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Terminology for Visual Impact:

Type of View: Glimpsed, Open, Oblique, Framed, Filtered Geographical Extent of Impact: (Descriptive)
Number of Viewers: Few, Moderate, High Duration: Long-term, Medium-term, Short-term, Direct, Indirect
Value of Views: High, Medium, Low Reversibility: Yes, within (timescale)/No
Susceptibility to Change: High, Medium, Low Overall Magnitude of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change
Overall Sensitivity of Receptor: High, Medium, Low Nature of Impact: Adverse, Benefit, Neutral, Not Applicable, Direct, Indirect, Secondary
Size/Scale of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change Significance: Significant, Moderately Significant, Not Significant
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Appendix 8.2: Visual Receptors - Baseline and Sensitivity

Viewpoint No. and Location Designation, Townscape Character Area
and Approx. Distance to Site Boundary

Description of Baseline View Type of View and Number of Users Value of Views Susceptibility to
Change

Overall Sensitivity of
Receptor

1:  View from Regent Road Bridge
looking north-east

Designation: View of Grade I Listed Town Hall
spire // Water Street Townscape Character
Area

Distance to site:  c. 1km south-west

The evolving Manchester skyline is apparent in this view. The tip of the Town Hall spire is
noticeable at the centre of view, however its legibility is partially obscured by City Tower
rising behind it and the development surrounding Grape Street rising before it (as a future
baseline scheme). The Beetham Tower dominates the skyline, with clear views of Great
Northern Tower, Civil Justice building and the newly completed No. 1 Spinningfields also
apparent in the rapidly evolving skyline. These have become the new city markers, replacing
the heritage markers representing the core of the city. The open view is caused by
development plots yet to come forward, therefore the view is likely to be temporary.

Open view of skyline. Few pedestrian
viewers as high wall of bridge obscures
the view for the majority of vehicular
traffic. Viewers of the city skyline would
expect to see an evolving city – which is
currently apparent.

Low Low Low

2.  View facing south along
Cheetham Hill Road from the
northern corner of Manchester Fort
Shopping Centre

Designation: Grade II Listed St. Chad Church

Distance to site:  c. 2.4km north

Cluttered viewpoint on the northern approach into Manchester. The Beetham Tower is
clearly visible at the centre of the view, marking the city centre down Cheetham Hill Road.
This has since been supplemented by the development of Owen Street, shown here as a
future baseline scheme, which will rise and form a cluster of towers. Road infrastructure
prevalent in the foreground. The Oratory Church of St. Chad is visible and provides a sole
piece of heritage value within the view, albeit one which has been obscured by the
development of Owen Street. The viewpoint is popular for travellers into the city centre,
however most are not likely to be appreciating the view given the extent of road
infrastructure - only requiring a marker to the city centre – provided by the existing tower
cluster.

View framed by trees and the shopping
centre. Glimpse of the city along
Cheetham Hill Road. A high number of
people are likely to experience the view,
within the context of travelling along
Cheetham Hill Road into the city centre Low Low Low

3:  View from Cathedral Gardens
looking south

Designation: Grade I Listed Manchester
Cathedral, Grade II Listed Corn Exchange,
Grade II Listed Royal Exchange  // Cathedral
Conservation Area// Medieval Quarter
Townscape Character Area

Distance to site: c. 775m north

The view is dominated by significant heritage assets, including the Grade I Listed Cathedral.
This heritage is visible in relation to new development containing Selfridges and Harvey
Nichols which draw the eye due to their bold signage and advertising. The view is taken from
the south-western corner of Cathedral Gardens and represents a likely wayfinding and/or
appreciation point of the city within a significant portion of public realm. Owen Street – as a
representation of future baseline, rises in the gap between the turret of the Royal Exchange
and Selfridges, limiting the appreciation of the Grade II Listed feature and adding a further
contemporary element into the view.

Framed view between the historical
Cathedral and Corn Exchange. View
further framed by Royal Exchange turret
and contemporary advertising for
Harvey Nichols. Potential for a high
number of viewers, particularly when
Cathedral Gardens is active.

High High High

4:  View facing south-west from the
corner of High Street and Copperas
Street

Designation: Grade II Listed Former
Wholesale Fish Market, 104-106 High Street
and 75-77 High Street // Smithfield
Conservation Area // Northern Quarter
Townscape Character Area

Distance to site:  c. 950m north-east

The viewpoint is characterised by low density heritage assets, including the retained façade
of Grade II Listed frontages facing onto a cobbled street of interesting townscape value. The
viewpoint is not particularly popular, however the character of view is moderately important
to the route. The Arndale car park provides a distinctive closure of the street at the back of
the view, highlighting a clear contrast against the red brick, detailed facades of High Street.

View is relatively contained by the
surrounding townscape. Low number of
viewers.

Low Medium Low/ Medium

5:  View facing south-west across
Piccadilly Gardens from the corner of
Piccadilly and Oldham Street

Designation: Retail Core Townscape
Character Area

Distance to site:  c. 720m north-east

View from the northern edge of Piccadilly Gardens, facing into the significant public space.
The viewpoint is cluttered, both at street level and across the surrounding townscape. A
mixture of architectural styles and cranes suggest a city in flux. The busy, bustling
environment limits the ability to stop and appreciate the view. The character of the view
includes no heritage, and there are no markers to guides the viewer towards the heart of the
city.

High number of viewers. Open view
above the townscape surrounding
Piccadilly Gardens and landscape within

Medium Low Low/ Medium

6:  View facing along Fairfield Street
from the corner of South Pump
Street

Designation: Grade II* London Road Fire
Station, Grade II Shena Simon 6th Form
College // Whitworth Conservation Area //
Piccadilly Townscape Character Area

Distance to site:  c. 1km south-east

The view is characterised by red brick and terracotta heritage buildings, with a complicated
roofscape and detailed fenestration. The roadway represents a busy bus corridor and the
arrival point into the city centre for a number of vehicular travellers.

Moderate number of viewers, travelling
along route - fleeting, however a first
glimpse within the city arriving through
gateway Medium Medium Medium
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Terminology for Visual Impact:

Type of View: Glimpsed, Open, Oblique, Framed, Filtered Geographical Extent of Impact: (Descriptive)
Number of Viewers: Few, Moderate, High Duration: Long-term, Medium-term, Short-term, Direct, Indirect
Value of Views: High, Medium, Low Reversibility: Yes, within (timescale)/No
Susceptibility to Change: High, Medium, Low Overall Magnitude of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change
Overall Sensitivity of Receptor: High, Medium, Low Nature of Impact: Adverse, Benefit, Neutral, Not Applicable, Direct, Indirect, Secondary
Size/Scale of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change Significance: Significant, Moderately Significant, Not Significant
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Appendix 8.2: Visual Receptors - Baseline and Sensitivity

Viewpoint No. and Location Designation, Townscape Character Area
and Approx. Distance to Site Boundary

Description of Baseline View Type of View and Number of Users Value of Views Susceptibility to
Change

Overall Sensitivity of
Receptor

7:  View facing north-west from the
corner of Oxford Street and
Whitworth Street

Designation: Grade II* Listed Central Library,
Town Hall Extension and the Broadhurst and
Lee Building. Grade II Listed Palace Theatre
and Princes Building // Petersfield Townscape
Character Area

Distance to site:  c. 560m south-east

Mixed townscape in the view. The view is framed, with strong enclosure onto the street,
terminating in the Central Library and pitched gable of the Town Hall Extension. Heritage
dominant in the view, however mixed in with contemporary architecture including the
Portland Stone One St. Peter’s Square. The view represents the arrival point from Oxford
Road station or from travellers along Oxford Road.

Framed View. High number of viewers –
potential to be enjoying the view as
waiting to cross the street. Due to the
location of Oxford Road Station, this is
likely to be the less busy side of the
street, however vista is more apparent

Medium Medium Medium

8:  View facing north across
Whitworth Street from the arches of
First Street

Designation: Grade II* Listed Manchester
Central and Grade II Listed 13-17 Albion
Street // Petersfield Townscape Character
Area

Distance to site:  c. 500 south

The character of the view is defined by the busy road junction and the lower levels of Axis
tower (included as a future baseline scheme) and the Beetham Tower. The arched roof of
Manchester Central is modest in height, and the view is primarily of the back and side of the
listed building. Axis partially obscures this view, causing the listed building to fall into the
background of the view. Greater Northern Tower breaks the ridgeline above this listed
building. The view is characterised by urban influences including the contemporary Beetham
Tower and Axis Tower, roadway and elevated tram track. Heritage assets which would have
previously been more dominant in this view have become secondary to the baseline
viewpoint character.

View framed by Beetham Tower, the
future baseline scheme of Axis and
listed 13-17 Albion Street. High number
of travelling viewers, mostly vehicular
users where view is fleeting Low/ Medium Low Low

9:   View facing north-east along
Chester Road from the corner of
Angela Street

Designation: Grade II* Listed St. George
Church // Castlefield Conservation Area //
Castlefield Townscape Character Area

Distance to site:  1km south-west

The view is dominated by St. George Church. This is visible in the context of the busy
vehicular arrival route into Manchester City Centre. The backdrop of the view is
characterised as a wall of contemporary development along the edge of the Bridgewater
Canal/ River Medlock – framed by the ongoing construction of Owen Street to the right of the
view, which forms a future baseline development. The Beetham Tower and Citygate Central
building are also clearly apparent. It is expected that the majority of vehicular travellers
approaching the visible major junction are unlikely to be appreciating the view.

High number of travelling viewers,
where view is fleeting. View is open.
Historic value of St. George Church is
lost within the surrounding context. Low/ Medium Low Low

10:   View facing north-east from
Bridgewater Canal Tow Path

Designation: Grade II Listed Merchants
Warehouse // Castlefield Conservation Area //
Castlefield Townscape Character Area

Distance to site:  c. 740m south-west

The corner of Grade II Listed Merchants Warehouse forms the edge of the view. This has
been redeveloped with contemporary features which reflect the Beetham Tower just beyond.
Canal edge forms the dominant feature, with the elevated busy railway route partially
obscured across the left of the view. The view addresses the recreational route along the
Bridgewater Canal.

High number of viewers along Canal
Towpath. Contemporary features in view
framing the right, railway infrastructure
and trees framing the left

Low/ Medium Medium Medium

11:   View facing south-east from the
bridge along Bridge Street

Designation: Spinningfields Townscape
Character Area

Distance to site:  c. 470m north-west

The arrival point into the city from Salford Central train station is addressed by this view. The
contemporary Civil Justice building dominates the viewpoint and provides a key gateway
landmark. No further markers aid wayfinding within the view to other areas of the city.

Not a particularly popular viewpoint.
Travellers are not appreciating views,
rather require a route into the city.
Cultural association of Manchester
gateway and Crown Court

Low/ Medium Low Low

12:   View facing north from the
platform of Deansgate/ Castlefield
Tram Stop

Designation: Grade II* Manchester Central.
Spire of Grade I Listed Town Hall //
Petersfield Townscape Character Area

Distance to site:  c. 430m south

View from the platform of Deansgate/ Castlefield tram stop, as a major arrival point for the
city. The view directly faces the back of Manchester Central, which forms a distinctive
architectural form within the view. The Town Hall spire is apparent at the centre of the view.
The Beetham Tower forms the edge of the view, and provides an unprecedented scale
against other features in the view. Great Northern Tower forms the other dominant feature of
the view, with its unique stepped architecture and materiality which reflects the Beetham
Tower. Landmark (a future baseline scheme) rises to the right of the view to ensure
contemporary development is read in and amongst the heritage assets.

