136 WITHINGTON ROAD
WHALLEY RANGE

DESIGN & ACCESS STATEMENT
FEBRUARY 2022

OLLIER SMURTHWAITE ARCHITECTS



CONTENTS

INTRODUCTION

UNDERSTANDING THE CONTEXT
REGIONAL IDENTITY . S
HISTORICAL DEVELOPMENT PATTERN .

LINKAGES TO SURROUNDINGS & MOVEMENT PATTERNS .

LOCAL CHARACTER .

SITE CHARACTER . .
LAYOUT AND BUILDING FORM .
LAND USES. .
NATURAL FEATURES .
PLANNING CONSIDERATIONS

DESIGN STRATEGY

01. EXISTING BUILDING

02. PROPOSALS

03. LAYOUT .

04. SCALE.

05. FORM. .

06.USE. . .

07. DETAILS .

08. MATERIALS .

09. ACCESS / PARKING

10. AMENITY SPACE.
PRE-APPLICATION 1
PRE-APPLICATION 2
PUBLIC CONSULTATION 1 .
PUBLIC CONSULTATION 2 .

14
14
15
15
16
16
17
17
18
18
19

. 20
21
.22

THE PROPOSALS
PROPOSED SITE PLAN .
PROPOSED FLOOR PLANS.
PROPOSED SECTIONS .
PROPOSED ELEVATIONS

PROPOSED CONTEXT ELEVATIONS .

SECTION DETAIL .
EXISTING FACADE.
NEW BUILD .

DESIGN EXPLANATION

BAY WINDOWS .

DORMER WINDOWS.

RED BRICK S
PROPOSED SERVICING PLAN
PROPOSED ACCESS PLAN
PROPOSED MAINTENANCE PLAN .
MATERIALS . S

ROOFS & ROOF LIGHTS .

EXTERNAL WALLS

WINDOWS AND SILLS .

EXTERNAL WORKS .

AERIAL VIEWS. S

VIEW FROM WITHINGTON ROAD

VIEW FROM WITHINGTON ROAD

VIEW FROM RESIDENTS LAWN .

VIEW FROM WHITBY AVENUE.

. 23
.24
. 25
. 26
.27
. 28
. 28
. 29
. 30
. 30
. 30
. 30
.31
. 32
. 33
.34
.34
. 35
. 36
.37
. 38
. 39
. 40
.4
. 42

DESIGN AND ACCESS STATEMENT, 136 WITHINGTON ROAD, WHALLEY RANGE

OLLIER SMURTHWAITE ARCHITECTS 2



INTRODUCTION

This Design & Access Statement has been prepared by Ollier
Smurthwaite Architects in support of the Planning Application by
Views for the redevelopment of a site located at 136 Withington Road,
Whalley Range.

The proposed development comprises a total of 35n0. dwellings with
a mix of 12no. 1 bed apartments 19no. 2 bed apartments, 2no. 2 bed
mews houses and 2no. 3 bed mews houses.

The purpose of this document is to set out the design principles,
concepts and strategy behind the proposals and it should be read in
conjunction with the supporting documents prepared by the highways
consultant and planning consultant.
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UNDERSTANDING THE CONTEXT

REGIONAL IDENTITY

In the 1830s, prominent banker and industrialist Samuel Brooks’s
had a grand plan to build “a desirable estate for gentlemen and their
families”; for the wealthy who wanted to live amongst the countryside,
but close to Manchester. The place,originally called ‘Jacksons Moss’,
was renamed after Brooks’ childhood home in Lancashire, Whalley in
1936.

Brooks drained the 63 acres of land, which had been farms and clay
pits. Roads (now Withington Road and Upper Chorlton Road) were
laid out between two farm tracks, and handsome villas were built
by Brooks in their own grounds, including one for himself. Tree lined
avenues of Dudley Road, Whalley Road and Chorlton Road formed the
basis of the estate. The eastern side of the area around Alness Road
was built in the latter half of the 19th century on land sold by Lord
Egerton of Tatton.

