led
	Policy and Guidance

	5.57. Core Strategy Policy SP1 states the Regional Centre will be the focus for economic and commercial development, retail, leisure and cultural activity, alongside high quality city living. Beyond these areas, the emphasis is on the creation of neig...
	5.58. Core Strategy Policy CC1 Primary Economic Development Focus: City Centre and Fringe states that within the City Centre and the fringe a variety of high quality accommodation types, sizes and footplates will be encouraged to boost investment by l...
	5.59. Core Strategy Policy H1 Overall Housing Provision states that Approximately 60,000 new dwellings will be provided for in Manchester between March 2009 and March 2027. High density developments (over 75 units per hectare) are considered appropria...
	5.60. Core Strategy Policy H3 North Manchester sets out that high-density housing will be permitted in the parts of North Manchester that fall within the Regional Centre. It goes on to note that higher value development is promoted to encourage a mixe...
	5.61. As set out above in paragraphs 4.44 and 4.49 of Section 2, the SRFs in which the Site is located in identifies the Site as suitable for residential uses and with the inclusion of public realm. These SRFs are a material consideration when conside...
	5.62. Section 5 of the NPPF emphasises the Government’s ambition to significantly increase the supply of homes. It sets that Local Planning Authorities should undertake an assessment of the needs for homes and with strategic policies made based on thi...
	5.63. In the perspective of Manchester’s housing provision, it is estimated that Manchester is undersupplied by a minimum of 500 new homes per annum, causing housing prices to skyrocket and exacerbating the affordability issues for residents. As such,...
	Compliance of the Proposed Development

	5.64. The Core Strategy identifies that the proposals are located within the Regional Centre and within the City Centre Fringe and that residential development is appropriate in these locations. This is further supported by the GDS – SRF and FBB - SRF...
	5.65. The residential-led development will provide high-quality homes to support the economic growth of the Region and redevelop an underutilised brownfield site in what is a highly sustainable location. The delivery of 505 new homes will contribute t...
	5.66. Once in operation the proposals are anticipated to support circa 43 FTE jobs in the commercial units, as well as thought managing and maintaining the buildings and public realm. The proposals will also provide council tax revenue for the MCC on ...
	Affordable Housing
	Policy and Guidance

	5.67.  Core Strategy Policy H8 states that new development will contribute to the City-wide target for 20% of new housing provision to be affordable. Developers are expected to use the 20% target as a starting point for calculating affordable housing ...
	5.68. The NPPF and NPPG provides the framework for the Council to mitigate the effects of conducting upfront viability assessments, based on scheme estimates, with a reconciliation appraisal based on actual performance of the scheme.
	Compliance of the Proposed Development

	5.69. A Viability Statement prepared by Grasscroft has been submitted as part of the planning application and it is understood that this will undergo an independent third party review in order to assess the quantum of affordable housing that can be ac...
	5.70. The Applicant is committed to maximising the quantum of affordable housing to be delivered on the site. This planning submission therefore reflects the consented scheme as follows:
	 It proposes delivery 5% on-site affordable housing by unit (25 homes) to be secured within the S.106 Agreement. This will be achieved by application of internal subsidy.
	 In addition to this, Clarion Housing Group is seeking external funding through its strategic partnership with Homes England together with additional internal subsidy in order to secure delivery of a further 55% on-site affordable housing by unit (27...
	5.71. Therefore, as a total of 60% of the overall number of homes therefore are intended to be delivered as affordable (reflecting the Consented Scheme where a total 276 units were intended to be delivered as affordable). However, due to the overall i...
	5.72. The delivery of affordable units was viewed as beneficial for the city as a whole at the Planning Committee for the Original Consent in March 2022. Cllr Gavin White, MCC’s Executive Member for Housing and Development, noted at the time “We are s...
	5.73. This planning submission therefore proposes delivery 5% on-site affordable housing by unit to be secured within the S.106 Agreement. This will be achieved by application of internal subsidy. In addition to this, Clarion Housing Group is seeking ...
	5.74. The improved position will not be captured in the S.106 Agreement, but will be formalised, once secured, in a revised Affordable Housing Statement to be re-submitted to the Local Authority as per the Original Consent.
	5.75. On the basis of the submitted viability appraisal, the proposals are in accordance with Core Strategy Policy H8.
	Design
	Policy and Guidance

	5.76. Core Strategy Policy EN1 Design Principles and Strategic Character Areas states that all development in Manchester will be expected to follow the seven principles of urban design (character, continuity and enclosure, public realm, ease of moveme...
	5.77. Core Strategy Policy DM1 Development Management states that development should have regard to appropriate siting, layout, scale, form, massing, materials, and detail; and to impact on the surrounding areas in terms of the design, scale, and appe...
	5.78. The Manchester Residential Quality Guidance (2017) sets several design criteria that should be followed within the scheme.
	5.79. Section 11 of the NPPF promotes the effective use of land in meeting the need for homes and other uses by utilising previously developed or ‘brownfield’ land. At paragraph 120, it states that substantial weight is given to developments that repu...
	5.80. Section 12 of the NPPF sets out the need for well-designed places. At paragraph 130 it sets out that developments should add to the overall quality of the area not just in the short term but for the whole lifetime of the development. Proposals s...
	Compliance of the Proposed Development

	5.81. The Design and Access Statement submitted in support of this application provides an assessment of the Proposed Development against this Guidance, demonstrating compliance. The proposals have been designed with reference to the Manchester Reside...
	5.82. The scale and form of the development responds to the surrounding areas with regard to height and massing. Site specific considerations have informed the design, and these have included surrounding developments, the location and accessibility of...
	5.83. Through design development, the layout, massing, Site position and facade have been tested and refined so that the building reaches its potential and provides a high-quality addition to Manchester’s built environment. In this way the project tea...
	5.84. The design quality and impact of the proposals on surrounding townscape has been fully justified and assessed within the submitted Design and Access Statement and Townscape and Visual Impact Assessment which conclude, overall, the Proposed Devel...
	Environmental Considerations
	5.85. Policy DM1 Development Management states that all development should have regard to, “effects on amenity, including privacy, light, noise, vibration, air quality, odours, litter, vermin, birds, road safety and traffic generation. This could also...
	5.86. This planning application is supported by a full suite of technical assessments, including an EIA, which have considered the proposals in respect of their impact on surrounding residential amenity. The conclusions of the assessments are summaris...
	Archaeology
	Policy and Guidance

	5.87. Core Strategy Policy DM1 Development Management sets out that all development should have regard to effects relating to archaeological heritage.
	5.88. Section 16, paragraph 194 of the NPPF sets out that “where a site on which development is proposed includes, or has the potential to include, heritage assets with archaeological interest, local planning authorities should require developers to s...
	Compliance of the Proposed Development

	5.89. A Desktop Archaeological Assessment has been undertaken by Salford Archaeology to establish the nature and significance of the sub-surface archaeological resource within the area and assess the impact of any future development upon this resource.
	5.90. Delivery of the development proposals will necessitate some ground-breaking and landscaping works across the Site, with the potential to impact on buried archaeological remains. This assessment has demonstrated that the Site has the potential to...
	5.91. The exact scope and extent of any such further investigation of the Site will be determined by the Greater Manchester Archaeological Advisory Service (GMAAS), in their capacity as archaeological advisor to Manchester City Council. It may be anti...
	5.92. Should significant archaeological remains be encountered during the archaeological evaluation, further excavation may be required to offset the harm of the development to the buried archaeological resource.
	Ecology and Bio-diversity
	Policy and Guidance