Open view. High number of viewers who
utilise the view to orientate themselves
after disembarking the tram, or
appreciating the view whilst waiting to
embark Medium Medium Medium

13:   View east along Jackson’s Row
from its junction with Deansgate

Designation: Grade II* Listed Town Hall
Extension and Grade II Listed Elliott House,
1-5 Central Street and Lloyds House //
Deansgate Conservation Area // Civic Quarter
Townscape Character Area

Distance to site:  c. 50m west

The scene is framed by heritage assets on the left of the view, terminated by the partially
visible Grade II* Listed 1-5 Central Street and the roofscape of the Town Hall Extension. 201
Deansgate forms the dominant feature of the view and comprises of six storeys of
predominantly inactive contemporary frontage along Jackson’s Row. Rising slightly up
Jackson’s Row, the Manchester Reform Synagogue is noticeable due to it mid-C20th
architecture alongside a small amount of surface car parking. Cranes above the immediate
townscape add an urban feeling expected from the heart of the city centre.

View framed by heritage and 201
Deansgate. Few viewers along this
minor street, however the potential
exists for fleeting views from pedestrians
travelling along Deansgate.

Low Low Low
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Terminology for Visual Impact:

Type of View: Glimpsed, Open, Oblique, Framed, Filtered Geographical Extent of Impact: (Descriptive)
Number of Viewers: Few, Moderate, High Duration: Long-term, Medium-term, Short-term, Direct, Indirect
Value of Views: High, Medium, Low Reversibility: Yes, within (timescale)/No
Susceptibility to Change: High, Medium, Low Overall Magnitude of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change
Overall Sensitivity of Receptor: High, Medium, Low Nature of Impact: Adverse, Benefit, Neutral, Not Applicable, Direct, Indirect, Secondary
Size/Scale of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change Significance: Significant, Moderately Significant, Not Significant
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Appendix 8.2: Visual Receptors - Baseline and Sensitivity

Viewpoint No. and Location Designation, Townscape Character Area
and Approx. Distance to Site Boundary

Description of Baseline View Type of View and Number of Users Value of Views Susceptibility to
Change

Overall Sensitivity of
Receptor

14:   View west along Jackson’s Row
from its junction with Southmill Street

Designation: Grade II Listed Lloyds House
and 184-186 Deansgate // Deansgate
Conservation Area // Civic Quarter
Townscape Character Area

Distance to site:  c. 10m north-east

The view is characterised by the dominance of Bootle Street Police Station. This is split
between the Portland stone frontage along Southmill Street and a functional frontage along
Jackson’s Row. Grade II Listed Lloyds House frames the opposite edge of the view, pushing
the viewers eye down the hill and towards Deansgate which at this point, is defined by the
Listed 184-186 Deansgate. The contemporary form of Invicta House (a future baseline
scheme) rises above 184-186 Deansgate and provides a contemporary feature to the view.
A lack of activity is apparent within the character of the view. The falling levels along the
Police Station frontage cause an unwelcoming environment, preventing overlooking onto the
pavement.

The view is framed by Bootle Street
Police Station and Lloyds House. A
small number of users are likely to
experience the view, given the lack of
destinations, and the unwelcoming
environment limiting use as a shortcut
across the city centre.

Low Low Low

15:   View east along Bootle Street
from its junction with Deansgate

Designation: Grade II* Listed Central Library
and Grade II Listed Onward Buildings //
Deansgate Conservation Area // Civic Quarter
Townscape Character Area

Distance to site:  c. 60m south-west

The view is framed along Bootle Street by Onwards Buildings and 201 Deansgate adding a
contemporary character. Onward Buildings are less impressive along Bootle Street than its
Deansgate frontage. The glimpse of the Central Library terminates the view up Bootle Street
and reminds the viewer of the location within the core of the city. Within the view, Bootle
Street expresses its character as a tertiary street. Activity along the length of Bootle Street is
limited, with bins and surface car parking visible. Cranes above the immediate townscape
add an urban feeling expected from the heart of the city centre. This is juxtaposed against
the gap visible halfway along Bootle Street.

Framed view. Few viewers along this
minor street, however the potential
exists for fleeting views from pedestrians
travelling along Deansgate. Low Low Low

16:   View west along Bootle Street
from its junction with Southmill Street

Designation: Grade II Listed Harvester
House, Royal London House and Sunlight
House // Deansgate Conservation Area //
Civic Quarter Townscape Character Area

Distance to site:  c. 10m south-east

The view has the character of an urban backstreet and presents a glimpse down Bootle
Street. The Police Station façade is dominant, and presents a similar lack of activity onto the
street. The Sir Ralph Abercromby pub creates interest along Bootle Street by breaking the
building line and stepping into the street. The low stature of the pub creates the feeling of a
hidden asset within the city. A number of bins suggests the status of Bootle Street as a minor
‘back street’. A mix of architectural styles and materials are apparent in the view. The
Orthogonal turret of Sunlight House visible above the blank frontage of 201 Deansgate at the
back of the view.

Framed View. Few users are likely to
experience the view, given the lack of
destinations, and the unwelcoming
environment limiting use as a shortcut
across the city centre. Low Low Low

17:   View north-east from the corner
of Deansgate and Quay Street

Designation: Grade II Listed Onward
Buildings, Albert Memorial Hall and Harvester
House // Deansgate Conservation Area //
Petersfield Townscape Character Area

Distance to site:  c.100m south-west

The viewpoint is taken from a key orientation point for the city, at the junction between key
north-south and east-west routes. The dominant building in the foreground is not listed,
although it does provide some heritage and townscape value. Activity at the ground floor is
visible, despite dominant road infrastructure. Tower of Albert Memorial Hall prominent
heritage feature, as is the corner of the Onward Buildings. The detailed roofscape and
façade provides some interest to the view. Although the view is potentially unnatural during
the crossing of busy junction

Open view experienced by a high
number of viewers

Medium Medium Medium

18:   View north-east from Byrom
Street

Designation: Grade II Listed 24, 24a, 26 and
28 St. John Street and The Opera House //
St. John Street Conservation Area // St.
John’s Townscape Character Area

Distance to site:  c. 275m south-west

The viewpoint is characterised by the Grade II listed Georgian terrace at the centre of the
view. The architecture provides strong regularity, highlighting distinctive features such as
chimney columns and porticos. Contemporary architecture does feature in the view along
Byrom Street, juxtaposing between the Georgian terraces and the Grade II Listed Opera
House. The trees to the left of the view represent the edge of St. John’s Gardens – a
precious green space within the heart of the city.

Open view. Relatively few viewers,
however some will be experiencing the
oasis of St. John’s Gardens. Medium Medium Medium

19:   View facing north along
Deansgate from the corner of
Tonman Street

Designation: Grade II Listed 235-291
Deansgate // Petersfield Townscape
Character Area

Distance to site:  c. 310m south-west

The viewpoint is taken along the strong movement corridor of Deansgate, directly through
the heart of Manchester. The Grade II listed frontage of 235-291 Deansgate dominates this
viewpoint. The building provides a regular and continuous frontage along this length of
Deansgate, with a strong linear pattern both vertically and horizontally, reinforcing its scale.
Regular increases to the storey height along the length break up the massing and create
interest in the roofscape. The ground floor is activated behind the wide vehicular section of
Deansgate. Due to the building to width ratio of Deansgate, large portions of the sky are
visible. The viewer is drawn down the length of the building frontage, rather than guided by a
marker to the city centre. This view is punctuated by 125 Deansgate – due to its point in
construction, it forms a future baseline feature adding a contemporary feel above the listed
regular frontage.

Open view experienced by a high
number of viewers

Medium Medium Medium
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Terminology for Visual Impact:

Type of View: Glimpsed, Open, Oblique, Framed, Filtered Geographical Extent of Impact: (Descriptive)
Number of Viewers: Few, Moderate, High Duration: Long-term, Medium-term, Short-term, Direct, Indirect
Value of Views: High, Medium, Low Reversibility: Yes, within (timescale)/No
Susceptibility to Change: High, Medium, Low Overall Magnitude of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change
Overall Sensitivity of Receptor: High, Medium, Low Nature of Impact: Adverse, Benefit, Neutral, Not Applicable, Direct, Indirect, Secondary
Size/Scale of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change Significance: Significant, Moderately Significant, Not Significant
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Appendix 8.2: Visual Receptors - Baseline and Sensitivity

Viewpoint No. and Location Designation, Townscape Character Area
and Approx. Distance to Site Boundary

Description of Baseline View Type of View and Number of Users Value of Views Susceptibility to
Change

Overall Sensitivity of
Receptor

20:   View north-west across Lower
Mosley Street from the centre of
Barbirolli Square

Designation: Grade II* Listed Manchester
Central and Midland Hotel. Grade II Listed
Royale Club and 56-58 Peter Street //
Petersfield Townscape Character Area

Distance to site:  c. 280m south-east

The view can be characterised by the large mix of architectural styles. Grade II* Listed
buildings frame the edges of the view. Within the centre of the view, a mix of more
contemporary developments are apparent, with Grade II Listed buildings mixed between.
The material palette also varies considerably. The orange tones of the terracotta facing the
Midland Hotel reinforces the location within the Civic Quarter. The strength of colour
diminishes further from the city core, down to the grey/ blue tones of the Great Northern
Tower. The view presents cluttered townscape beyond the infrastructure in the foreground.
The development of London Scottish House is included within the future baseline
representing its advanced stage of construction. This will add an additional contemporary
feature to the view, adjacent to the listed Midland Hotel.

Open view. Moderate numbers of
viewers are likely to experience this view
in Barbirolli Square, either in relation to
the cultural attraction of Bridgewater
Hall, or directly relating to the office use
surrounding the viewpoint location. The
experience of Barbirolli Square is not
limited by its view.

Medium Low Low/ Medium

21:   View facing west along Central
Street from the entrance to Library
Walk

Designation: Grade II* Listed Lawrence
Buildings and Grade II Listed Friends Meeting
House and 1-5 Central Street // St. Peters
Square Conservation Area // Civic Quarter
Townscape Character Area

Distance to site:  c. 100m east

The viewpoint frames Central Street between the listed Lawrence Buildings to the right of the
view and Friends Meeting House. The Lawrence Buildings reflect the Gothic Revival
architecture of the Town Hall. Central Street is terminated by the Portland Stone Bootle
Street Police Station, marking the eastern edge of the site. No. 1 Spinningfields has recently
risen above the Police Station and adds a completely new contemporary architectural style
to the viewpoint.

Framed view. High number of viewers
appreciating the wider architecture of
the core of the city, within areas of
public space. View will be fleeting during
travel towards/ from Albert Square or St.
Peters Square for the majority of people.

Medium Medium Medium

22:   View west from the centre of
Library Walk

Designation: Grade II* Listed Central Library
and Town Hall Extension and Grade II Listed
Friends Meeting House // St. Peters Square
Conservation Area // Civic Quarter
Townscape Character Area

Distance to site:  c. 150m east

The viewpoint is taken from the managed access route between Central Library and the
Town Hall Extension. The viewpoint is characterised by the narrow view between the historic
assets, set within the context of contemporary public realm and a contemporary access into
the Library. The viewpoint is only accessible during the day, however Library Walk remains a
movement route of interest, if not a busy one, through the civic quarter. The limited space
between the buildings visible in the view provides an oasis from the busy city beyond,
therefore creating an opportunity to sit and relax, as seen in the view. This provides the
potential for the view to be enjoyed.

The Portland stone Bootle Street Police Station terminates the view down Central Street.
No. 1 Spinningfields rises above the Police Station, providing architecture to the viewpoint as
a modern alternative to the historic architecture which dominates the viewpoint.

Framed view. Moderate number of
viewers, however this includes visitors
there to appreciate the architectural
attraction and setting of the Civic
Quarter, and cultural association of the
Town Hall and Central Library. Viewers
are able to stop and appreciate the view,
which forms an important part of the
experience of the place.