Samuel Brooks’ architectural vision for the area remained prominent,
with plots being sold with certain conditions to ensure that the
development was appropriate. Whalley Range was one of the city’s
first planned suburbs.

Manley Hall, built by cotton merchant Samuel Mendel, was a prominent
property in the area. It contained fifty rooms in eighty acres of grounds
which included over forty greenhouses, an orangery, deer park,
fountains and ornamental lakes. Mendel lost his fortune in the 1870s,
and the land was sold and divided up, with the grand house eventually
demolished.

Whalley Range remained a middle class suburb for many years,
however by the mid 20th Century, the large Victorian villas were being
bought up by opportunistic developers, and turned into bedsits which
resulted in questionable living conditions. By the 1980s, the area had
a significant young bohemian community living there, but its general
reputation was to be slightly run down. In more recent years however,
it has seen a significant amount of regeneration, with families moving
back into the area.

Nello James Community Centre - Present Day
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UNDERSTANDING THE CONTEXT

LOCAL HISTORY
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Withington Road and Chorlton Road - 1906

The origins of the site itself are unknown, the first record of the place
was in 1911 when it was listed that George Henry Wood and his wife
Emma Ann Richardson lived in the property of what was then known
as Walton Cottage at 130 Withington Road.

From 1914-16 the British Red Cross used the building as an auxiliary
hospital before moving premises to Sunnyside house on College Road.
The building was owned/occupied by the British Red Cross up until the
70’s when it was sold to the Walton Cottage Education Trust.

During this time the building was known as the Nello James Centre
that served as a community venue. The centre was named after C.L.R.
James, a West Indian born cultural historian, cricket writer and political
activist and a leading figure in the Pan-African movement. The centre
offered evening classes in English, mechanics, political studies etc. The
centre offered free legal advice to the community, had a secondhand
furniture shop, Sunday morning food market, artists market and had
plans to open a nursery and playground. The Nello James Centre and
Walton Cottage was described as the ‘free university’.

Some time after this the centre fell into disrepair and was subsequently
closed down. In 2015 protesters fought to have the building restored
and returned to the community but had no success. Their aspirations
were for the centre to be used as an education hub, library and
community arts resource. The Nello James Centre and its heritage is
a point of cultural importance to the community in Whalley Range and
is a source of inspiration and many memories for those who used it.

The site was eventually sold in 2020, the trust stated that profits from
the sale would be reinvested into community projects in line with the
trusts charitable values.

Withington Road - 1.961

éahon F-ida._d- _@65
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UNDERSTANDING THE CONTEXT

HISTORICAL DEVELOPMENT
PATTERN
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1890’s
Previously to the 1890’s, the area now known as Whalley Range was
called Jacksons Moss and would have been a rural area relying on
cottage industries and agriculture. As Manchester began to expand
and develop as a result of the industrial revolution, Merchants began to
populate the area now known as Whalley Range, as a desirable location
that was in close proximity to the city centre for business purposes but
escaped the pollution and noise of the mills and factories.
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Early maps refer to the site as ‘Rose Cottage’ and had more of an
expansive setting than it does now with a number of outbuildings. This
possibly indicated that the site may have been built as a farmhouse or
rural cottage.

In the 1890’s Whalley Range was exclusively home to low density large
detached and semi-detached properties all surrounded by private
and public green spaces. Moving into the early to mid 1900’s density
increased throughout the area as the toll gate was removed allowing
land to be sold off and more flexibility in development. The density of
housing increase and included terraced rows which were still large but
changed the character of the area considerably. A number of large
detached properties were demolished to be redeveloped as higher
density housing.