	5.93. Core Strategy Policy EN9 Green Infrastructure outlines that new developments are expected to maintain existing green infrastructure in terms of its quantity, quality, and multiple function and that where the opportunity arises the Council encour...
	5.94. Core Strategy Policy EN15 Biodiversity and Geological Conservation outlines that the Council will seek to maintain and enhance sites of ecological value throughout the City. Developers are required to demonstrate that they have assessed and take...
	5.95. Chapter 15 of the NPPF Conserving and enhancing the natural environment (paragraphs 170 to 183), identifies numerous ways in which planning policies and decisions can contribute to and enhance the natural and local environment. It states that ne...
	Compliance of the Proposed Development

	5.96. A Preliminary Ecological Appraisal has been prepared by Temple Group and is submitted in support of this application. The proposed development site is not subject to any statutory nature conservation designations. There are two internationally i...
	5.97. The Site is not subject to any non-statutory nature conservation designations. There are three non-statutory sites designated as Sites of Biological Importance (SBI) within 2km of the site. The nearest non-statutory designated site is Rochdale C...
	5.98. The habitats within the site are dominated by hard standing, which is of negligible ecological importance. Small areas of dense scrub and ephemeral/short perennial vegetation are present at the margins of the site; however, these are common and ...
	5.99. The Ecological Assessment notes potential for the site to support protected species has been assessed based on the results of the desk study and observations made during the site survey of habitats at the site.
	5.100. This identifies that site has the potential to support low numbers of locally common species of breeding bird. Where the loss of this habitat cannot be avoided, removal of the area of dense scrub must be carried out September to February inclus...
	5.101. In the unlikely event that any protected species are found during site clearance or construction, works must stop immediately, and advice sought from a suitably qualified ecologist on how to proceed.
	5.102. The proposals will secure an opportunity to implement beneficial measures such as habitat creation that will safeguard habitats for wildlife such as birds and bats, with the aim of providing a net gain in biodiversity in accordance with the pri...
	5.103. Temple Group have prepared a pre-development Biodiversity Net Gain (BNG)  assessment of the landscaping proposals set out within Exterior Architectures Landscaping Strategy. This concludes the Proposed Development is expected to deliver 1,153.1...
	5.104. It is anticipated that provision of these improvements to the public realm, and delivery of 10% minimum BNG as part of the site development will be conditioned as part of any consent granted.
	5.105. Measures to further enhance biodiversity will be considered as part of the detailed design process..
	5.106. In addition, the proposals have given regard to Manchester’s Green and Blue Infrastructure Document and how the proposals fit into these ambitions is set out in Appendix B on this Statement.
	Ground Conditions
	Policy and Guidance

	5.107. Core Strategy Policy EN18 Contaminated Land and Ground Stability sets out that the Council will give priority for the remediation of contaminated land to strategic locations.
	5.108. Paragraph 183 of the NPPF requires that planning policies and decisions should ensure that sites are suitable for any proposed use by taking account of ground conditions and risks arising from land instability and contamination. This includes t...
	Compliance of the Proposed Development

	5.109. A Phase 1 Geo Environmental Site Assessment and a Phase II Site Investigation has been undertaken by E3p and submitted in support of this application.
	5.110. This report identifies that the Site is not located within a groundwater source protection zone and although there are records of 21 groundwater abstraction licenses, those relating to the subject site are old records as these are likely to hav...
	5.111. Coal Authority records indicate that the Site is located within a Coal Mine Reporting Area, but a review of geological records indicates that any seams are likely to be at significant depth and as such, there is considered to be a low risk asso...
	5.112. No current or historical landfill sites have been identified within the surrounding area.
	5.113. During the construction phases, there is a potential moderate effect on human health as construction workers and adjacent site users could be exposed to contaminated dust, soils, and fibers. These risks can be mitigated through the creation of ...
	5.114. Should contaminated soils be present these could pose a potential moderate effect to controlled waters either through preferential pathways generated by the formation of foundation structures (piles) or through migration through relict structur...
	5.115. Upon providing mitigation, there is not considered to be any likely effects associated with or to ground conditions from the Proposed Development. On this basis it is considered the Site is suitable for development and therefore in line with Po...
	Air Quality
	Policy and Guidance

	5.116. Core Strategy Policy EN16 Air Quality 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 and at Manchester A...
	5.117. Paragraph 12.81 continues, “other policies within the Core Strategy will guide the location of development in order to reduce the need for private transport and encourage the use of de-centralised and renewable energy and green infrastructure t...
	5.118. Developers will be expected to take measures to minimise and mitigate the local impact of emission from traffic generated by the development, as well as emissions created by the use of the development itself, including Combined Heat and Power a...
	5.119. When assessing the appropriateness of locations for new development the Council will consider the impacts on air quality, alongside other plan objectives. This includes cumulative impacts, particularly in Air Quality Management Areas.
	Compliance of the Proposed Development

	5.120. The likely significant effects have been identified and evaluated for both the construction phase and the operational phase of the Site.
	5.121. The potential impacts from construction of the Site include emissions from non-road mobile machinery (NRMM), emissions from road vehicles and construction dust associated with the construction activities. Measures to mitigate dust emissions wil...
	5.122. The Site has been identified as a Medium Risk site for dust soiling effects during earthworks and construction, as a no Risk site during demolition and as a low risk during track out. The Site has been identified as a Low Risk site for human he...
	5.123. Once operational, the Site is intended to be largely a car free scheme, with 5 blue badge spaces provided. As such trip generation associated with the proposed development is likely to be low
	5.124. The Site will be provided with heating and hot water via electric heat pumps, which will not produce any emissions. The Site will, however, include a life-safety system only to be used for emergency situations, which will comprise a diesel fuel...
	5.125. The assessment has demonstrated that the Site will have negligible impacts and thus not significant effects on the local area It is, therefore, not considered necessary to propose further mitigation measures. On this basis the proposals comply ...
	Sunlight and Daylight
	Policy and Guidance

	5.126. Saved UDP Policy H2.1 states that the Council will not permit development which will have an unacceptable impact on residential areas.
	5.127. Core Strategy Policy DM1 Development Management outlines that all development should have regard to effects of amenity including privacy and light.
	5.128. Paragraph 125, part C of the NPPF stipulates that “…local planning authorities should refuse applications which they consider fail to make efficient use of land, taking into account the policies in this Framework. In this context, when consider...
	5.129. In encouraging developers to “appreciate scale”, the Manchester Residential Quality Guidance (2017) acknowledges that taller buildings can have an impact on the character and atmospheric quality of the spaces immediately around them; affecting ...
	Compliance of the Proposed Development