High High High

23:   View west across St. Peters
Square from northern corner of 1 St.
Peter’s Square

Designation: Grade II* Listed Town Hall
Extension, Central Library and Midland Hotel
// St. Peters Square Conservation Area //
Civic Quarter Townscape Character Area

Distance to site:  c. 230m east

The viewpoint directly faces Central Library, across St. Peter’s Square, a key civic space for
the city and major disembarkation point for those arriving into the city from outlying areas on
the Metrolink. Recent works to the square have re-orientated the space to benefit the
pedestrian and has activated the edges of the space behind the viewpoint location with new
Grade A office space. This viewpoint will therefore be visible to a large number guests to the
city, visiting the new office space or appreciating the square and its heritage assets, and
therefore becomes a major point of impression on visitors to the city. Currently, the viewpoint
is dominated by the heritage assets of Central Library, Town Hall Extension and Midland
Hotel which together, form a cluster of important city landmarks. Contemporary architecture
is visible above the Midland Hotel, as the Great Northern Tower reaches its peak. Roofscape
is a noticeable feature to the view, with an interesting mix of angular turrets, chimneys and
gable ends, reflected in the angular form of Great Northern Tower, all of which is softened by
the regular and controlled curved form of the Central Library. Materiality is mixed across the
view. The materials of the heritage assets range from terracotta, Portland stone to sandstone
– however despite the range, the tones blend to complement each other. The blue/ grey
tones of Great Northern Tower stand out as differing from the heritage assets.

Open view for a high number of viewers
across a key civic space with cultural
associations and heritage value. Major
point of arrival into the city. Likely to be
visible to residents, workers and visitors
to the city.

High High High

24:   View south-west along
Deansgate from the junction with
Wood Street

Designation: Grade I Listed John Rylands
Library and Grade II Listed Elliott House //
Deansgate Conservation Area // Civic Quarter
Townscape Character Area

Distance to site:  c. 170m north-west

The viewpoint faces south along the key movement corridor of Deansgate. The enclosure
along Deansgate allows people to be drawn along it, with east-west breaks (marked by the
tree canopy in the view) allowing permeation across the city. The viewpoint highlights a mix
of architectural styles apparent across Manchester. The view is framed by Grade I Listed
John Rylands Library, adjacent to the glazed, contemporary Spinningfields development.
125 Deansgate frames the left of the view (future baseline). Building lines along the corridor
are strong to support the enclosure, with Beetham Tower and Owen Street (future baseline)
visible as a cluster to mark the southern end of Deansgate and the edge of the core of the
city.

Framed view for a high number of
viewers travelling along Deansgate.
Whilst the foreground of the view is
constantly changing and cluttered with
street activity, distant views towards the
Beetham are more solid and act as
markers for city navigation.

High Medium Medium/ High
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Terminology for Visual Impact:

Type of View: Glimpsed, Open, Oblique, Framed, Filtered Geographical Extent of Impact: (Descriptive)
Number of Viewers: Few, Moderate, High Duration: Long-term, Medium-term, Short-term, Direct, Indirect
Value of Views: High, Medium, Low Reversibility: Yes, within (timescale)/No
Susceptibility to Change: High, Medium, Low Overall Magnitude of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change
Overall Sensitivity of Receptor: High, Medium, Low Nature of Impact: Adverse, Benefit, Neutral, Not Applicable, Direct, Indirect, Secondary
Size/Scale of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change Significance: Significant, Moderately Significant, Not Significant
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Appendix 8.2: Visual Receptors - Baseline and Sensitivity

Viewpoint No. and Location Designation, Townscape Character Area
and Approx. Distance to Site Boundary

Description of Baseline View Type of View and Number of Users Value of Views Susceptibility to
Change

Overall Sensitivity of
Receptor

25:   View south from the centre of
New Cathedral Street

Designation: Grade I Listed St. Ann’s Church
and Grade II Listed Royal Exchange // St.
Ann’s Square Conservation Area // Retail
Core Townscape Character Area

Distance to site:  c. 600m north

The viewpoint is taken at the centre of New Cathedral Street, a popular street within the
heart of Manchester’s retail district. The viewpoint is characterised by a mixed architectural
townscape. Both contemporary and historic buildings preserve the historical view through the
city, towards St. Ann’s Church, a Grade I Listed building. The Beetham Tower, Great
Northern Tower and Owen Street (future baseline) also sit within this vista, forming a cluster
of towers at the back of the view, with the Beetham Tower located directly behind the tower
of St. Ann’s Church, forcing the church to be read in conjunction with contemporary
townscape. Yellow to terracotta tones are apparent in the view, responding to the materiality
of St. Ann’s, through Royal Exchange and the modern cladding to the right of the view.

Framed view. High number of viewers
however activity in the foreground, and
the potential high number of users along
the street could limit the opportunity to
stop and enjoy the viewpoint. The
viewpoint has already experienced
contemporary buildings rising within it
directly competing with the historic vista.

High Medium Medium/ High

26:   View north-east from the
junction of Liverpool Road and Stone
Street

Designation: Grade II Listed Museum of
Science and Industry, Former Market Hall and
Castlefield Information Centre // Castlefield
Conservation Area // St. John’s Townscape
Character Area

Distance to site:  c. 435m south-west

The viewpoint directly faces the listed MOSI building, alongside on-street parking. The tree
framing the right of the view hides the Beetham Tower which provides a major wayfinding
marker during travel into the city along Liverpool Road. No other wider city markers exist in
the view. Architectural styles are mixed, providing a cluttered character. The Castlefield
Urban Heritage Park off the right of the view is a major green space on the edge of the city,
however the character of the viewpoint relates closer to Manchester’s industrial past, rather
than the Roman heritage characterising Castlefield.

Framed view from a tourist/ cultural
attraction. Moderate number of viewers
arriving into the city from the south-west
where the view may be required to
provide some markers for wayfinding.

Medium Medium Medium

27:   View facing south-west across
Albert Square

Designation: Grade I Listed Town Hall and
Albert Square Memorial, Grade II* Listed
Memorial Hall, Grade II Listed Heywoods
Statue, Gladstones Statue, St. Andrews
Chambers, Carlton House, Lloyds House and
Albert Chambers // Albert Square
Conservation Area // Civic Quarter
Townscape Character Area

Distance to site:  c. 150m north-east

The view faces directly across Albert Square, within the presence of the surrounding historic
townscape which characterises the heart of the city. The view is framed by the Grade I
Listed Town Hall to the left of the view, and tree canopies to the right of the view – with the
Grade I listed Albert Memorial providing the dominant feature drawing the attention of the
viewer. The trees attenuate the dominance of Albert Memorial by limiting distractions of the
surrounding uses, including the perimeter road. Contemporary architecture is apparent in the
view. Heron House lies directly behind the Albert Memorial, and acts as ‘background
architecture’ – limiting the amount of attention that may be drawn away from the Albert
Memorial. Beetham Tower, Great Northern Tower and Owen Street (future baseline) cluster
together to the left of the view and compete again the Albert Memorial for attention. The mix
of glazing and grey cladding within these contemporary towers limit their visual impact
against blue or grey skies.

The view is framed at this point and
represents a major tourist/ cultural
attraction. The view is likely to be
experienced by a high number of
viewers, with the view forming a major
feature of the experience High High High

28:   View facing north-west from the
corner of Oxford Street and Lower
Mosley Street

Designation: Spire of Grade I Listed Town
Hall, Grade II* Listed Town Hall Extension,
Central Library and Midland Hotel // St. Peters
Square Conservation Area // Civic Quarter
Townscape Character Area

Distance to site:  c. 220m south-east

The view is located at a decision point where the arrival route of Oxford Road terminates
with St. Peters Square at the heart of the city. The character of the view has recently altered
with the redevelopment of St. Peters Square, visible to the far right of the view. This has
introduced a cluttered foreground, littered with signage – which has the potential to limit
attention on the background consisting of the listed Midland Hotel, Central Library and Town
Hall Extension. These three buildings together provide architectural quality and richness to
the view, consistent with the expected grandeur of the city core.

The location of the view at a crossing point provides the opportunity for users to stop and
take in the view, even if it is just for wayfinding. This decision point is likely to lead to an
additional focus or appreciation on the townscape to guide users through the heart of the
city.

The spire of the Grade I Listed Town Hall is visible above the Town Hall Extension, adding
further interest in the character of the visible roofscape – defined by a mixture of steep
pitches and long sweeping curves, mitigated by clear architectural rhythm. Contemporary
architecture is also apparent in the view, with a glazed building visible in the gap between
Central Library and the Midland Hotel.

Open view with the potential for a high
number of viewers travelling into the
city. Travellers may utilise the
townscape for orientation, therefore the
view forms a moderately important
element of the experience.

High Medium Medium/ High
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Terminology for Visual Impact:

Type of View: Glimpsed, Open, Oblique, Framed, Filtered Geographical Extent of Impact: (Descriptive)
Number of Viewers: Few, Moderate, High Duration: Long-term, Medium-term, Short-term, Direct, Indirect
Value of Views: High, Medium, Low Reversibility: Yes, within (timescale)/No
Susceptibility to Change: High, Medium, Low Overall Magnitude of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change
Overall Sensitivity of Receptor: High, Medium, Low Nature of Impact: Adverse, Benefit, Neutral, Not Applicable, Direct, Indirect, Secondary
Size/Scale of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change Significance: Significant, Moderately Significant, Not Significant
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Appendix 8.2: Visual Receptors - Baseline and Sensitivity

Viewpoint No. and Location Designation, Townscape Character Area
and Approx. Distance to Site Boundary

Description of Baseline View Type of View and Number of Users Value of Views Susceptibility to
Change

Overall Sensitivity of
Receptor

29:   View facing north-west along
Princess Street from the corner with
Lower Mosley Street

Designation: Grade I Listed Town Hall, Grade
II* Listed Town Hall Extension and
Manchester War Memorial // Periphery of
George Street and Upper King Street
Conservation Area facing into Albert Square
Conservation Area // Civic Quarter
Townscape Character Area

Distance to site:  c.280m east

The view faces across Lower Mosely Street towards the listed Town Hall and Town Hall
Extension from the vicinity of the Grade I Listed Manchester Art Gallery. The view is
dominated in the foreground by road infrastructure, tramway and street clutter which,
coupled with the trees associated with the edge of the recently completely St. Peters Square,
limit views of the listed buildings. This does not take the attention away from the Town Hall
however. It remains the dominant feature of the view, characterised by its neo-gothic style, in
particular its dramatic roofscape. Contemporary architecture is present in the view, framing
the right of the viewpoint.

Predominantly open view with the
potential to be appreciated by a high
number of viewers due to the heritage
and cultural associations of the
immediate townscape. Visitors to the
Town Hall and Manchester Art Gallery
are likely to appreciate the surrounding
townscape, particularly due to the
opportunity provided by St. Peters
Square.

High High High

30:   View facing south along Cross
Street opposite the junction with
South King Street

Designation: Grade II* Listed Memorial Hall
and Grade II Listed Anglia House, Albert
Chambers and Abbey National Building //
Albert Square Conservation Area // Central
Business District Townscape Character Area

Distance to site:  c.250m north-east

The viewpoint is framed by historic townscape which opens up onto Albert Square in the
distance. The impression of the view is of a key movement route through the city, supported
by the sense of enclosure and nature of the surrounding architectural form. A limited view of
contemporary architecture is visible along the horizon of the view, including Axis tower,
drawing users down the canyon of buildings towards the open Albert Square, marked in the
view by tree canopies.  Trams add to the foreground of the view and hint towards the bustle
and clutter expected within the heart of a city which draws users attention away from the built
form. The canyon of townscape steps down as the perspective shrinks the townscape away
from the viewpoint.

Framed, travelling viewpoint with limited
opportunity to stop and enjoy the
townscape. Potential for a high number
of viewers.