-
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Walton Cottage underwent a number of extensions, alterations and
developments over the years, an intial 2 storey extension was added in
the 19th century then a double height canted bay window was added.
The second phase of the extension was undertaken to the north west
with a taller 2 storey building with a higher ridge line. It is likely that the
whole building was rendered duirng this time and some architectural
features were added such as hoodmoulds. The building appears to
have been consistently altered throughout the 20th century. There is
evidence of a linear outbuilding to the south west of the cottage during
the 19th century but has been completely rebuilt and extended to
meet the existing cottage since.
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UNDERSTANDING THE CONTEXT

LINKAGES TO SURROUNDINGS
& MOVEMENT PATTERNS
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Withington Road runs from Mauldeth Road West in Chorlton to the
south, up to the edge of Whalley Range in the north where it meets
Chorlton Road. Withington Road is the primary access route to the site
and provides traffic links to Moss Side, Hulme and the City Centre in
the north, and to Chorlton, Didsbury and Wythenshawe in the south.

No buses run along this route and can only be accessed by car or on
foot. Bus routes are available from Alexandra Road South to the east
of the site within walking distance along Mayfield Road.

l

Primary Traffic Route  wes e ROUTES TO CHORLTON, l
DIDSBURY & WYTHENSHAWE P 1

Secondary Traffic Route === R L L
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UNDERSTANDING THE CONTEXT

27 Wellington Road 30 Mayfield Road

LOCAL CHARACTER

The local character of the site is greatly dictated by the orgins of the
area dating back to Samuel Brook’s plan for Whalley Range. A number
of large semi/detached houses still exist as well as many large terraced
rows. These building types largely define the architectural character of
the area as well as the land and greenery that surrounds them.

Many houses in the area are three or more storeys or have had lofts
converted and dormers added to provide extra floor area. Large
driveways, front and rear gardens are commmon in the area that aligns
with the traditional design of avenues lined with mature planting.

Red brick, red/orange brick, yellow brick and stone details are common
materials in Whalley Range as well as large bay windows, projecting
bays and gables.

159 Withington Road Wood Lane Court
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UNDERSTANDING THE CONTEXT

SITE CHARACTER

The site is a relatively large plot with green space and mature planting
surrounding the existing buildings. The original structure on the site
is Walton Cottage, an extension was added later that provided extra
space when the property was used as a community centre. The site
also has a combination of hardstanding and garden area. The northern
part of the site is the former lawned garden of the house.

Walton Cottage itself is now finished in render throughout with a
pitched slate roof and a number of chimney stacks. Most of its doors
and windows have been boarded over.

The plot is broadly a rectangular shape and it bounded by a row of
commercial units to the north, Withington Road to the east and existing
residential properties to the south and west.

The site has largely fell into disrepair and planting has been left
untended. The original brick boundary wall still stands and can be seen
in historical photographs.

The mature trees on site play a role in forming the character of the
street that can be seen on the approach to the site from either end of
Withington Road.

Approach to site from north of Withington Roa

d
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DESIGN AND ACCESS STATEMENT, 136 WITHINGTON ROAD, WHALLEY RANGE

()
UNDERSTANDING THE CONTEXT

LAYOUT AND BUILDING FORM
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The west side of Withington Road has been more recently developed
with two storey semi-detached houses and terraced rows. To the east
of the site and along Withington Road itself many of the original houses
from Samuel Brook’s plan still exist and are larger, taller properties
with larger gardens surrounding them. Directly south of the site are a
number of 4-5 storey buildings that are the tallest/largest in the area.
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Single Storey
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LAND USES

The vast majority of the buildings around the site have remained
as residential use since. North of the site along Withington Road
there are a number of commercial units including a dentists
office, cafe, off license, supermarket and garage. The site itself
is not currently used and has fallen into disrepair.

Derelict

Religious

Commercial

Residential

|
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NATURAL FEATURES

The majority of the site is occupied by mature trees and overgrown
planting. As a result of the areas history there are many mature trees
lining most of the roads in Whalley Range that make up the character
of ‘avenues’ and are an important element in its conservation.
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UNDERSTANDING THE CONTEXT

PLANNING CONSIDERATIONS

Like many suburbs in Manchester, Whalley Range was developed as
a response to the increase of industrialisation and congestion in the
city centre.

The layout of Whalley Range has remained largely the same since
Samuel Brook’s initial plan with large high quality semi/detached
houses located along wide avenues with mature planting. The site is
located within the Whalley Range Conservation Area designated in
1992 meaning any developments will often require conservation area
consent.