	5.130. A Sunlight and Daylight Assessment has been carried out by GIA and is considered within detail in Chapter 8 of the ES.
	5.131. An assessment has been undertaken to establish the likely significant effects of the Proposed Development upon the amount of daylight and sunlight received by properties adjacent to the Site.
	5.132. To assess the surrounding existing properties, the BRE Guidelines provide two main methods for assessing daylight: VSC and NSL. The VSC method measures the amount of light available on a vertical wall or window following the introduction of bar...
	5.133. For the assessment of sunlight, the approach considers the APSH for a reference point on a window (i.e., if a window point can receive at least 25% APSH, then the room should still receive enough sunlight). Windows are checked to see if they ar...
	5.134. The scope of properties that have been assessed has been determined through professional judgement, considering their orientation and proximity to the Proposed Development.
	5.135. The following properties are defined as receptors and have been considered due to their proximity to the Site, and their use:
	 Old Brewery Gardens (118831/FO/2018) - as the development is not yet constructed and there is no existing residential population the receptor is considered ‘less sensitive’ in daylight and sunlight terms than an existing residential property.
	 Travelodge – as a hotel use it is expected that it will cater to a transient population which is considered to be ‘less sensitive’ in daylight and sunlight terms.
	5.136. The baseline conditions around the site were assessed to understand the levels of daylight and sunlight to existing surrounding residential properties.
	5.137. A total of 638 windows facing the Site serving 527 rooms within two buildings were assessed for VSC and NSL for daylight and 24 rooms were assessed for APSH for sunlight within one building.
	5.138. In the baseline scenario, out of the 638 windows assessed for daylight, 496 (78%) meet the BRE guidelines for VSC. For NSL, 443 (84%) of the 527 rooms assessed meet the BRE criteria. For sunlight, 23 (96%) of the 24 rooms assessed meet the BRE ...
	5.139. During the design development careful consideration was given to the relationship with the surrounding proposals, particularly the proposed Old Brewery Gardens scheme. As massing options were developed there was continuous testing to ensure the...
	5.140. In the Proposed Scenario, with regard to daylight, out of the 638 windows assessed for daylight, 406 (63%) meet the BRE guidelines for VSC. 454 (86%) of the 527 rooms assessed meet the BRE criteria for NSL. None of the living kitchen diners exp...
	5.141. For sunlight, 104 (93%) of the 111 rooms assessed meet the BRE criteria for both Winter and Annual PSH. The effects identified are minor adverse in nature and are therefore considered to be not significant in EIA terms. Given the context of the...
	5.142. When considering NPPF paragraph 125 it is considered that given the context of the Site and nature of effects, no further mitigation is necessary. Overall, given the very high BRE compliance, the measured sunlight impact of the Proposed Develop...
	Flood Risk and Drainage
	Policy and Guidance

	5.143. Core Strategy Policy EN14 Flood Risk outlines that development should be directed away from sites at the greatest risk of flooding, and towards sites with little or no risk of flooding; this should take account of all sources of flooding identi...
	5.144. In addition to the requirements for site-specific Flood Risk Assessments (FRAs) set out in PPS25, an appropriate FRA will also be required for all development proposals, including changes of use, on sites greater than 0.5ha within Critical Drai...
	5.145. All new development should minimise surface water run-off, including through Sustainable Drainage Systems (SUDS) and the appropriate use of Green Infrastructure. Developers should have regard to the surface water run-off rates in the SFRA User ...
	5.146. Core Strategy Policy EN17 Water Quality sets out that following elements a development must consider in relation to water quality:
	 Avoid any adverse impact on water quality, including during the construction phase.
	 Minimise surface water run-off, maximise the use of appropriate sustainable drainage systems, and minimise groundwater contamination.
	 If close to a watercourse the development should ensure waste and litter cannot enter the watercourse
	5.147. Chapter 14 of the NPPF provides policy guidance on climate change, flooding, and coastal change. Paragraph 159 explains the basic principle that inappropriate development in the areas at risk of flooding should be avoided. This is achieved thro...
	Compliance of the Proposed Development

	5.148. The Flood Risk and Drainage Strategy has been prepared by SGi and is submitted in support of this planning application.
	5.149. The site sits within Flood Zone 2 and is at a residual risk of Reservoir flooding. The potential environmental impacts relate to flood risk to and from the Site and potential for increased contamination risk in the operational and construction ...
	5.150. The mitigation for the flood risk during the operation stage is to set the finished floor level above the 1 in 1000 year gate closed scenario, a flood evacuation plan, and an onsite drainage network. Mitigation to manage the potential risks dur...
	5.151. Following the implementation of the proposed mitigation there is a negligible risk from flood to and from the Site in extreme events. In these events, it is likely the impacts are felt throughout the catchment and not because of any constructio...
	5.152. A drainage strategy has been developed in accordance with NPPF, PPG and the Non-Statutory Sustainable Drainage Technical standards and Building Regulations Part H (Drainage and Waste Disposal), 2010.
	5.153. Due to the brownfield nature of the site, a sealed underground SuDS system has been implemented within the surface water scheme. The use of green roofs has been discounted due to the increased weight of the roof structure and the minimal availa...
	5.154. SuDs solutions used in the proposed surface water drainage system include a flow control, geo-cellular storage and a downstream defender. These proposals have been shown in the proposed surface water drainage plan prepared by SGI and submitted ...
	Wind
	Policy and Guidance

	5.155. Core Strategy Policy EN2 Tall Buildings states that, “by their very size tall buildings can have a significant impact on the local environment and its micro-climate. It is therefore expected that this impact be modelled and that submissions for...
	5.156. Paragraph 12.14 goes on to state, “it is for these reasons that it is considered particularly important that they are designed to the highest quality, both in terms of appearance and their impact on the functioning of surrounding space.”
	5.157. The Manchester Residential Quality Guidance (2017) states that “buildings that are taller than their immediate surroundings will have an impact on the wind environment at street level. Where this is the case, wind analysis should be undertaken ...
	5.158. In addition, under Section 12 of the NPPF paragraph 130 it sets out the proposals should create a place with a high standard of amenity for both existing and future residents.
	Compliance of the Proposed Development

	5.159. A Wind Assessment has been prepared by GIA. The wind-microclimate conditions have been assessed on local thoroughfares, building entrances (both for the Proposed Development and surrounding buildings), bus stops and the proposed public realm an...
	5.160. Conditions for the baseline are typically suitable for the intended pedestrian activities, although the south bound bus stop on Great Ducie Street is a category windier than would be recommended for this type of receptor in the existing scenario.
	5.161. The inclusion of the Proposed Development changes the local wind conditions, but these remain appropriate for their intended use. Conditions at the south-bound bus stop on Great Ducie Street are expected to become calmer than the baseline, to a...
	5.162. The wind microclimate within the Proposed Development has also been assessed and, with the inclusion of the landscaping and canopy as embedded mitigation, all areas are suitable for their intended use in respect of both comfort and safety crite...
	5.163. The podium terrace is located at a higher level (Level 25) relative to the Original Consent (Level 20). The wind microclimate was assessed for the Proposed Development with a 2m high glazed screen around the podium (as per the Original Consent)...
	5.164. The embedded mitigation measures are detailed in full in the Wind Assessment and the Environmental Statement submitted with this application.
	Transport
	Policy and Guidance

	5.165. Core Strategy Policy T1 Sustainable Transport sets out to deliver a sustainable, high quality, integrated transport system in order to encourage modal shift away from car travel to public transport, cycling and walking, to support the needs of ...
	5.166. Core Strategy Policy T2 Accessible Areas of Opportunity and Needs sets out that developments should provide a level of car parking which reflects the realistic requirements of the users of the development. Regard should also be given to the nee...
	5.167. Section 9 of the NPPF is entitled Promoting Sustainable Transport and outlines the important role that transport policies have to play in facilitating sustainable development. The section states that:
	“The planning system should actively manage patterns of growth …Significant development should be focused on locations which are or can be made sustainable, through limiting the need to travel and offering a genuine choice of transport modes.”
	5.168. The document emphasises the need for developments to offer a choice of sustainable modes of transport to “reduce congestion and emissions and improve air quality and public health” and provide “safe and suitable access” for all users.
	5.169. Paragraph 112 of the NPPF states that applications for development should:
	 “give priority to pedestrian and cycle movements, both within the scheme and with neighbouring areas; and second – so far as possible – to facilitating access to high quality public transport, with layouts that maximise the catchment area for bus or...
	 address the needs of people with disabilities and reduced mobility in relation to all modes of transport; and
	 create places that are safe, secure and attractive – which minimise the scope for conflicts between pedestrians, cyclists and vehicles, avoid unnecessary street clutter, and respond to local character and design standards.”
	Compliance of the Proposed Development