Medium Medium Medium

31:   View facing north along
Deansgate from the corner with
Camp Street

Designation: Grade II Listed 223-233
Deansgate and 235-291 Deansgate //
Periphery between St. Johns and Petersfield
Townscape Character Area

Distance to site:  c. 200m south-west

The viewpoint is characterised by immediate townscape to the left of the view, and the
Grade II Listed units and former entrance to Deansgate Goods Station to the right of the
view. The latter building provides regular linearity to the view, both horizontally and vertically,
reinforcing scale. Regular increases to the storey height along the length of the journey
break up the massing and create interest in the roofscape. Due to the building to width ratio
of Deansgate, large portions of the sky are visible. The viewer is drawn down the length of
the building frontage, rather than being guided by a marker to the city centre. Contemporary
architecture is limited in the view. This is focussed further along Deansgate, marked by 125
Deansgate (as a future baseline development).

The view is framed. It is likely to be
experienced by a high number of
travelling users, where their view is
moderately important, as a key vista
through the city. The view is
characterised by the dominant heritage
asset to the right of the view, however
the value of this is only moderately
important with local cultural
associations. The overall sensitivity of
the experience is expected to be
medium.

Medium Medium Medium
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Terminology for Visual Impact:

Type of View: Glimpsed, Open, Oblique, Framed, Filtered Geographical Extent of Impact: (Descriptive)
Number of Viewers: Few, Moderate, High Duration: Long-term, Medium-term, Short-term, Direct, Indirect
Value of Views: High, Medium, Low Reversibility: Yes, within (timescale)/No
Susceptibility to Change: High, Medium, Low Overall Magnitude of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change
Overall Sensitivity of Receptor: High, Medium, Low Nature of Impact: Adverse, Benefit, Neutral, Not Applicable, Direct, Indirect, Secondary
Size/Scale of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change Significance: Significant, Moderately Significant, Not Significant
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Appendix 8.2 Visual Effects Table: Description of Change, Magnitude and Significance

Viewpoint No. and
Location Description of Change Embedded Mitigation

Overall Sensitivity
of Receptor

(from table above)

Size/Scale of
Impact

Geographical
Extent of
Impact

Duration/
Reversibility

Overall
Magnitude of

Impact
Nature of

Impact Significance Confidence

1:  View from Regent
Road Bridge looking
north-east

Construction phase

Construction works will be visible from this
viewpoint. The distance of the viewpoint from the
site will limit the impact of works. Visibility of cranes
on the horizon will be limited by the urban
character of the view, existing visible construction
works and the temporary nature of the works.
Visibility of further construction works will therefore
not feel out of character within the viewpoint.

A single phase construction approach reduces the length
of construction works.

Low

Minor City-wide

Short/Medium-
term

Reversible

Minor
Neutral

Direct
Not Significant Medium

Operational phase The Proposed Development is visible on the
skyline at the centre of the view. The Scheme
obscures the remaining views of the Town Hall
spire, replacing the historic marker for the heart of
the city with a contemporary landmark. The
proposals cause a noticeable change to the view;
however, the character of the skyline is considered
to be enhanced by the building form.

The massing of the Proposed Development provides
some interest on the skyline, by filling the gap between
the Great Northern Tower and One Spinningfields. The
height of the Proposed Development ensures Beetham
Tower remains the dominant feature on the skyline, and
undulates building heights across the view. The choice of
colour within the materiality of the Scheme subtly projects
the colour tones of the Civic Quarter across to the skyline
of Manchester. The responsive nature of the anodised
finish to the building façade helps to soften the colour and
provide townscape interest as elevations will react
differently to the sun, throughout the day and year. The
elliptic shape, along with the changing colour of the
anodised finish helps to diminish the width of the wide
elevation, helping to reduce some of the mass on the
skyline. The character of the view remains materially
unchanged by proposals, with only the loss of the
remaining visibility of the Town Hall spire causing a slight
negative change to the view.

Minor City-wide
Long-term

Irreversible
Minor

Beneficial

Direct
Not Significant High

Cumulative Impacts Cumulative developments within the foreground of
the view, associated with the development
adjacent to Trinity Way/ Water Street will
completely obscure the Proposed Development,
and the rest of the Manchester skyline from view.
This impact is solely associated with the
cumulative development. The lack of visibility of the
Scheme has led to no further in-combination
effects resulting from the Proposed Development
expected to occur.

No additional mitigation required.

Minor City-wide
Long-term

Irreversible
Minor Beneficial Not Significant Medium

2.  View facing south
along Cheetham Hill
Road from the northern
corner of Manchester
Fort Shopping Centre

Construction phase

Construction works will be visible from this
viewpoint. The distance of the viewpoint from the
site will limit the impact of works. Visibility of cranes
on the horizon will be mitigated by the urban
character of the view and the temporary nature of
the works.

A single phase construction approach reduces the length
of construction works.

Low

Negligible City-wide

Short/Medium-
term

Reversible

Negligible
Adverse

Direct
Not Significant Medium

Operational phase The Proposed Development is visible at the centre
of the view along the horizon, as a new tower
within the cluster formed by Beetham Tower and
Owen Street. The proposals will cause a slight
change to the view, however this is unlikely to
materially affect the overall composition, instead
the Scheme is in keeping with, and further
supporting the existing tower cluster.

The proposed massing is within the scale of the
surrounding skyline. The orientation of the tower projects
the slender elevation within this viewpoint to add to, yet
not dominate the tower cluster. Minor City-wide

Long-term

Irreversible
Minor

Beneficial

Direct
Not Significant High
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Terminology for Visual Impact:

Type of View: Glimpsed, Open, Oblique, Framed, Filtered Geographical Extent of Impact: (Descriptive)
Number of Viewers: Few, Moderate, High Duration: Long-term, Medium-term, Short-term, Direct, Indirect
Value of Views: High, Medium, Low Reversibility: Yes, within (timescale)/No
Susceptibility to Change: High, Medium, Low Overall Magnitude of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change
Overall Sensitivity of Receptor: High, Medium, Low Nature of Impact: Adverse, Benefit, Neutral, Not Applicable, Direct, Indirect, Secondary
Size/Scale of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change Significance: Significant, Moderately Significant, Not Significant
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Appendix 8.2 Visual Effects Table: Description of Change, Magnitude and Significance

Viewpoint No. and
Location Description of Change Embedded Mitigation

Overall Sensitivity
of Receptor

(from table above)

Size/Scale of
Impact

Geographical
Extent of
Impact

Duration/
Reversibility

Overall
Magnitude of

Impact
Nature of

Impact Significance Confidence

Cumulative Impacts Further committed development is expected to
support the emerging tower cluster alongside the
Proposed Development. This cumulative
development is expected to appear in and amongst
Owen Street, therefore is unlikely to extend the
cluster in width or height. As such, cumulative
development is anticipated to not cause further in-
combination effects resulting from the Proposed
Development.

No additional mitigation required.

Minor City-wide
Long-term

Irreversible
Minor Beneficial Not Significant Medium

3:  View from
Cathedral Gardens
looking south

Construction phase

Views of construction works will be mostly
obscured by the existing townscape.

N/A

High

No Change Neighbourhood

Short/Medium-
term

Reversible

No Change N/A Not Significant Medium

Operational phase The Proposed Development is not visible in the
viewpoint. The tower will be obscured by the turret
associated with Harvey Nichols.

N/A

No Change Neighbourhood
Long-term

Irreversible
No Change N/A Not Significant High

Cumulative Impacts The Proposed Development is not visible. Further
in-combination effects are therefore not anticipated
to occur.

No additional mitigation required.
No Change Neighbourhood

Long-term

Irreversible
No Change N/A Not Significant Medium

4:  View facing south-
west from the corner of
High Street and
Copperas Street

Construction phase

Views of construction works will be obscured by
the existing townscape framing the left of the view.

N/A

Low/ Medium

No Change Local

Short/Medium-
term

Reversible

No Change N/A Not Significant Medium

Operational phase The Proposed Development is not visible in the
viewpoint. The towers are obscured by the
townscape towards the back of the view.

N/A

No Change Local
Long-term

Irreversible
No Change N/A Not Significant High

Cumulative Impacts No committed developments are visible in this
viewpoint. No additional cumulative effects.

No additional mitigation required

No Change Local
Long-term

Irreversible
No Change N/A Not Significant Medium

5:  View facing south-
west across Piccadilly
Gardens from the
corner of Piccadilly and
Oldham Street

Construction phase

An obscured view of construction works of the
upper storeys will be visible above the existing
contemporary townscape and tree screening.
Cranes are already apparent in the view, therefore
the visual impact of additional construction works is
unlikely to affect the character of the view.

A single phase construction approach reduces the length
of construction works.

Low/ Medium Negligible Local

Short/Medium-
term

Reversible

Negligible
Adverse

Direct
Not Significant Medium
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Terminology for Visual Impact:

Type of View: Glimpsed, Open, Oblique, Framed, Filtered Geographical Extent of Impact: (Descriptive)
Number of Viewers: Few, Moderate, High Duration: Long-term, Medium-term, Short-term, Direct, Indirect
Value of Views: High, Medium, Low Reversibility: Yes, within (timescale)/No
Susceptibility to Change: High, Medium, Low Overall Magnitude of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change
Overall Sensitivity of Receptor: High, Medium, Low Nature of Impact: Adverse, Benefit, Neutral, Not Applicable, Direct, Indirect, Secondary
Size/Scale of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change Significance: Significant, Moderately Significant, Not Significant
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Appendix 8.2 Visual Effects Table: Description of Change, Magnitude and Significance

Viewpoint No. and
Location Description of Change Embedded Mitigation

Overall Sensitivity
of Receptor

(from table above)

Size/Scale of
Impact

Geographical
Extent of
Impact

Duration/
Reversibility

Overall
Magnitude of

Impact
Nature of

Impact Significance Confidence

Operational phase The top storeys of the Proposed Development is
visible above the townscape and street trees within
the centre of the view. Where the Proposed
Development is visible, it provides a beneficial
wayfinding tool to mark the centre of the city and
responds to the surrounding contemporary
architecture. The cluttered viewpoint limits the
extent of the change, causing a negligible effect
which does not alter the character of the view.

N/A

Negligible Local
Long-term

Irreversible
Negligible

Beneficial

Direct
Not Significant High

Cumulative Impacts No committed developments are visible in this
viewpoint. No additional cumulative effects.

No additional mitigation required
Negligible Local

Long-term

Irreversible
Negligible Beneficial Not Significant Medium

6:  View facing along
Fairfield Street from
the corner of South
Pump Street

Construction phase

An obscured view of construction works of the
upper storeys will be visible above the heritage
assets at the back of the view. Construction works
will be visible in the context of existing adjacent
cranes. The visual impact of additional construction
works is unlikely to affect the character of the view.

A single phase construction approach reduces the length
of construction works.

Medium

Negligible Local

Short/Medium-
term

Reversible

Negligible
Adverse

Direct
Not Significant Medium

Operational phase The Proposed Development emerges at the back
of the view, rising about the Shena Simon 6th Form
College. The Proposed Development adds a new
contemporary feature to the view, differing in
architectural form, height and materiality to the
character observed within the existing view. The
tower will act as a wayfinding marker for the centre
of the city along this key gateway route into
Manchester. The slight change in the composition
of the view does cause a perceptible change,
however it is not considered this will materially
affect the appreciation of the view.

The contemporary architecture of the tower, in particular
the clean, regular form of its silhouette, juxtaposes
against the immediate townscape, separating and
contrasting from the existing form so as to ensure the
heritage assets can be deciphered within the view. The
elliptic shape, along with the changing colour of the
anodised finish helps to diminish the width of the wide
elevation, helping to reduce some of the mass on the
skyline.