Site D
Walton Cottage itself pre-dated Samuel Brooks’ plan and therefore
contrasts with the prevailing 19th century character in the conservation
area. It is acknowledge that the building is of some interest due to its South Manchester (EC9,H6)
age and distinctiveness as a large dwelling set within a substantial plot.
It is prominent in views from Withington Road and has a townscape

presence in combination with its existing trees and boundary Conservation Area boundary E J @

treatments. However the site is now in a very poor state of disrepair
and is attracting vandalism which diminishes its contribution to the
area.

All the trees present around the site are protected under the
Conservation Area and should be maintained alongside development
as they contribute greatly to the local character. Care should also be
taken in restoring and maintaining existing boundary walls, evergreen
hedges and existing gateposts if at all possible.

The council recognises that Whalley Range had experienced a period
of decline, particularly after the Second World War when many families
left the area and the house were converted for multiple occupation.

New developments will need to take into consideration local building
heights, material type and colour, brick or stone detailing and the
elevations, form and massing of adjacent buildings. Most buildings in
the area typically use red or orange/red brick with stone dressings or
yellow brick with yellow stone as well as blue slate roofs and canted
bays.

OLLIER SMURTHWAITE ARCHITECTS 13
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GROUND EXCAVATED TO FORM SEMI BASEMENT TO TIE IN WITH EXISTING HOUSE.

02. PROPOSALS

EXISTING LOW QUALITY LATER ADDITION REMOVED

01. EXISTING BUILDING
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03. LAYOUT 04. SCALE

NEW BUILDING FOOTPRINT ESTABLISHED FROM SITE CONSTRAINTS. NEW REAR BLOCK TO BE SAME HEIGHT AS HOUSES TO REAR.
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05. FORM. 06. USE

ROOS ARE PITCHED AND ORIENTATED TO MATCH HE CONTEXT WITH PROJECTING GABLES FACING THE STREET. A MIX OF 1 AND BED APARTMENTS ARE PROPOSED WITH 2 AND 3 BED MEWS HOUSES.

'~ 1BED APARTMENTS

. 2BED APARTMENTS
| 2BED MEWS HOUSE

I 3 BED MEWS HOUSE
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07. DETAILS 08. MATERIALS

BAY WINDOWS AND ROOF DORMERS ADDED TO REFERENCE CONTEXT. RED BRICK TO MATCH CONTEXT FOR NEW BUILD. EXISTING BUILDING RENDERED.
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10. AMENITY SPACE

09. ACCESS / PARKING

GROUND FLOOR APARTMENTS AND MEWS HOUSES HAVE PRIVATE GARDENS. A SHARED COMMUNAL GARDEN SPACE IS

PROVIDED AT THE FRONT OF THE SITE.

HARD LANDSCAPING KEPT TO A MINIMUM. POROUS FINISHES PROPOSED.
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PRE-APPLICATION 1

o Following a previous scheme by another architect to demolish
the existing building OSA presented a scheme that retained the
existing building.

o Lower parking provision is acceptable.

e |t was explained that the quantum of development was required
by make scheme viable.

e The heights of the new buildings were considered too tall. It was
suggested that encroaching fiuther north into the green space
would be acceptable if it reduced the heights of the new buildings
to be no more than the existing house. OSA to prepare massing
options.

136 WITHINGTON ROAD
WHALLEY RANGE

OLLIER SMURTHWAITE ARCHITECTS
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PRE-APPLICATION 2

[t was proposed that the amount of existing fabric retained would
be very minimal and that the existing house could be rebuilt to
look the same.

MCC confirmed that they would want to see as much fabric
retained as possible.

The entrance porch should be redesigned.

The design was considered better than the previous submission
and MCC would have to take a planning balance view on quantum
of development versus the retention of a heritage asset.