	5.170. Curtins have produced a transport assessment, which is submitted alongside this application. A review of baseline conditions and highway safety in the vicinity of the site has been undertaken. It is not considered that there is an existing high...
	5.171. The site is highly accessible by sustainable modes of transport, which are also usable by those with limited mobility and are wheelchair accessible. The surrounding area exhibits good levels of pedestrian and cycling infrastructure, and there a...
	5.172. Secure and sheltered cycle parking for 505 bicycles will also be provided as part of the Proposed Development, which is one of the many initiatives to encourage more residents, employees, and visitors to travel by sustainable modes.
	5.173. Given the presence of complimentary uses well within walking and cycling distance, as well as an abundance of public transport opportunities, it is considered that the clear majority of users of the Proposed Development will choose to travel to...
	5.174. A Travel Plan will operate as part of the Proposed Development. A Framework Travel Plan prepared by Curtins has been submitted with this application. This sets out a range of initiatives for promoting sustainable transport, as well as the arran...
	 100% secure cycle parking;
	 Appointment of Travel Plan coordinator;
	 Production of Residential Welcome Packs;
	 Promotion of the health benefits of walking and cycling, particularly taking into consideration the central location of the Site, proximity to a wide range of uses and services;
	 Measures to encourage the use of public transport, including through advertisement and supply of information to residents; and
	 Car sharing clubs.
	Noise
	Policy and Guidance

	5.175. Saved UDP Policy DC26 Development and Noise outlines 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 Counci...
	 the effect of new development proposals which are likely to be generators of noise; and
	 the implications of new development being exposed to existing noise sources which are effectively outside planning control.
	5.176. In addition, Core Strategy Policy DM1 Development Management sets out that all development should have regard to effects on amenity, including noise.
	5.177. NPPF paragraph 174 e) sets out that development should neither contribute nor be at risk of the impacts of noise or being adversely affected.
	5.178. The noise policy statement for England (NPSE) was published by Defra in March 2010. The NPSE sets out the long-term vision of Government noise policy:
	Promote good health and a good quality of life through the effective management of noise within the context of Government policy on sustainable development.
	Compliance of the Proposed Development

	5.179. A noise impact assessment has been undertaken by Cundall based on the guidance in the ‘Professional Practice Guidance on Planning & Noise (2017)’ document. An initial noise risk assessment for the site has been completed. In addition, a detaile...
	5.180. Noise limits for externally mounted plant associated with the Proposed Development have been proposed based on the requirements of Manchester City Council and BS 4142:2014. There is also potential for noise emissions from entertainment sources ...
	5.181. As noted above in Chapter 6, the proposals have considered AVO as part of the ongoing design process. The assessment has identified the elevations which are likely to experience adverse levels of noise if the windows needed to be opened for ove...
	5.182. For further information please refer to the Noise Assessment prepared by Cundall.
	Implementation and Operation
	Construction Management
	Policy and Guidance

	5.183. Core Strategy Policy DM1 Development Management, states that development should have regard to effects on amenity, including noise, air quality, road safety and traffic generation. Policy SP1 Spatial Principles, states that developments should ...
	Compliance of the Proposed Development

	5.184. The Construction Methodology and Programme detailed within the CEMP has been prepared by Bridgehead Consultancy Limited. The Chapter sets out best practice for the construction process to minimise the impact on residential amenity and the surro...
	5.185. The outline timescales for delivering the development after planning are estimated as follows:
	 Enabling works start on site: September 2023 (under existing consent)
	 Main works star on Site: March 2024
	 Estimated completion date: October 2026
	5.186. The construction phase is anticipated to support circa 1,800 FTE jobs, which includes both on-site workers and off-site workers in the supply chain. Overall, the construction phase will contribute a GVA of circa £40 million to the Greater Manch...
	5.187. Full road closures are to be avoided throughout the works, with the primary proposals to only include parking bay suspension and pavement closures. The site security for the project will be in operation from the outset. The traffic management p...
	5.188. The site will be managed in line with the Construction (Design and Management) Regulations 2015, and all associated legislation, including environmental responsibilities placed on the duty holders. The duty of care owed to those directly involv...
	5.189. The Main Contractor will agree and implement a Site Waste Management Plan (SWMP) at the commencement of the works. The strategy should be based around locating waste vessels in central locations. Through the production of a sustainable procurem...
	5.190. The Outline CEMP sets out the process anticipated during the construction period, as well as mitigation measures such as wheel washing and noise control.
	5.191. One of the aims of this plan is to facilitate the safe and timely completion of the project, while ensuring the that clear lines of communication are always available to those with an interest in the project and those in the local community.
	5.192. The appointed Main Contractor, sub-contractors and consultants will be required to enrol and comply with all the requirements of the considerate constructor’s scheme, which is administered by the Construction Industry Board. As part of this the...
	5.193. A detailed CEMP will be prepared by the Main Contractor prior to the commencement on site and submitted to MCC for agreement.
	Fire Strategy

	5.194. Ofr have prepared a Fire Strategy which is submitted alongside this application.
	5.195. Suitable fire safety management plans will be developed by those responsible for the management of the building, taking into account the information contained within the Fire Strategy Report.
	Operational, Servicing and Waste Management
	Policy and Guidance

	5.196. Core Strategy Policy DM1 Development Management outlines that all development should have regard to the effects on amenity, including light, noise, odour, vermin, litter, road safety and traffic generation. Regards should also be had for refuse...
	5.197. Core Strategy Policy EN19 Waste requires all developers to demonstrate the proposals consistency with the principles of the waste hierarchy. All developers will be required to submit a waste management plan to demonstrate how both construction ...
	5.198. MCC has prepared a Waste Storage and Collection Guidance Note (GD04) which contains minimum standards to be considered for the storage and collection of waste. This guidance follows the recommendations set on the Waste Management Plan for Engla...
	5.199. The note states that all planning applications for new developments and conversions must include a Waste Management Strategy that includes:
	 An estimated storage area for the waste produced by the development, including residential, F&B and retail uses;
	 Details of internal and external stores for both waste and recycling; and
	 Location of the proposed collection point and details of the route the collection will take.
	5.200. The Manchester Residential Quality Design Guidance (2017) acknowledges that effective operational management of a development is central to maintaining quality of the accommodation and the use and enjoyment of the space by its residents over th...
	5.201. The Guidance also recognises the benefits of new technologies to establish networks as part of the operational management strategies.
	Compliance of the Proposed Development

	5.202. A Residents’ Management Company will be set up and a Building Managing Agent will be appointed to manage the development. The management and maintenance budget will be funded through a service charge applied to all apartments. The scope of the ...
	5.203. The tenants of the ground floor commercial units are not currently known. However, there are a number of high level principles prospective tenants will need to adhere to:
	 A no smoking policy will be enforced in all communal areas of the development, the retail units and their pavement associated with their frontage;
	 The Managing Agent personnel and the retail units’ staff will enforce a music policy requiring music to be played at appropriate volume to minimise disturbance and in line with the levels recommended in the Acoustic Assessment; and
	 Considering the size of the units it is anticipated that large groups of people are unlikely to be formed and that the dispersal will take place via smaller groups. Should the situation arise for large groups to take shape, the retail tenants will b...
	5.204. The Site Waste Management Strategy has been prepared by Curtins. The residential uses are provided with three suitably sized resident accessible bin stores adjacent to each of the cores, complemented by two ‘waste collection stores’ in the vici...
	5.205. The commercial uses of the development will be served by a private contractor, with an estimated frequency of twice-a-week collections. This will be reviewed once the final occupiers are confirmed.
	5.206. The size of the bin stores has been determined accordingly, with due consideration to segregation and recycling. The residential stores exceed the recommendations set by MCC’s waste guidance, with the addition of ‘waste collection stores’ to ma...
	Designing Out Crime
	Policy and Guidance