Minor Local
Long-term

Irreversible
Minor

Beneficial

Direct

Minor
Significance High

Cumulative Impacts Kampus is visible at the end of the vista, replacing
the existing contemporary townscape. Construction
works and operation of the contemporary scheme
will be visible in the portion of the view already
characterised by contemporary development.
Kampus is likely to obscure a portion of the
Proposed Development. It is anticipated that
Kampus will support the visibility of the Proposed
Development at the back of the view, however as
visibility of the Scheme is reduced, this is unlikely
to lead to further additional impact being
experienced.

No additional mitigation required.

Minor Local
Long-term

Irreversible
Minor Beneficial Minor

Significance Medium

7:  View facing north-
west from the corner of
Oxford Street and
Whitworth Street

Construction phase

Views of construction works will be obscured by
the existing townscape framing the left of the view.

N/A

Medium No Change Local

Shot/Medium
term

Reversible

No Change N/A Not Significant Medium
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Terminology for Visual Impact:

Type of View: Glimpsed, Open, Oblique, Framed, Filtered Geographical Extent of Impact: (Descriptive)
Number of Viewers: Few, Moderate, High Duration: Long-term, Medium-term, Short-term, Direct, Indirect
Value of Views: High, Medium, Low Reversibility: Yes, within (timescale)/No
Susceptibility to Change: High, Medium, Low Overall Magnitude of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change
Overall Sensitivity of Receptor: High, Medium, Low Nature of Impact: Adverse, Benefit, Neutral, Not Applicable, Direct, Indirect, Secondary
Size/Scale of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change Significance: Significant, Moderately Significant, Not Significant
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Appendix 8.2 Visual Effects Table: Description of Change, Magnitude and Significance

Viewpoint No. and
Location Description of Change Embedded Mitigation

Overall Sensitivity
of Receptor

(from table above)

Size/Scale of
Impact

Geographical
Extent of
Impact

Duration/
Reversibility

Overall
Magnitude of

Impact
Nature of

Impact Significance Confidence

Operational phase The Proposed Development is not visible in the
viewpoint. The Scheme is obscured by the
townscape framing Oxford Road.

N/A

No Change Local
Long-term

Irreversible
No Change N/A Not Significant High

Cumulative Impacts No committed developments are visible in this
viewpoint. No additional cumulative effects.

No additional mitigation required

No Change Local
Long-term

Irreversible
No Change N/A Not Significant Medium

8:  View facing north
across Whitworth
Street from the arches
of First Street

Construction phase

An obscured view of construction works of the
upper storeys will be visible above the listed
building and Great Northern Tower. Due to the
limited extent of the view, it is not anticipated that
constructions works will materially alter the
character of the view.

A single phase construction approach reduces the length
of construction works.

Low

Minor Local

Short/Medium-
term

Reversible

Minor
Adverse

Direct
Not Significant Medium

Operational phase The upper storeys of the tower area visible above
the ridgeline of Manchester Central from this
viewpoint, blending with the contemporary Great
Northern Tower which has already broken this
ridgeline. The Proposed Development sits behind
the heritage assets within the view, therefore does
not further limit views of Manchester Central. The
Proposed Development will add to the vast array of
contemporary development which has rapidly
altered this viewpoint. However, the Scheme will
cause little further change. The towers will provide
a further wayfinding marker for the Civic Quarter.
Whilst the change is perceptible – the character of
the view, namely the dominance of the Beetham
Tower and Axis with heritage assets beyond is
unlikely to alter materially.

The orientation of the tower projects the slender elevation
within this viewpoint, limiting the scale of effect further.
The distance of the viewpoint has ensured the tower is
overshadowed in scale by Axis and Beetham Tower.

Minor Local
Long-term

Irreversible
Minor

Neutral

Direct
Not Significant High

Cumulative Impacts The additional view of Manchester Central between
Axis and the Proposed Development is likely to
lead to further in-combination effects arising from
the Proposed Development, due to further loss of
visibility of the listed Central building amongst
contemporary development. The change is
expected to be in-keeping with the contemporary
towers characterising the centre of the view.

No additional mitigation required.

Moderate Local
Long-term

Irreversible
Moderate Neutral Minor

Significance Medium

9:   View facing north-
east along Chester
Road from the corner
of Angela Street

Construction phase

A limited view of construction works will be visible
behind the existing contemporary townscape.
Cranes are already apparent in the view, therefore
the visual impact of additional construction works is
unlikely to affect the character of the view.

A single phase construction approach reduces the length
of construction works.

Low Negligible Local

Short/Medium-
term

Reversible

Negligible
Neutral

Direct
Not Significant Medium

This
 App

en
dix

 ha
s b

ee
n r

ep
lac

ed
 in

ful
l. 

Plea
se

 re
fer

 to
 th

e E
nv

iro
nm

en
tal

 

 Stat
em

en
t A

dd
ed

um
 (2

01
9)



Terminology for Visual Impact:

Type of View: Glimpsed, Open, Oblique, Framed, Filtered Geographical Extent of Impact: (Descriptive)
Number of Viewers: Few, Moderate, High Duration: Long-term, Medium-term, Short-term, Direct, Indirect
Value of Views: High, Medium, Low Reversibility: Yes, within (timescale)/No
Susceptibility to Change: High, Medium, Low Overall Magnitude of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change
Overall Sensitivity of Receptor: High, Medium, Low Nature of Impact: Adverse, Benefit, Neutral, Not Applicable, Direct, Indirect, Secondary
Size/Scale of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change Significance: Significant, Moderately Significant, Not Significant
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Appendix 8.2 Visual Effects Table: Description of Change, Magnitude and Significance

Viewpoint No. and
Location Description of Change Embedded Mitigation

Overall Sensitivity
of Receptor

(from table above)

Size/Scale of
Impact

Geographical
Extent of
Impact

Duration/
Reversibility

Overall
Magnitude of

Impact
Nature of

Impact Significance Confidence

Operational phase A small extent of the Proposed Development is
visible at the centre of the view, in the gap between
Beetham Tower and the City Gate development.
The towers are in keeping with the surrounding
contemporary built form, and therefore provide a
negligible change to the view which is in keeping
with the existing character. Where visible, the
Proposed Development provides a wayfinding
marker for the heart of the city from this key
gateway location.

Where visible, the choice of colour within the materiality
of the Scheme subtly projects the colour tones of the
Civic Quarter across to the skyline of Manchester. This
further aids the Proposed Development as a wayfinding
marker from this location. Negligible Local

Long-term

Irreversible
Negligible

Beneficial

Direct
Not Significant High

Cumulative Impacts A number of committed developments will be
visible in this view, namely 2-4 Chester Road,
Deansgate South and Manchester Central,
strengthening the emerging contemporary tower
cluster to the right of the view. Given the distance
of this cluster across the view from the Scheme,
and the limited visibility of the Scheme, no further
in-combination effects resulting from the Proposed
Development are expected to occur.

No additional mitigation required.

Negligible Local
Long-term

Irreversible
Negligible Beneficial Not Significant Medium

10:   View facing north-
east from Bridgewater
Canal Tow Path

Construction phase

A small extent of construction works may be visible
during winter months, when the trees screening the
left of the view are not in leaf.

A single phase construction approach reduces the length
of construction works.

Medium

Negligible/ No
Change Local

Short/Medium-
term

Reversible

Negligible/ No
Change

Adverse

Direct
Not Significant Medium

Operational Phase The Proposed Development is not visible within
this viewpoint, as the elevated railway and existing
tree coverage obscures the Proposed
Development location. During winter months, the
roofscape of the Scheme is likely to come into view
above the elevated railway infrastructure and
through the canopy of the mid-ground trees. It is
expected that this will only cause a negligible
change to the view.

N/A

Negligible/ No
Change Local

Long-term

Irreversible

Negligible/ No
Change

Neutral

Direct
Not Significant High

Cumulative Impacts A slight view of Manchester Central may occur at
the centre of the view. The nature of the impact
and obscured view of the Proposed Development
ensures no further cumulative impacts are
expected.

No additional mitigation required

Negligible/ No
Change Local

Long-term

Irreversible

Negligible/ No
Change Neutral/ N/A Not Significant Medium

11:   View facing
south-east from the
bridge along Bridge
Street

Construction phase

A view of construction works of the upper storeys
will be visible above the existing contemporary
townscape at the centre of the view. The works are
likely to cause a minor, non-material change to the
character of the view.

A single phase construction approach reduces the length
of construction works.

Low Minor Local

Short/Medium-
term

Reversible

Minor
Adverse

Direct
Not Significant Medium
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Terminology for Visual Impact:

Type of View: Glimpsed, Open, Oblique, Framed, Filtered Geographical Extent of Impact: (Descriptive)
Number of Viewers: Few, Moderate, High Duration: Long-term, Medium-term, Short-term, Direct, Indirect
Value of Views: High, Medium, Low Reversibility: Yes, within (timescale)/No
Susceptibility to Change: High, Medium, Low Overall Magnitude of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change
Overall Sensitivity of Receptor: High, Medium, Low Nature of Impact: Adverse, Benefit, Neutral, Not Applicable, Direct, Indirect, Secondary
Size/Scale of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change Significance: Significant, Moderately Significant, Not Significant
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Appendix 8.2 Visual Effects Table: Description of Change, Magnitude and Significance

Viewpoint No. and
Location Description of Change Embedded Mitigation

Overall Sensitivity
of Receptor

(from table above)

Size/Scale of
Impact

Geographical
Extent of
Impact

Duration/
Reversibility

Overall
Magnitude of

Impact
Nature of

Impact Significance Confidence

Operational Phase The top portion of the tower of the Proposed
Development is visible at the centre of the view,
rising above the existing townscape. The tower
causes a clearly noticeable change to the view,
causing the Proposed Development to form a new
addition to the view, and act as a key wayfinding
marker for the city from a strategic gateway
location. The Proposed Development is visible in
the context of surrounding contemporary
development.

The choice of colour within the materiality of the Scheme
subtly projects the colour tones of the Civic Quarter
across to the skyline of Manchester – aiding the landmark
potential of the Proposed Development. The responsive
nature of the anodised finish to the building façade helps
to soften the colour and provide townscape interest as
elevations will react differently to the sun, throughout the
day and year. The elliptic shape, along with the changing
colour of the anodised finish helps to diminish the width
of the wide elevation, helping to reduce some of the mass
on the skyline.

Minor Local
Long-term

Irreversible
Moderate

Beneficial

Direct

Minor
Significance High

Cumulative Impacts No committed developments are visible in this
viewpoint. No additional cumulative effects.

No additional mitigation required

Minor Local
Long-term

Irreversible
Moderate Beneficial Minor

Significance Medium

12:   View facing north
from the platform of
Deansgate/ Castlefield
Tram Stop

Construction phase

A view of construction works of the upper storeys
will be visible above the existing contemporary
townscape towards the left of the view.
Construction works are likely to cause a temporary
effect on the appreciation of the view.

A single phase construction approach reduces the length
of construction works.

Medium

Minor Local

Short/Medium-
term

Reversible

Minor
Adverse

Direct

Minor
Significance Medium

Operational Phase The slender elevation of the Proposed
Development is visible in the gap between
Beetham Tower and Great Northern Tower. The
siting of the Scheme does not affect the
appreciation of the heritage assets within the view,
including the listed Manchester Central structure
and the spire of the Town Hall. The Proposed
Development does cause a noticeable new feature
to the view, however due to the scale of Beetham
Tower and the Scheme’s proximity to it, it is not
expected that the change will materially affect the
appreciation of the view.

Given the location of the viewpoint at a key point of
disembarkation for the city, the Proposed
Development provides a useful wayfinding tool to
mark the centre of the city. This provides a
beneficial aspect to the new view character.

The orientation of the tower projects the slender elevation
within this viewpoint, with the elliptic shape along the
wide elevation providing interest within the columns of the
façade. The responsive nature of the anodised finish to
the building façade helps to soften the colour and provide
townscape interest as elevations will react differently to
the sun, throughout the day and year. The choice of
colour within the materiality of the Scheme subtly projects
the colour tones of the Civic Quarter across to the skyline
of Manchester – aiding the landmark potential of the
Proposed Development from this key orientation point
within the city.