OLLIER SMURTHWAITE ARCHITECTS
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THE PROPOSALS

PROPOSED SITE PLAN

THE PROPOSALS
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FLOOR PLAN

THE PROPOSALS
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VIEW FROM WITHINGTON
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VIEW FROM RESIDENTS LAWN
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VIEW FROM WHITBY AVENUE
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The first consultation event was held on site. The majority of local
residents supported the proposals. The site suffers from a lot of anti-
social behaviour and the proposals would resolve that issue.
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THE PROPOSALS

PROPOSED SITE PLAN
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THE PROPOSALS
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THE PROPOSALS
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THE PROPOSALS
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THE PROPOSALS

SECTION DETAIL
EXISTING FACADE
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MATERIALS KEY
@ UNDERPINNED CONCRETE FOUNDATIONS
@ TEGULA CONCRETE PAVERS
@ EXISTING BRICKWORK RETAINED

RED BRICK

(5.) EXISTING STONE SILL RETAINED

NEW STONE SILL

@ EXISTING RENDER REMOVED AND REPLACED
WITH NEW TO MATCH EXISTING

INSULATED PLASTERBOARD LINING

REPLACEMENT TIMBER FRAMED WINDOW

HOODMOULD REPAIDRED AND REFIXED
NEW TIMBER FLOOR JOISTS

@ NEW TIMBER ROOF JOIST

@ NEW RAINWATER GOODS TO MATCH
EXISTING

0 CONSERVATION ROOFLIGHT

EXISTING SLATES RETAINED AND REUSED
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SECTION DETAIL
NEW BUILD
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KEY PLAN - UPPER GROUND FLOOR
1:400@A1

MATERIALS KEY
@ UNDERPINNED CONCRETE FOUNDATIONS
@ TEGULA CONCRETE PAVERS
@ EXISTING BRICKWORK RETAINED

RED BRICK

(5.) EXISTING STONE SILL RETAINED

NEW STONE SILL

EXISTING RENDER REMOVED AND REPLACED

WITH NEW TO MATCH EXISTING
INSULATED PLASTERBOARD LINING
REPLACEMENT TIMBER FRAMED WINDOW
HOODMOULD REPAIDRED AND REFIXED

NEW TIMBER FLOOR JOISTS
@ NEW TIMBER ROOF JOIST

@ NEW RAINWATER GOODS TO MATCH
EXISTING

@ CONSERVATION ROOFLIGHT

EXISTING SLATES RETAINED AND REUSED

@ SLATE ROOF

@ REPLACEMENT / NEW TIMBER FRAMED
WINDOW

KEY ELEVATION - REAR ELEVATION WEST
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DESIGN EXPLANATION

BAY WINDOWS

The existing building and many other buildings in Whalley Range
Conservation Area have canted bay windows. Other properties on
Withington Road have three storey bay windows on the front, rear and
side elevations. 138 Withington Road has a 4 storey bay window to
the rear.

DORMER WINDOWS

Several of the neighbouring properties on Withington Road display
both flat and gabled dormers.

LR

[T AT

RED BRICK

All of the buildings on Whitby Avenue and many in the conseration
area are red brick. The new build elemnts are red brick to maintain
the character of the area and enhance the significance of the existing
building with contrasting finish.

OLLIER SMURTHWAITE ARCHITECTS 30



DESIGN AND ACCESS STATEMENT, 136 WITHINGTON ROAD, WHALLEY RANGE

s
THE PROPOSALS

STORE FOR 7 no. _
1100L BINS
U

PROPOSED SERVICING PLAN |

\
AN
\
3
NS |
#[5s5 : HARD STANDING TO !
% VREFUSE/RECYCUNG |
= — i COLL‘%CTION POINT l'
i 2.2 N
S~ |
e L D L R el D D e - g nTN 3 [y !
] | o i ‘
i 1) RESIDENTIAL BIN STORE: : s h - LN ’

: & — Fhy f=- e SE /
| RESIDENTS DEPOSIT REFUSE IN 1100L EXTERNAL | WHITEY AVENUE Y= 5 1! 2a A0 POl reeveinG
1 BIN STORES. i 2 553 — % b=/ \ Lsd D COLLECTION
R ! Gk T2 i — e N VEHICLE