	5.207. Core Strategy Policy DM1 Development Management outlines that all development should have regard to the specific issues including community safety and crime prevention.
	Compliance of the Proposed Development

	5.208. To support this Application, the Applicant has consulted the Greater Manchester Police (GMP) on the Proposed Development and requested a Crime Impact Statement Addendum to be prepared and submitted as part of this Application. Following careful...
	 Measures to prevent unauthorised parking on the pavement or other spaces around the building should be installed.
	 The development's entry gates must be visually attractive, tall and robust to deter climbing and withstand attempts at criminal damage.
	 An intercom system should be installed at each gate (nighttime use) and entrance doors. There should be an audio-visual link to each apartment (and concierge), to enable residents or staff to vet visitors prior to releasing the gate or door locking ...
	 Means of escape doors must be security-rated and be self-closing and locking upon closure.
	 Doors connecting the lobbies to the respective building core must have a fob-activated, electronic lock fitted and be self-closing, locking securely upon closure.
	 Shopfronts should be fitted with laminate glazing and security-certified door sets. If roller shutters are fitted, they too should be security-rated. All commercial units should include provision for a CCTV system and an intruder alarm.
	 A CCTV system should be installed, with cameras monitoring all facades of the development as well as entrance lobbies, cycle stores, and the commercial units.
	5.209. The building will be provided with 12 hours / 7 days a week concierge. Access control and CCTV will be provided throughout the communal areas. The internal courtyard will be open during the day for the public and closed at nighttime.
	5.210. Whilst the wider regeneration ambitions for the area come forward the intention will be to secure the rear of the site, adjacent to the proposed boulevard. This is shown within the landscaping strategy prepared by Exterior Architecture. As the ...
	TV Reception
	Policy and Guidance

	5.211. Under MCC planning guidance, any development over four storeys requires a TV reception impact assessment. The report should assess the possible interference created by the Proposed Development on TV and radio reception within the area.
	Compliance of the Proposed Development

	5.212. A Television Desk-Based Report has been undertaken by Pager Power, to determine the potential effects on the local reception of television broadcast services arising from the Proposed Development.
	5.213. The Proposed Development is within the coverage area for the Winter Hill television transmitter which is expected to be the main transmitter serving the area.
	5.214. Any interference would be due to diffraction (shadowing) effects i.e., the weakening of the transmitted signal due to the physical presence of the Proposed Development. Considering the desk-based modelling results and Pager Power’s assessment e...
	5.215. In practice, small/moderate losses may be tolerable to the current terrestrial television signal without affecting the quality of the reception in the area. It is possible that no noticeable effects would occur in practice.
	5.216. The potential impacts created by the Proposed Development upon satellite television signals extends to circa 600m north west of the Proposed Development. Some tolerance is built into the receiving equipment and it is possible that a satellite s...
	5.217. If any reported television interference should be investigated by means of a post-construction reception measurement. The survey can then be compared alongside the baseline survey results (if completed) and modelling results to determine whethe...
	Broadband Connectivity
	Policy and Guidance

	5.218. Under MCC Planning Guidance, all new residential developments must incorporate measures to facilitate digital connectivity, having regard to the Data Ducting Infrastructure Guidance produced by the Department for Communities and Local Government.
	Compliance of the Proposed Development

	5.219. A Broadband Connectivity Assessment has been prepared by GTech in support of this Application. The Assessment concludes that the development is likely to be able to have access to good broadband speed.
	Local Labour Agreement
	Policy and Guidance

	5.220. Core Strategy Policy EC1 Employment and Economic Growth in Manchester requires Local Employment Agreements to contain a commitment to work with the Work and Skills Team to ensure that employment opportunities resulting from this development are...
	Compliance of the Proposed Development

	5.221. The Applicant is committed to a Local Labour Agreement as part of the proposed construction process for the Proposed Development. Further details are provided in the Statement of Intent for the Local Labour Agreement submitted in support of the...
	Planning Assessment Summary
	5.222. This section of the report provides a summary of how the application proposals have been comprehensively assessed in relation to the Development Plan and other material considerations. This has taken place during an extensive process of pre-app...

	Introduction
	6.1. The Manchester Guide to Development SPD states that “it will always be important for the City to be able to accommodate new interest and activity in its different forms, including tall buildings” (p.46).
	6.2. Manchester’s Guide to Development SPD states that the Council “would require any such proposals to be presented in context of the joint guidance produced by CABE and English Heritage for assessing tall buildings” (p.50).
	6.3. Historic England published the second edition of Historic England Advice Note 4: Tall Buildings on 4 March 2022 which takes into consideration the changes to national planning policy and guidance, as well as recent experience of planning for tall...
	 Topography;
	 Character of place;
	 Heritage assets and their settings;
	 Height and scale of development (immediate, intermediate, and town-wide);
	 Urban grain and streetscape;
	 Open spaces;
	 Rivers and waterways;
	 Important views including prospects and panoramas; and,
	 The impact on the skyline.
	6.4. Advice Note 4 refers to the NPPF in stating that “great weight should be given to the asset’s conservation”, with any harm requiring a “clear and convincing justification” (NPPF paragraph 132).
	6.5. Although, it states that “in assessing this justification, and in weighing any public benefits…local planning authorities will need to pay particular regard to the policies in paragraphs 8 and 9 of the NPPF that state that economic, social and en...
	6.6. The remainder of this Section will consider the proposal against the Historic England guidance’s approach to inform the design of the proposed tall buildings:
	 The response to local context;
	 The impact on the local environment;
	 Architectural quality;
	 Functional design;
	 Sustainable design and construction; and,
	 A well-designed inclusive environment.
	6.7. The Proposed Development is also assessed against the Core Strategy Policy EN2 on Tall Buildings. Due regard to Policy EN3 (Heritage) and Policy CC9 (Change and Renewal) has been provided in Section 6 of this Statement and is cross-referenced whe...
	6.8. The Proposed Development is tested separately against planning policy at all levels within Section 5 of this Statement.

	Pre-Application Consultation
	6.9. In terms of pre-application consultation, Historic England Advice Note 4 (2022) identifies a series of steps that should be undertaken as follows:
	 Understand the policy position of the LPA including which areas are suitable for tall buildings and where there are historic environment considerations;
	 Agree what illustrative material and digital models are available and likely to be needed, so that the impact of a tall building on the historic environment can be fully assessed by the LPA;
	 Verify the zone of visual influence of a proposal, utilising digital tools, to agree the extent and type of impact assessment required;
	 Understand the local character of areas that may be affected by the proposal;
	 Determine which heritage assets are likely to be impacted by development proposals;
	 Gain an early understanding of the significance of these heritage assets, including the contribution made by their setting. This will mean the impact of the proposal on significance, and the ability to appreciate that significance, can be adequately...
	 Agree an approach for design review – a design review panel is one established tool to assess design proposals at the pre-application and application stage;
	 Identify what supporting information may be required, for example, heritage impact assessment; and,
	 Explore ways to positively respond to the historic environment.
	6.10. A full site analysis has taken place to understand the site context and historic context, particularly given the surrounding listed buildings and Conservation Areas. Consultation with the LPA and Historic England has also taken place alongside o...