Moderate Local
Long-term

Irreversible
Minor

Beneficial

Direct

Minor
Significance High

Cumulative Impacts A direct view of the proposed Manchester Central
development will entirely obscure the right of the
view, limiting views of heritage assets which are
currently visible. Manchester Central will frame the
right of the view in a similar manner to the framing
of the left of the view from Beetham Tower. The
Proposed Development will remain visible in the
centre of this view. The framing of the view limits
the appreciation of the view as a wayfinding marker
across the wider city. The Proposed Development
does however remain a marker. No further
cumulative effects are expected to arise in-
combination with cumulative development.

No additional mitigation required

Moderate Local
Long-term

Irreversible
Minor Beneficial Minor

Significance Medium
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Terminology for Visual Impact:

Type of View: Glimpsed, Open, Oblique, Framed, Filtered Geographical Extent of Impact: (Descriptive)
Number of Viewers: Few, Moderate, High Duration: Long-term, Medium-term, Short-term, Direct, Indirect
Value of Views: High, Medium, Low Reversibility: Yes, within (timescale)/No
Susceptibility to Change: High, Medium, Low Overall Magnitude of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change
Overall Sensitivity of Receptor: High, Medium, Low Nature of Impact: Adverse, Benefit, Neutral, Not Applicable, Direct, Indirect, Secondary
Size/Scale of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change Significance: Significant, Moderately Significant, Not Significant
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Appendix 8.2 Visual Effects Table: Description of Change, Magnitude and Significance

Viewpoint No. and
Location Description of Change Embedded Mitigation

Overall Sensitivity
of Receptor

(from table above)

Size/Scale of
Impact

Geographical
Extent of
Impact

Duration/
Reversibility

Overall
Magnitude of

Impact
Nature of

Impact Significance Confidence

13:   View east along
Jackson’s Row from its
junction with
Deansgate

Construction phase

An open view of construction works will be visible
in this viewpoint. The extent of the works is likely to
cause a clearly noticeable change to the view
which will temporarily affect the character of the
viewpoint.

The use of site hoarding will limit visual impact of
groundworks. Sensitive siting of stockpiles within the site
boundary and delivery and removal of materials utilising a
‘just in sequence’ approach along designated one way
routes to allow potential visual impacts to be reduced or
avoided.

Low

Moderate Local

Short/Medium-
term

Reversible

Moderate
Adverse

Direct

Minor
Significance Medium

Operational Phase The Proposed Development replaces the
townscape at the centre of the view, causing a loss
of the existing townscape heritage of the
synagogue and side of the former Police Station
from the view.

The Scheme will cause a clearly noticeable change
to the view, adding a significant mass of
contemporary development and reducing views of
the sky. The remaining view of the sky does retain
the visibility of the Town Hall Extension. The height
of the podium broadly follows the scale of the
existing building to the right of the view, before
stepping up the street.

The overall character of the view is altered by the
Scheme, shifting the feel of the townscape towards
a contemporary character. New entrances onto
Jackson’s Row can be deciphered, strengthening
the impression of activity within the viewpoint.
Further activity is noticeable atop the podium,
running up the grand stair and through visibility to
the lower levels of the tower – providing an
impression of surveillance onto the viewer.

The materiality of the Proposed Development reflects the
broad colour tones which characterise the Civic Quarter.
The anodised façade softens the tone of the building
where direct sunlight will hit the building. Entrances at
ground level along Jackson’s Row and the visibility of
glazing helps to mitigate the massing and provide an
element of human activity within the viewpoint.

Major Local
Long-term

Irreversible
Moderate

Beneficial

Direct

Minor
Significance High

Cumulative Impacts No committed developments are visible in this
viewpoint. No additional cumulative effects.

No additional mitigation required

Major Local
Long-term

Irreversible
Moderate Beneficial Minor

Significance Medium

14:   View west along
Jackson’s Row from its
junction with Southmill
Street

Construction phase

An open view of construction works will be visible
in this viewpoint. The extent of the works is likely to
cause a clearly noticeable change to the view
which will temporarily affect the character of the
viewpoint.

The use of site hoarding will limit visual impact of
groundworks. Sensitive siting of stockpiles within the site
boundary and delivery and removal of materials utilising a
‘just in sequence’ approach along designated one way
routes to allow potential visual impacts to be reduced or
avoided.

Low Major Local Short/Medium-
term Moderate

Adverse

Direct

Minor
Significance Medium
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Terminology for Visual Impact:

Type of View: Glimpsed, Open, Oblique, Framed, Filtered Geographical Extent of Impact: (Descriptive)
Number of Viewers: Few, Moderate, High Duration: Long-term, Medium-term, Short-term, Direct, Indirect
Value of Views: High, Medium, Low Reversibility: Yes, within (timescale)/No
Susceptibility to Change: High, Medium, Low Overall Magnitude of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change
Overall Sensitivity of Receptor: High, Medium, Low Nature of Impact: Adverse, Benefit, Neutral, Not Applicable, Direct, Indirect, Secondary
Size/Scale of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change Significance: Significant, Moderately Significant, Not Significant
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Appendix 8.2 Visual Effects Table: Description of Change, Magnitude and Significance

Viewpoint No. and
Location Description of Change Embedded Mitigation

Overall Sensitivity
of Receptor

(from table above)

Size/Scale of
Impact

Geographical
Extent of
Impact

Duration/
Reversibility

Overall
Magnitude of

Impact
Nature of

Impact Significance Confidence

Operational Phase The character of the viewpoint has been altered by
the Proposed Development. Whilst the Southmill
Street frontage of the Former Police Station has
been retained, this is now visible alongside
significant contemporary development. This
development fills the viewpoint with the scale of the
podium alone, replacing views of the Former Police
Station frontage along Jackson’s Row with
associated retail commercial use. The addition of
substantial new use, including retail frontages
provide new activity onto Jackson’s Row, with a
further public access lift onto the roof, beyond the
extent of the viewpoint. The new character of
activity along Jackson’s Row is supported by the
retained view along its length to Deansgate,
providing a familiar, yet more contemporary feel to
the route.

It is anticipated that the Proposed Development will
cause a major change to the view, with the
character of the view undergoing a clearly
noticeable change to its composition. The potential
for substantial new activity suggests new change
will be beneficial due to the proximity to the heart of
the City.

The retention of the Former Bootle Street Police Station
provides a familiar marker which has the potential to
guide users through the mass of new contemporary
development which otherwise dominates the viewpoint.
The materiality of the Proposed Development reflects the
broad colour tones which characterise the Civic Quarter.
Entrances and retail uses at ground level along Jackson’s
Row, alongside the visibility of glazing helps to mitigate
against the massing and provide an element of human
activity within the viewpoint.

Major Local
Long-term

Irreversible
Moderate

Beneficial

Direct

Minor
Significance High

Cumulative Impacts No committed developments are visible in this
viewpoint. No additional cumulative effects.

No additional mitigation required

Major Local
Long-term

Irreversible
Moderate Beneficial Minor

Significance Medium

15:   View east along
Bootle Street from its
junction with
Deansgate

Construction phase

An obscured view of construction works will be
visible in this viewpoint. The extent of the works is
likely to cause an impact on the view without
materially altering the character.

The use of site hoarding will limit visual impact of
groundworks. Sensitive siting of stockpiles within the site
boundary and delivery and removal of materials utilising a
‘just in sequence’ approach along designated one way
routes to allow potential visual impacts to be reduced or
avoided.

Low

Minor Local

Short/Medium-
term

Reversible

Minor
Adverse

Direct
Not Significant Medium

Operational Phase The Proposed Development is visible at the far end
of Bootle Street, behind the listed and
contemporary buildings framing views towards
Central Library. The character of the street is
mostly retained in the view, with the library still
visible, however the Scheme does cause a
perceptible change to the view, adding a
contemporary element which has the potential to
draw the eye away from the existing vista. The
massing of the podium supports the building line
and existing height datum of the street, retaining
and enhancing views of the retained Sir Ralph
Abercromby Public House. An obscured view of
the tower exists towards the periphery of the view,
further framing views down towards Central
Library.

The responsive nature of the anodised finish to the
building façade helps to soften the colour and provide
townscape interest as elevations will react differently to
the sun, throughout the day and year.

Moderate Local
Long-term

Irreversible
Minor

Beneficial

Direct
Not Significant High
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Terminology for Visual Impact:

Type of View: Glimpsed, Open, Oblique, Framed, Filtered Geographical Extent of Impact: (Descriptive)
Number of Viewers: Few, Moderate, High Duration: Long-term, Medium-term, Short-term, Direct, Indirect
Value of Views: High, Medium, Low Reversibility: Yes, within (timescale)/No
Susceptibility to Change: High, Medium, Low Overall Magnitude of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change
Overall Sensitivity of Receptor: High, Medium, Low Nature of Impact: Adverse, Benefit, Neutral, Not Applicable, Direct, Indirect, Secondary
Size/Scale of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change Significance: Significant, Moderately Significant, Not Significant
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Appendix 8.2 Visual Effects Table: Description of Change, Magnitude and Significance

Viewpoint No. and
Location Description of Change Embedded Mitigation

Overall Sensitivity
of Receptor

(from table above)

Size/Scale of
Impact

Geographical
Extent of
Impact

Duration/
Reversibility

Overall
Magnitude of

Impact
Nature of

Impact Significance Confidence

Cumulative Impacts The development at 3 St. Peter’s Square is visible
above the Central Library at the end of the vista
along Bootle Street. This adds further
contemporary development into the character of
the view. The scale of this change is minimum,
although it influences a substantial heritage and
cultural asset within the city. It is considered that
any impact on the Library from this viewpoint is
solely caused by 3 St. Peter’s Square and no
further in-combination effects arise from the
Proposed Development.

No additional mitigation required

Moderate Local
Long-term

Irreversible
Minor Beneficial Not Significant Medium

16:   View west along
Bootle Street from its
junction with Southmill
Street

Construction phase

An open view of construction works will be visible
in this viewpoint. The extent of the works is likely to
cause a clearly noticeable change to the view
which will temporarily affect the character of the
viewpoint.

The use of site hoarding will limit visual impact of
groundworks. Sensitive siting of stockpiles within the site
boundary and delivery and removal of materials utilising a
‘just in sequence’ approach along designated one way
routes to allow potential visual impacts to be reduced or
avoided.

Low

Major Local

Short/Medium-
term

Reversible

Moderate
Adverse

Direct

Minor
Significance Medium

Operational Phase The Proposed Development replaces the Former
Police Station frontage along Bootle Street,
however it retains the Southmill Street Police
frontage and the Sir Ralph Abercromby Public
House. The proposals cause a clear change to the
view which is likely to alter the character of the
viewpoint. The massing of the podium supports the
vista along Bootle Street, albeit with the view
narrowed and focussed towards the retained Public
House. The tower rises beyond the top of the view
and adds a new element of scale not previously
apparent in the view.

The materiality of the proposed seeks to broadly respond
to the surrounding colour tones of the Civic Quarter. The
retention of the Former Bootle Street Police Station and
Sir Ralph Abercromby Public House provide familiar
markers which provide the potential to guide users
through the mass of new contemporary development
which otherwise dominates the viewpoint.  The anodised
materials allow interest to be created within the façade as
light hits the building. The massing of the podium broadly
follows the surrounding building line and massing along
Bootle Street. The extent of glazing within the view
creates a new impression of surveillance onto Bootle
Street.

Major Local
Long-term

Irreversible
Moderate

Beneficial

Direct

Minor
Significance High

Cumulative Impacts No committed developments are visible in this
viewpoint. No additional cumulative effects.