2 . [ ) : S \
b5 \E /" A /
:- ----------------------------------------- -] : S E '\ E \C‘,I'Il G [ \—/ ;'
I [ T , .
| 2) COLLECTION POINT (APARTMENTS): i e s L < NS .
| ON COLLECTION DAY BUILDING MANAGEMENT TAKE! PELTU <=l IR : g
| BINS TO BIN COLLECTION POINT | ; 1] ©
e e e e e a 2] Z
8.3'?@] o & ] CIEQE j [ g
o - 5820 [ il I z
| [} - o= o >< [ a2 T
| 3) COLLECTION: i ! S NS TN =
|  COLLECTOR TO WHEEL CONTAINER TO : ! | F . i N
i COLLECTION VEHICLE : ! | — = V=
e - i | -
T
| R
|
g
: @
|
-l

———————

OLLIER SMURTHWAITE ARCHITECTS 31



DESIGN AND ACCESS STATEMENT, 136 WITHINGTON ROAD, WHALLEY RANGE

s
THE PROPOSALS

PROPOSED ACCESS PLAN L ke

Retaining the existing house and front entrance presents a number of .
challenges with achieving 100% level access. The existing front door is E 3
elevated from the outside ground level. This is overcome by providing R ST - /
a covered platform lift outside. Level access is provided through the ’ Nk AN
building to the lift which serves all floors. Some of the pliots (3, 14, 16, N

23, 25, 32) require further steps within the apartment.
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RESIDENTIAL ROOFS - CEMBRIT ROOFLIGHTS- FLO;H‘RéF IGHTS
MATERIALS

JUTLAND FIBRE CEMENT ROOF SLATES
ROOFS & ROOF LIGHTS

Materials are chosen to compliment the existing buildings in local area.
The roof material is proposed as a fibre cement tile in a slate grey
colour. Rooflights are to be fitted flush with the roof profile.

The flat roof behind the parapet is to be a modular sedum roof
with additional planters containing planting to further enhance the
biodiversity of the scheme.

Parapet walls are topped with a cast stone coping above a soldier
course brick detail.

CONSERVATION ROOFLIGHT

FIBRE CEMENT ROOF TILES TO HOUSES CONSERVATION ROOFLIGHT FLUSH IN GREY TILED ROOF
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[

RENDER

LIGHT RED BRICK

MATERIALS
EXTERNAL WALLS

T
|

Red brick has been chosen to complement the surrounding buildings.
A red brick soldier course separates retail from residential and matching
precast stone window header, cill and mullion add visual interest to the
facades.

BRICK SOLDIER COURSE RENDER

— e

| ' ——u______ = =y " i
RED BRICK WITH SOLDIER COURSE PRECAST STONE HEADS AND MULLIONS
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TRIPLE GLAZED TIMBER WINDOW

MATERIALS
WINDOWS AND SILLS

TIMBER FRAMED WINDOW
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MODERN BAY WINDOW MODERN BAY WINDOW
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ALY

PRIVATE GAR DRIVEWAYS - ADDASET “MAPLE

CONCRETE BLOCK PAVING AND SETTS ~ GOLD” 6MM RESIN BOUND GRAVEL
MATERIALS IN ‘SLATE’
EXTERNAL WORKS

rm M

- % . 3 ) S

BOUNDARY TREATMENTS - PARKLAND BOUNDARY TREATMENTS - 2M
FENCING VERTICAL CEDAR FENCING TO MATCH

TIMBER ELEMENTS ON HOUSES

——_'.r"' B b -"—.'_ |.- = e

MIX OF BUFF GRAVEL AND SLATE GREY SETTS/PAVERS |

TURFSTONE GRASS PAVING SYSTEM
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AERIAL VIEWS
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VIEW FROM WITHINGTON
ROAD
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VIEW FROM WITHINGTON
ROAD
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VIEW FROM RESIDENTS LAWN
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VIEW FROM WHITBY AVENUE
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