	Responding to Local Context
	6.11. With regard to responding to the Local Context, the Historic England Guidance states the following:
	“Understanding local context (including its evolution) is critical to achieving good design. This includes considering how the tall building relates to neighbouring buildings. It is important that the massing and scale of the building is appropriate i...
	6.12. This part of the policy also relates to Policy EN2 contained in the Core Strategy, namely that proposals for tall buildings should “ensure that tall buildings complement the City's key existing building assets and make a positive contribution to...
	Townscape Context
	6.13. Advice Note 4 states that applications need to deliver architectural quality which also includes, impact on streetscape and near views, impact on cityscape and distant views, and impact on the skyline. The guidance also outlines that proposals s...
	6.14. A Townscape and Visual Impact Assessment (TVIA) has been submitted in Chapter 10 of the Environmental Statement (ES), which was prepared by Stantec. The ES Chapter examines the impact the Proposed Development will have on the townscape of Manche...
	6.15. The Site currently comprises an area of land utilised as a surface level car park east of Great Ducie Street since the demolition of the former Boddingtons Brewery. The wider context of the townscape in the vicinity of the Site is influenced by ...
	6.16. The TVIA concludes that the proposals will result in a beneficial impact to the Strangeways Character area, as well as a number of key viewpoints. All other instances are likely to give rise to negligible impact. On this basis the proposals are ...
	Heritage Viewpoints and Setting
	6.17. The effects of the Proposed Development have been assessed in a separate Heritage Statement and are summarised and addressed in Section 5 of this Statement.
	6.18. In summary, the Heritage Assessment concludes that the Proposed Development the Proposed Development is in keeping with the wider setting of all the heritage assets, the overall impact of this scheme is assessed as having no adverse effect on th...
	6.19. There is slight adverse impact on the Cathedral Conservation area, however it is considered that this is outweighed by the public benefits offered by the development, including delivery of 505 housing units, of which 276 will be affordable housi...
	6.20. The Proposed Development is therefore compliant with regard to Policy EN3, the NPPF and the relevant elements of the Tall Building Guidance and Policy EN2.

	Consideration of the Impact on the Local Environment
	6.21. With regard to impact on the local environment, Advice Note 4 sets out:
	“People’s experience of local character and the historic environment can be affected by factors such as wind and other microclimatic changes, overshadowing, and light pollution from the development of a tall building. In some cases, this has the poten...
	6.22. Similarly, Policy EN2 states that:
	“By their very size tall buildings can have a significant impact on the local environment and its micro-climate. It is therefore expected that this impact be modelled and that submissions for tall buildings also include appropriate measures to create ...
	6.23. Assessment of these specific criteria is set out under the subheadings below, setting out the impact on local amenity as well as the impact on the physical fabric of heritage assets.
	Local Amenity
	6.24. The Advice Note 4 sets out that, “consideration of the impact on the local environment is also important, including microclimate, overshadowing, night-time appearance, light pollution, vehicle movements, the environment and amenity of those in t...
	6.25. A comprehensive suite of environmental technical analysis has been undertaken to assess the potential impacts of the Proposed Development. These technical reports together consider the impact of the proposals on the local environment, and specif...
	 Archaeology
	 Ecology and Biodiversity
	 Ground Conditions
	 Heritage
	 Noise and Vibration
	 Television Interference
	 Transport
	 Flood Risk and Drainage
	 Air Quality – ES Chapter 6;
	 Climate Change – ES Chapter 7;
	 Daylight, Sunlight and Overshadowing – ES Chapter 8;
	 Human Health – ES Chapter 9;
	 Townscape and Visual Impact – ES Chapter 10; and,
	 Wind and Microclimate – ES Chapter 11.
	6.26. Overall, the proposals have considered the impact on the local environment and are in accordance with Advice Note 4.

	Architectural Quality
	6.27. With regard to architectural quality of the Proposed Development, Historic England’s Advice Note states:
	“Consideration can be given to whether a distinctive landmark design or a restrained architectural response is more appropriate in terms of the likely impact on the historic environment. High-quality architecture involves designing a tall building ‘in...
	6.28. Similarly, Policy EN2 of the Core Strategy states that proposals for tall buildings will be supported where it can be demonstrated that they are “of excellent design quality”.
	6.29. The Site is currently underutilised as a surface level car park and therefore provides no amenity or visual interest to the immediate area. Within this context, the site represents a key strategic opportunity to contribute to the regeneration of...
	6.30. Paragraph 5.15 goes on to state that: “in the event that the College does not progress with later phases of development and/or does not require all of the land available for educational use, there may be scope to deliver other development on the...
	6.31. The scale of the Proposed Development has is therefore based on MCC’s strategic objectives for the area.
	6.32. The Proposed Development will help to establish a new destination and act as a catalyst for regeneration in the wider GDS - SRF area. The core design team has undertaken extensive contextual analysis of the Site and surroundings and recognise th...
	6.33. As detailed in Chapter 4, the scale, massing and form, and proportions and silhouette of the proposals have all been extensively explored and tested by the design team. This process is detailed further within the Design and Access Statement prep...
	6.34. The design justification and explanation of the proposed architectural quality are set out in detail within the Design and Access Statement. In principal, all details are adopting the same approach with the Consented Scheme, this Application ref...
	6.35. With regard to materials and surface design, a careful material palette has been chosen to create a cohesive development with a strong ground floor presence. As set out in Chapter 4, the red brick has been used throughout but with two different ...
	6.36. On this basis, the proposals have considered Advice Note 4.

	Functional Design
	6.37. With regard to Historic England’s Tall Building Guidance and functional design, it states:
	“Façade treatment and finishes, external lighting, placement of plant, servicing and use of advertising screens are all important considerations in locations where locally distinct features are vulnerable to change in local context and character. The ...
	6.38. Whilst the heritage impact associated with the Proposed Development has been described in detail, this Section sets out how the finishes, external lighting, placing of plant, servicing and other important considerations regarding a functional de...
	6.39. The Design and Access Statement includes full details of the process undertaken in designing the two buildings and public realm. This is also summarised in Section 4 of this Statement. Architecturally, the design has considered the needs of all ...
	6.40. An extensive area of public realm is proposed with distinct character to promote pedestrian movement and dwelling at the Site.
	6.41. On this basis, the proposals accord with Advice Note 4 and will deliver a functional design and meets the requirements of Policy EN2 with regard to creating an attractive pedestrian environment.