No additional mitigation required

Major Local
Long-term

Irreversible
Moderate Beneficial Minor

Significance Medium

17:   View north-east
from the corner of
Deansgate and Quay
Street

Construction phase

A view of construction works of the upper storeys
will be visible above the existing townscape at the
centre of the view. Construction works are likely to
cause an effect that will temporarily alter the
appreciation of the view.

A single phase construction approach reduces the length
of construction works.

Medium Moderate Local

Short/Medium-
term

Reversible

Minor
Adverse

Direct

Minor
Significance Medium
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Terminology for Visual Impact:

Type of View: Glimpsed, Open, Oblique, Framed, Filtered Geographical Extent of Impact: (Descriptive)
Number of Viewers: Few, Moderate, High Duration: Long-term, Medium-term, Short-term, Direct, Indirect
Value of Views: High, Medium, Low Reversibility: Yes, within (timescale)/No
Susceptibility to Change: High, Medium, Low Overall Magnitude of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change
Overall Sensitivity of Receptor: High, Medium, Low Nature of Impact: Adverse, Benefit, Neutral, Not Applicable, Direct, Indirect, Secondary
Size/Scale of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change Significance: Significant, Moderately Significant, Not Significant

16

Appendix 8.2 Visual Effects Table: Description of Change, Magnitude and Significance

Viewpoint No. and
Location Description of Change Embedded Mitigation

Overall Sensitivity
of Receptor

(from table above)

Size/Scale of
Impact

Geographical
Extent of
Impact

Duration/
Reversibility

Overall
Magnitude of

Impact
Nature of

Impact Significance Confidence

Operational Phase The Proposed Development rises the existing
townscape at the centre of the view. The proposals
cause a clearly noticeable change to the view –
through the addition of contemporary development
of a substantial new scale which is not already
apparent in the view. This is likely to noticeably
affect the composition of the view. This
development directly juxtaposes the existing
townscape of moderate heritage value, rather than
tying into the existing built form. Existing listed
buildings at either side of the view are not directly
affected, however these assets will be limited to
views in the context of the Proposed Development.
Given that the effect is constrained to the periphery
of the view, it is anticipated that this will not
materially affect the appreciation of the view.

The Proposed materiality provides a contextual response
to the site location, helping to reduce the contrast of the
Scheme against the existing townscape. The responsive
nature of the anodised finish to the building façade helps
to soften the colour and provide townscape interest as
elevations will react differently to the sun, throughout the
day and year. The elliptic shape, along with the changing
colour of the anodised finish helps to diminish some of
the width of the wide elevation. Moderate Local

Long-term

Irreversible
Minor

Adverse

Direct

Minor
Significance High

Cumulative Impacts No committed developments are visible in this
viewpoint. No additional cumulative effects.

No additional mitigation required

Moderate Local
Long-term

Irreversible
Minor Adverse Minor

Significance Medium

18:   View north-east
from Byrom Street

Construction phase

A limited view of construction works of a small
portion of the upper storeys will be visible above
the existing listed terrace. The works may cause a
limited temporary change to the character of the
view.

A single phase construction approach reduces the length
of construction works.

Medium

Negligible Local

Short/Medium-
term

Reversible

Negligible
Adverse

Direct
Not Significant Medium

Operational Phase A small extent of the Proposed Development is
visible to the right of the view. The Proposed
Development punctuates the roofline above the
listed terrace, which is a new character to the view.
Contemporary development is visible in the
baseline, however this is concentrated towards the
left of the view and can broadly be considered as
contextual through the height and materiality of the
surroundings. Although the impact of the Proposed
Development is perceptible, it is not expected to
materially affect the appreciation of the view due to
the clear definition between the historic foreground
and the Scheme.

The materiality of the proposed seeks to broadly respond
to the surrounding colour tones of the Civic Quarter.

Minor Local
Long-term

Irreversible
Minor

Adverse

Direct

Minor
Significance High

Cumulative Impacts No committed developments are visible in this
viewpoint. No additional cumulative effects.

No additional mitigation required

Minor Local
Long-term

Irreversible
Minor Adverse Minor

Significance Medium

19:   View facing north
along Deansgate from
the corner of Tonman
Street

Construction phase

A limited view of construction works of the upper
storeys will be visible above the existing listed
frontage onto Deansgate. The works may cause a
minor, non-material temporary change to the
character of the view.

A single phase construction approach reduces the length
of construction works.

Medium Minor Local

Short/Medium-
term

Reversible

Minor
Adverse

Direct

Minor
Significance Medium
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Terminology for Visual Impact:

Type of View: Glimpsed, Open, Oblique, Framed, Filtered Geographical Extent of Impact: (Descriptive)
Number of Viewers: Few, Moderate, High Duration: Long-term, Medium-term, Short-term, Direct, Indirect
Value of Views: High, Medium, Low Reversibility: Yes, within (timescale)/No
Susceptibility to Change: High, Medium, Low Overall Magnitude of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change
Overall Sensitivity of Receptor: High, Medium, Low Nature of Impact: Adverse, Benefit, Neutral, Not Applicable, Direct, Indirect, Secondary
Size/Scale of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change Significance: Significant, Moderately Significant, Not Significant
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Appendix 8.2 Visual Effects Table: Description of Change, Magnitude and Significance

Viewpoint No. and
Location Description of Change Embedded Mitigation

Overall Sensitivity
of Receptor

(from table above)

Size/Scale of
Impact

Geographical
Extent of
Impact

Duration/
Reversibility

Overall
Magnitude of

Impact
Nature of

Impact Significance Confidence

Operational Phase A small extent of the Proposed Development is
visible above the listed structure framing the right
of the view. The Proposed Development causes a
minor change to the periphery of the view, however
does not materially alter the strong enclosure and
linearity characterising the view. The Scheme’s
contemporary character responds to the new
character created by the development of 125
Deansgate which draws the attention at the centre
of the view. It is not expected that the character of
the view will materially alter.

The repetitive vertical nature of the listed building along
Deansgate is reflected in the form of the fenestration of
the Proposed Development. The materiality of the
Proposed Development provides a contextual marker for
the centre of the city and provides enough contrast to
retain views of the interesting roofscape of the listed
building within the foreground. The elliptic shape is
accentuated in this view, and has ensured the building
curves out of view rather dominating more of the skyline.

Minor Local
Long-term

Irreversible
Minor

Neutral

Direct

Minor
Significance High

Cumulative Impacts No committed developments are anticipated to
influence the character of this viewpoint. No
additional cumulative effects.

No additional mitigation required.

Minor Local
Long-term

Irreversible
Minor Neutral Minor

Significance Medium

20:   View north-west
across Lower Mosley
Street from the centre
of Barbirolli Square

Construction phase

An open view of construction works of the tower
will be visible in this viewpoint., within the setting of
listed buildings. The works are likely to cause a
temporary contrast to the character of the view.

A single phase construction approach reduces the length
of construction works.

Low/ Medium

Moderate Local

Short/Medium-
term

Reversible

Moderate Adverse Minor
Significance Medium

Operational Phase The tower of the Proposed Development becomes
dominant, tallest feature at the centre of the view,
altering the character whereby taller elements sit at
the edge of the view. Contemporary architecture is
not a new feature of the view. The curved façade
can be read from this viewpoint, however the
impact of the wide elevation is still read from this
location. As the Proposed Development is located
behind the existing visible townscape, the cluttered
townscape character of the view is retained, with
the tower adding to this character by providing a
new focus to conflict with the existing features.

The orientation of the tower projects the corner within this
viewpoint, with the elliptic shape along the wide elevation
providing interest within the columns of the façade. The
responsive nature of the anodised finish to the building
façade helps to soften the colour and provide townscape
interest as elevations will react differently to the sun,
throughout the day and year. The choice of colour within
the materiality of the Scheme subtly projects the colour
tones of the Civic Quarter across to the skyline of
Manchester – aiding the landmark potential of the
Proposed Development from this key orientation point
within the city.

Moderate Local
Long-term

Irreversible
Moderate

Neutral

Direct

Minor
Significance High

Cumulative Impacts No committed developments are visible in this
viewpoint. No additional cumulative effects.

No additional mitigation required.

Moderate Local
Long-term

Irreversible
Moderate Neutral Minor

Significance Medium

21:   View facing west
along Central Street
from the entrance to
Library Walk

Construction phase

A view of construction works will be visible at the
end of Central Street, within the setting of the
surrounding listed buildings. The works will cause a
temporary change to the character of the view.

The use of site hoarding will limit visual impact of
groundworks. The delivery and removal of materials
utilising a ‘just in sequence’ approach along designated
one way routes to allow potential visual impacts to be
reduced or avoided.  A single phase construction
approach reduces the length of construction works.

Medium Moderate Local

Short/Medium-
term

Reversible

Moderate
Adverse

Direct

Moderately
Significant Medium
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Terminology for Visual Impact:

Type of View: Glimpsed, Open, Oblique, Framed, Filtered Geographical Extent of Impact: (Descriptive)
Number of Viewers: Few, Moderate, High Duration: Long-term, Medium-term, Short-term, Direct, Indirect
Value of Views: High, Medium, Low Reversibility: Yes, within (timescale)/No
Susceptibility to Change: High, Medium, Low Overall Magnitude of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change
Overall Sensitivity of Receptor: High, Medium, Low Nature of Impact: Adverse, Benefit, Neutral, Not Applicable, Direct, Indirect, Secondary
Size/Scale of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change Significance: Significant, Moderately Significant, Not Significant
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Appendix 8.2 Visual Effects Table: Description of Change, Magnitude and Significance

Viewpoint No. and
Location Description of Change Embedded Mitigation

Overall Sensitivity
of Receptor

(from table above)

Size/Scale of
Impact

Geographical
Extent of
Impact

Duration/
Reversibility

Overall
Magnitude of

Impact
Nature of

Impact Significance Confidence

Operational Phase The Proposed Development retains the Portland
stone Bootle Street Police Station at the centre of
the view, engulfing it with contemporary
development and replacing the view of No.1
Spinningfields. The scale of the Proposed
Development introduces a new character to the
view. The scale of the podium rises above the
former Police Station, adding a substantial new
contemporary feature within the centre of the view
which diminishes the existing sense of scale
created by the current townscape. The wider
elevation of the tower rises beyond the mass of the
podium, adding additional scale which is alien to
the baseline view. This increases the dominance of
contemporary architecture within the character of
the view and creates a sense of overbearing
through limiting the view of the sky. The Scheme
does sit beyond the heritage in the foreground,
therefore alterations to the view does not cause
any loss of heritage features, instead the Proposed
Development competes for the attention of the
view.

The Proposed Development suggests activity may
add a new character to the view at the back of
Central Street.

The elliptic shape of the tower along its wide elevation
limits some of the impact of the tower mass from this
viewpoint. The responsive nature of the anodised finish to
the building façade helps to soften the colour and provide
townscape interest as elevations will react differently to
the sun, throughout the day and year. The choice of
colour within the materiality of the Scheme subtly projects
the colour tones of the Civic Quarter across to the skyline
of Manchester. The retention of the Former Bootle Street
Police Station provides a familiar marker which has the
potential to guide users through the mass of new
contemporary development which otherwise dominates
the viewpoint. The visibility of glazing within the podium
helps to mitigate against the massing and provide an
element of human activity within the viewpoint.

Moderate Local
Long-term

Irreversible
Moderate

Adverse

Direct

Moderately
Significant High

Cumulative Impacts No committed developments are visible in this
viewpoint. No additional cumulative effects.

No additional mitigation required

Moderate Local
Long-term

Irreversible
Moderate Adverse Moderately

Significant Medium

22:   View west from
the centre of Library
Walk

Construction phase

A view of construction works will be visible within
the setting of the existing listed buildings. The
works are likely to cause a temporary change to
the view.