	Sustainable Design and Construction
	6.42. Advice Note 4 sets out that tall buildings should “provide opportunities to enhance the appearance of an area and reduce harm to the historic environment through the re-development or retrofit of a tall building can be explored. Considerations m...
	6.43. Policy EN2 also states that the proposals should “contribute positively to sustainability” and “be served by public transport nodes”.
	6.44. Manchester City Council has published the Climate Change Action Plan 2020-2025 in 2020, subsequently updated in 2022 in which it sets out a five-year plan to respond to the Climate Emergency, tackle climate change and work towards becoming a zer...
	6.45. The Environmental Standards Statement (ESS) and Energy Statement sets out how the Proposed Development will incorporate sustainability measures, including energy efficiency and environmental design. In addition, Chapter 11 of the ES assesses the...
	Flood Risk and Drainage
	6.46. A Flood Risk Assessment and Drainage Strategy has been prepared by SGi Consulting and is submitted in support of this planning application.
	6.47. In summary, the Proposed Development will be designed in order to reduce the post development surface water run-off to at least 50% of the existing surface-water brownfield runoff rates. The Drainage Strategy will also be designed to withstand a...
	6.48. Please refer to paragraphs 5.239 to 5.140 of this Statement or the Flood Risk Assessment and Drainage Strategy for further details.
	Sustainability Measures
	6.49. The Environmental Standards Statement (ESS) and Energy Statement submitted in support of this application sets out how the Proposed Development will incorporate sustainability measures, including energy efficiency and environmental design. In ad...
	Energy Strategy

	6.50. The Proposed Development directly supports the Council’s 2038 Net Zero Carbon target and has been designed on the basis that it will seek to achieve the following overall targets:
	6.51. A combination of enhanced building fabric specification (significantly beyond the current regulatory compliance standard) allied to efficient mechanical and electrical systems and sophisticated controls will achieve compliance with the emission ...
	6.52. Priority is given to achieving the energy and carbon emissions targets by means of on-site measures applying the principles of the energy hierarchy. This mechanical and electrical specification will deliver a Building Regulation Part L1A (2013),...
	6.53. For further information on the sustainability credentials of the Proposed Development, please refer to the Environmental Standards and Energy Statement submitted with this application.
	Energy Efficiency and Carbon Reduction
	Renewable Energy

	6.54. Wallace Whittle, the project’s energy consultant, has assessed the suitability of the proposals for renewable energy. From this assessment it is considered the use of photovoltaics (PV) and air source heat pumps are suitable.
	6.55. PVs have been included at roof level for to provide 36kWp to reduce energy consumption and onsite carbon emissions. Air source heat pumps are considered technically feasible for the development and will delivering high efficiency hot water for t...
	6.56. Due to the nature of the Proposed Development, the remainder of the renewable energy techniques considered have been ruled out. Further details on each of these can be found in the ESS and Energy Statement prepared by Wallace Whittle.
	Build Fabric and Thermal Performance

	6.57. A fabric first approach has been taken, in line with the Core Strategy’s approach of ‘be lean’. High performance thermal insulation is provided throughout the building envelope (ensuring very low U-values for all heat loss elements) and thermall...
	6.58. Attention to cold bridging junctions including the provision of insulation to reduce heat and limit heat losses that occur at the junctions between building elements and around openings will significantly improve the emission rate of the dwellings.
	6.59. An overheating assessment has been undertaken on a representative sample of apartment within the buildings This has informed the ventilation strategy, as below, and with the intention to fully comply with the acoustic, ventilation and odour (AVO...
	6.60. For further details please refer to the Energy and Environmental Standards Statement prepared by Wallace Whittle.
	Ventilation

	6.61. A Ventilation Strategy Report has been prepared by Wallace Whittle. Residential dwellings will be provided with a ‘Whole House’ ventilation system in accordance with the Domestic Building Services Compliance Guide section eight. The dwelling sys...
	6.62. Each dwelling will be provided with a dedicated MVHR unit. The unit will intake fresh air and discharge exhaust air to atmosphere via suitably separated façade terminals. Inlet and outlet air terminals on the external façade will be no less than...
	6.63. A boost facility will increase extract rates proportionally via either humidity sensor or manual switch to the kitchen. Kitchen areas will be provided with a carbon filter type recirculation hood above the hob.
	6.64. It is proposed that purge ventilation to habitable rooms will be provided via manually openable windows. Where this is not possible enhanced MVHR units will be provided to overcome heat gains or noise pollution. The apartment ventilation systems...
	6.65. General ventilation will be provided via the façade of the commercial units, typically via a continuous louvred strip at high level above the glazing line or in line with the structure at high level. All such louvres will be provided as part of ...
	6.66. Please refer to the Ventilation Statement prepared by Wallace Whittle for further information.
	Climate Change

	6.67. An assessment of the Climate Change Effects of the Development have been considered in Chapter 7 of the Environmental Statement Submitted with this Application. It has analysed the effects for both the construction stage and the operational stag...
	6.68. In addition, Wallace Whittle have completed a Whole Life Carbon (WLC) Assessment for the scheme, in line with BS 15978:2011 and the RICS Professional Statement: Whole Life Carbon (RICS PS: WLC) assessment for the built environment. This consider...
	6.69. The WLC Assessment notes that in terms of Construction Phase emissions, the Project is estimated to generate emissions of an additional 20,448 kgCO2e. In terms of Operational Phase emissions, the Project is estimated to generate emissions of an ...
	6.70. These levels achieves the GLA benchmark target and the aspirational targets for set out within the London Planning Guidance Whole Life-Cycle Carbon Assessments (2022). This guidance has been used as a benchmark target as a recognised guidance to...

	Provision of a Well-Designed and Inclusive Environment
	6.71. Historic England’s Advice Note states that:
	“The way tall buildings are experienced at ground level is an important consideration as tall buildings can have a significant impact on the historic streetscape and public realm. In some cases, redevelopments may create opportunities to enhance elem...
	6.72. Advice Note 4 sets out that “Well-designed tall buildings provide an inclusive environment, both internally and externally, taking opportunities to offer improved permeability, accessibility and, where appropriate, the opening up or effective cl...
	6.73. Section 12 of the NPPF sets out the need for developments to be inclusive and accessible for existing and future users.
	6.74. The Proposed Development includes a high quality design and finish across the scheme. A mix of apartments, which will range from one, two and three bedroom units, are available to ensure choice for a wide range of potential occupants and to help...
	6.75. In particular, the Proposed Development has been designed to create a safe, inclusive, and accessible space for all as outlined in Chapter 4. All apartments will meet Building Regulations Part M4(2) and by meeting these criteria, it is anticipat...
	6.76. The high quality landscaping strategy is submitted as part of the application will enhance the local area and realise the ambitions of the SRFs. The new landscaping proposals will create a welcoming, pleasant environment, which will encourage gr...
	Public Space and Facilities
	6.77. Advice Note 4 states that “consideration needs to be given to tall building’s contribution to public space and facilities. This applies both internally and externally, including provision of a mix of uses (especially on the ground floor of tower...
	6.78. This can also be read alongside paragraph 130 of the NPPF, it is stated that proposals should use effective landscaping and sustain an appropriate amount of development such as public space as part of the proposals. It also goes on to emphasise ...
	6.79. A detailed landscaping plan and strategy has been prepared by Exterior Architecture as part of the application and sets out the vision for the pocket park at the heart of the Proposed Development. The provision of an area of publicly accessible ...
	“By 2025 high quality, well maintained green and blue spaces will be an integral part of all neighbourhoods. The city’s communities will be living healthy, fulfilled lives, enjoying access to parks and greenspaces and safe green routes for walking, cy...
	6.80. A Green and Blue Infrastructure Statement has been prepared and is submitted in support of this planning application. It details how the Proposed Development responds to the Manchester Green and Blue Infrastructure Strategy 2022 visions and obje...
	6.81. In summary, the Proposed Development will deliver significant public benefits to the residents of the scheme at the Former Boddingtons Site, as well as the other local residents. This will make a marked improvement from the existing usage which ...
	6.82. The ground floor commercial uses and flexible resident’s co-working space will bring animation to the space and enhance the amenity of the area. These commercial spaces will spill out onto the proposed boulevard and create a lively destination.
	6.83. On this basis the proposals accord with Advice Note 4 and contribute to public space and facilities.

	Summary
	6.84. All the relevant elements of the Tall Building Guidance from Historic England, in addition to the policy requirements set out in Policy EN2 of Manchester Core Strategy, have been comprehensively addressed under the subheadings set out above.
	6.85. The Proposed Development has been developed through a comprehensive engagement process, including an analysis of the visual impact on identified heritage assets through a series of accurate rendered key views.
	6.86. In summary, the Proposed Development has carefully considered and addressed the relevant guidance and Manchester City Council’s Core Strategy Policy EN2 on Tall Buildings.
	7.1. This Planning and Tall Building Statement has been prepared by Deloitte LLP in support of a Full Planning Application for the re-development of this part of the Former Boddingtons Brewery Site.
	7.2. The Site has been underutilised for many years and its current use as a surface level car park detracts from the overall attractiveness of the area. Therefore, the Proposed Development will help to transform this area to become a new and exciting...
	7.3. Since the Original Consent was approved, new building regulations have been introduced which mandate a second staircase within all new residential buildings over 18m. The Proposed Development responds to this through revised internal layouts to a...
	7.4. In order to ensure the scheme remains viable, the revised scheme seeks to offset the loss of internal floor area due to introduction of the additional stair cores (and associated reduced efficiencies) across the two buildings, including an increa...
	7.5. The Proposed Development directly supports Great Ducie Street SRF and Former Boddingtons Brewery SRF visions through the redevelopment of the Site for a high-density residential-led development. The Proposed Development will contribute to the pro...
	7.6. When taken as a whole, the redevelopment of the Site for use as a residential-led development complies with the national and local development plan policies and the Manchester Residential Quality Guidance (2017).
	7.7. The Site is in a highly sustainable location due to the proximity of a wide range of transport links. The current use of the Site does not fully utilise the Site’s locational advantages. The Site is within easy reach of areas of work, leisure fac...
	7.8. The Proposed Development has been designed taking into consideration a range of housing needs including families, through the provision of one, two, three bed apartments. This will contribute to meeting Manchester’s annual housing need as stated ...
	7.9. The Applicant is committed to maximising the quantum of affordable housing to be delivered on the site. This planning submission therefore reflects the consented scheme as follows:
	7.10. Therefore, as a total of 60% of the overall number of homes therefore are intended to be delivered as affordable (reflecting the Consented Scheme). However, due to the overall increase in unit numbers, this will delivers a further 27 affordable ...
	7.11. The Proposed Development has been designed to respond to the surrounding area and context. A comprehensive townscape and massing analysis has been undertaken to ensure that the scale of the development reflects its prominent location at a key ga...
	7.12. The Proposed Development will result in a number of benefits, as follows:
	Economic
	 A viable use of an underused site: The Site has been historically underutilised as a surface level car park. The current use of the Site fails to fully utilise the positive attributes of the Site. The redevelopment of the Site for residential-led us...
	 Support employment opportunities: During the construction phase employment opportunities will be created, including opportunities to encourage and develop skills, internships, and apprenticeships among the varied and specialised trade contractors du...
	 Support inclusive economic growth: the proposals will support MCC’s vision for inclusive growth and will contribute to a balanced housing market that is required to support these jobs and to retain / attract talent. The creation of residential units...
	 Demand: The proposed residential development will help to meet the recognised demand for City Centre and City Centre Fringe living. The Site is ideally located for residents to reach a wide range of facilities including work, leisure, a wide range o...
	 Act as a Catalyst for Regeneration: the proposals are the next phase of regeneration within the SRF areas, complementing the under construction Manchester College and proposed Old Brewery Gardens. Subject to planning, the intention is to commence on...
	 Expansion of the City Centre: it has been documented in the City Council’s City Centre Strategic Plan (2016) that Manchester’s significant economic and population growth is demanding a re-evaluation of the City Centre. This is given its current phas...
	Environmental
	 Brownfield Land- the proposals make efficient use of brownfield land and repurpose what is an underutilised site. The high-density residential uses capitalises on the highly sustainable location and proximity to all the amenities the City Centre off...
	 High level of sustainability – The Proposed Development will utilise an all-electric approach using air source heat pumps and photovoltaic panels, as well as utilising a fabric-first approach to the buildings design. The Part L improvement is 40.83%...
	 Enhancement of Blue and Green Infrastructure increase in the level of biodiversity – The proposed public realm will help to enhance Manchester’s Green and Blue Infrastructure assets by improving their overall quality and function, and is anticipated...
	Social
	 A new neighbourhood: the proposals will start to establish a residential community, grounded by the pocket park. The proposed accommodation mix, and tenure will help to drive sustainable and diverse community and transform the area into a neighbourh...
	 Vitality, Safety and Security: The redevelopment of the Site and the subsequent increase in activity will animate the area and make it a more welcoming environment for pedestrians. This will help to create a more safe and secure site by increasing t...
	 Provision of a significant area of new high-quality public realm: The proposed public realm will provide a green open space for new residents, future staff and students at Manchester College, future residents, and visitors to play, relax and sociali...
	 Providing on-site affordable housing: The proposals will include 5% on-site affordable housing, and which will be established through an independent third-party assessment of the submitted viability appraisal. In addition to this, the Applicant is s...
	 Commercial Uses: Delivering a range of commercial offer to appeal to future residents, the staff and students at Manchester College as well as to attract visitors. The uses will help create a vibrant atmosphere and ensure there is activity throughou...
	 Accessibility: A development that is designed to be accessible to all users including those whose mobility is impaired.
	7.13. The cumulative effect of all these benefits will be very significant. It is clear the Proposed Development provides a wide range of public benefits that will deliver economic, social, and environmental benefits to the local community. The Propos...
	7.14. A detailed assessment of the proposals has been undertaken against adopted planning policy as set out in Chapters 5, 6, and Appendix A of this Statement. The Proposed Development is consistent with the aims and objectives of the Development Plan...
	7.15. It has been demonstrated that a well-considered and balanced approach has been taken to the development to ensure delivery of the overarching economic, social, and environmental objectives of sustainable development. As such, the Proposed Develo...
	Core Strategy Policy EN2
	Green and Blue Infrastructure
	The table below outlines how the Proposed Development responds to the vision and objectives set out in the Manchester Green and Blue Infrastructure Strategy 2015, subsequently updated in 2022 (and in turn Core Strategy Policies EN9 Green Infrastructur...
	New buildings
	We need to ensure that new developments in the city don’t eat into our limited carbon budgets and add to the already significant retrofit challenge. This means that we need them to be built and operated to zero carbon standards as soon as possible.
	The ideal way to do this is through UK Government establishing a national zero carbon definition and methodology for its implementation, and for Manchester City Council to implement this standard as quickly as possible through the local planning system.
	This should include applying zero carbon standards to all developments where the Council has additional influence, for example as a client / end-user, landowner or development partner, with a view to all new development needing to be zero carbon from ...
	We need a combination of two, possibly three, sources of renewable electricity:
	Our own renewable energy generated inside the city: this includes significant increases in the amount generated from solar photovoltaic (PV) panels. In 2019, only 1% of Manchester’s electricity demand was met by local renewable generation.
	Decarbonised National Grid: driven by UK Government, the National Grid has been decarbonising in recent years; we need this to continue but at an accelerated rate, with a view to being fully decarbonised as soon as possible.
	Our own renewable energy generated outside the city: this could include through ‘power purchase agreements’ with renewable energy generators, and/or investing in our own renewable energy generation through, for example, wind warms, solar farms, and ot...
	We will also become more compatible with intermittent generation by developing smart grids and dynamic demand within Manchester