The use of site hoarding will limit visual impact of
groundworks. The delivery and removal of materials
utilising a ‘just in sequence’ approach along designated
one way routes to allow potential visual impacts to be
reduced or avoided.  A single phase construction
approach reduces the length of construction works.

High

Moderate Local

Short/Medium-
term

Reversible

Minor
Adverse

Direct

Moderately
Significant Medium

Operational Phase The Proposed Development is visible in the gap
between the listed buildings framing the view,
replacing the view of the recently completed No. 1
Spinningfields. The setting of Friends Meeting
House is impacted by the Proposed Development,
which forms a new contemporary feature to the
view. The scale of the podium rises above the
former Police Station, adding a substantial new
contemporary feature within the centre of the view
which diminishes the existing sense of scale
created by the current townscape. The wider
elevation of the tower rises beyond the mass of the
podium, adding additional scale which is alien to
the baseline view. This increases the dominance of
contemporary architecture within the character of
the view and creates a sense of overbearing
through limiting the view of the sky.

The materiality of the Scheme reflects the broad colour
tones of the Civic Quarter, creating a shared architectural
language between the contemporary and historic forms.
The responsive nature of the anodised finish to the
building façade helps to soften the colour and provide
townscape interest as elevations will react differently to
the sun, throughout the day and year. The elliptic shape
of the tower along its wide elevation limits some of the
impact of the tower mass from this viewpoint. The
retention of the Former Bootle Street Police Station
provides a familiar marker which has the potential to
guide users through the mass of new contemporary
development which otherwise dominates the viewpoint.
The visibility of glazing within the podium helps to
mitigate against the massing and provide an element of
human activity within the viewpoint.

Moderate Local
Long-term

Irreversible
Moderate

Adverse

Direct

Moderately
Significant High
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Terminology for Visual Impact:

Type of View: Glimpsed, Open, Oblique, Framed, Filtered Geographical Extent of Impact: (Descriptive)
Number of Viewers: Few, Moderate, High Duration: Long-term, Medium-term, Short-term, Direct, Indirect
Value of Views: High, Medium, Low Reversibility: Yes, within (timescale)/No
Susceptibility to Change: High, Medium, Low Overall Magnitude of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change
Overall Sensitivity of Receptor: High, Medium, Low Nature of Impact: Adverse, Benefit, Neutral, Not Applicable, Direct, Indirect, Secondary
Size/Scale of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change Significance: Significant, Moderately Significant, Not Significant
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Appendix 8.2 Visual Effects Table: Description of Change, Magnitude and Significance

Viewpoint No. and
Location Description of Change Embedded Mitigation

Overall Sensitivity
of Receptor

(from table above)

Size/Scale of
Impact

Geographical
Extent of
Impact

Duration/
Reversibility

Overall
Magnitude of

Impact
Nature of

Impact Significance Confidence

Cumulative Impacts No committed developments are visible in this
viewpoint. No additional cumulative effects.

No additional mitigation required

Moderate Local
Long-term

Irreversible
Moderate Adverse Moderately

Significant Medium

23:   View west across
St. Peters Square from
northern corner of 1 St.
Peter’s Square

Construction phase

A limited view of construction works of the top of
the tower will be visible above the existing listed
building. The works are unlikely to cause a material
change to the appreciation of the viewpoint.

A single phase construction approach reduces the length
of construction works.

High

Negligible Local

Short/Medium-
term

Reversible

Negligible
Adverse

Direct

Minor
Significance Medium

Operational Phase A small extent of the Proposed Development is
visible above the roofline of the listed Central
Library. The Proposed Development will be read in
the context of the heritage assets. The tower does
not obscure the library, however the Scheme
removes the ability to read the architecture of the
library, particularly its sweeping roofscape, without
also reading the Proposed Development. The
reflectivity of the glazing on a dull day such as in
the photograph greys the majority of the glazing,
blending the Scheme further into the materiality of
the Library roof. This further limits the ability for the
Library to be read as a distinctive building. The
Proposed Development causes a noticeable
change to the composition of the view.

Where visible, the responsive nature of the anodised
finish to the building façade helps to soften the colour and
provide townscape interest as elevations will react
differently to the sun, throughout the day and year.

Minor Local
Long-term

Irreversible
Minor

Adverse

Direct

Moderately
Significant High

Cumulative Impacts No committed developments are visible in this
viewpoint. No additional cumulative effects.

No additional mitigation required

Minor Local
Long-term

Irreversible
Moderate Adverse Moderately

Significant Medium

24:   View south-west
along Deansgate from
the junction with Wood
Street

Construction phase

Views of construction works will be obscured by
the 125 Deansgate framing the left of the view.

N/A

Medium/ High

No Change Local

Short/Medium-
term

Reversible

No Change N/A Not Significant Medium

Operational Phase The Proposed Development is not visible in the
viewpoint. The towers are obscured by the
development of 125 Deansgate.

N/A

No Change Local
Long-term

Irreversible
No Change N/A Not Significant High

Cumulative Impacts As the Proposed Development is not visible, no
further in-combination effects are expected to
arise.

No additional mitigation required

No Change Local
Long-term

Irreversible
No Change N/A Not Significant Medium

25:   View south from
the centre of New
Cathedral Street

Construction phase

A view of construction works of the upper storeys
will be visible behind the Grade I Listed St. Ann’s
Church. The works are likely to cause a temporary,
noticeable change to the view which will impact the
appreciation of the listed building.

A single phase construction approach reduces the length
of construction works.

Medium/ High Moderate Local

Short/Medium-
term

Reversible

Moderate
Adverse

Direct

Moderately
Significant Medium
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Terminology for Visual Impact:

Type of View: Glimpsed, Open, Oblique, Framed, Filtered Geographical Extent of Impact: (Descriptive)
Number of Viewers: Few, Moderate, High Duration: Long-term, Medium-term, Short-term, Direct, Indirect
Value of Views: High, Medium, Low Reversibility: Yes, within (timescale)/No
Susceptibility to Change: High, Medium, Low Overall Magnitude of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change
Overall Sensitivity of Receptor: High, Medium, Low Nature of Impact: Adverse, Benefit, Neutral, Not Applicable, Direct, Indirect, Secondary
Size/Scale of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change Significance: Significant, Moderately Significant, Not Significant
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Appendix 8.2 Visual Effects Table: Description of Change, Magnitude and Significance

Viewpoint No. and
Location Description of Change Embedded Mitigation

Overall Sensitivity
of Receptor

(from table above)

Size/Scale of
Impact

Geographical
Extent of
Impact

Duration/
Reversibility

Overall
Magnitude of

Impact
Nature of

Impact Significance Confidence

Operational Phase The Proposed Development rises above the Grade
I Listed St. Ann’s Church to form the backdrop of
the vista through St. Ann’s Square. The slender
elevation of the tower is visible, however this sits
directly behind the tower of St. Ann’s Church,
limiting the legibility of this Grade I listed building
and preventing it from being read without
appreciating the contemporary townscape beyond.
This is not a new character to the view – which is
already impacted by Beetham Tower, Owen Street
and Great Northern Tower – however the proximity
between the Proposed Development and the
heritage asset accentuates this relationship.

The scale of the Proposed Development confuses
the perspective within the view, ensuring the
Scheme is the most prominent within the emerging
tower cluster. The Scheme causes a clearly
noticeable change to the view, despite the
character of the view experiencing a tower cluster
beyond – particularly due to the increased impact
on the legibility of the church.

The orientation of the tower projects the slender elevation
within this viewpoint, limiting the scale of effect further.
The choice of colour within the materiality of the Scheme
subtly projects the colour tones of the Civic Quarter
across to the skyline of Manchester. The responsive
nature of the anodised finish to the building façade helps
to soften the colour and provide townscape interest as
elevations will react differently to the sun, throughout the
day and year. The elliptic shape, along with the changing
colour of the anodised finish helps to diminish the width
of the wide elevation, helping to reduce some of the mass
on the skyline. Moderate Local

Long-term

Irreversible
Moderate

Adverse

Direct

Moderately
Significant High

Cumulative Impacts Minor views of 10-12 Whitworth Street is visible
within the emerging tower cluster at the back of the
view. The cumulative impact is unlikely to cause a
further change above the effect already identified
at construction and operation stage.

No additional mitigation required

Moderate Local
Long-term

Irreversible
Moderate Adverse Moderately

Significant Medium

26:   View north-east
from the junction of
Liverpool Road and
Duke Street

Construction phase

Views of construction works will be obscured by
the existing townscape framing the left of the view.

N/A

Medium

No Change Local

Short/Medium-
term

Reversible

No Change N/A Not Significant Medium

Operational Phase The Proposed Development is not visible in the
viewpoint. The towers are obscured by the
Museum of Science and Industry.

N/A

No Change Local
Long-term

Irreversible
No Change N/A Not Significant High

Cumulative Impacts No committed developments are likely to be
perceptible in this viewpoint. No additional
cumulative effects.

No additional mitigation required

No Change Local
Long-term

Irreversible
No Change N/A Not Significant Medium

27:  View facing south-
west across Albert
Square

Construction Phase

An open view of construction works will be visible
in this view causing a temporary yet clearly
noticeable change to the character of the view.
This is likely to have a direct impact on the setting
of the heritage assets.

A single phase construction approach reduces the length
of construction works.

High Moderate Local

Short/Medium-
term

Reversible

Moderate
Adverse

Direct

Moderately
Significant Medium
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Terminology for Visual Impact:

Type of View: Glimpsed, Open, Oblique, Framed, Filtered Geographical Extent of Impact: (Descriptive)
Number of Viewers: Few, Moderate, High Duration: Long-term, Medium-term, Short-term, Direct, Indirect
Value of Views: High, Medium, Low Reversibility: Yes, within (timescale)/No
Susceptibility to Change: High, Medium, Low Overall Magnitude of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change
Overall Sensitivity of Receptor: High, Medium, Low Nature of Impact: Adverse, Benefit, Neutral, Not Applicable, Direct, Indirect, Secondary
Size/Scale of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change Significance: Significant, Moderately Significant, Not Significant
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Appendix 8.2 Visual Effects Table: Description of Change, Magnitude and Significance

Viewpoint No. and
Location Description of Change Embedded Mitigation

Overall Sensitivity
of Receptor

(from table above)

Size/Scale of
Impact

Geographical
Extent of
Impact

Duration/
Reversibility

Overall
Magnitude of

Impact
Nature of

Impact Significance Confidence

Operational Phase The Proposed Development is clearly visible at the
centre of the view, directly behind the Grade I
Listed Albert Memorial and rising above the Grade
II* Listed Memorial Hall and Grade II Listed Lloyds
House. Whilst contemporary towers exist within the
current viewpoint, the Proposed Development sits
at an entirely new scale, which is alien within the
existing view composition. The scale of the podium
is also dominant, at a scale beyond the
approximate 6 storey datum of the surrounding
townscape. The orientation of the tower has
caused the wide elevation to sit behind Albert
Memorial, preventing this structure from being
appreciated from this viewpoint without reading the
Proposed Development.

The orientation of the tower presents the wider elevation
to this viewpoint, with the elliptic shape providing some
interest within the columns of the façade and preventing
a more oppressive form onto the square. The responsive
nature of the anodised finish to the building façade helps
to soften the colour and provide townscape interest as
elevations will react differently to the sun, throughout the
day and year. The retention of the Former Bootle Street
Police Station provides a familiar marker at the back of
the view which has the potential to orientate users
through the mass of new contemporary development
which otherwise dominates the viewpoint. The visibility of
glazing within the scheme helps to mitigate against the
massing, complement the sky and, within the podium,
provide an element of human activity within the viewpoint.

Major Local
Long-term

Irreversible
Major

Adverse

Direct
Significant High

Cumulative Impacts Minor views of 10-12 Whitworth Street is visible to
the left of the view, within the emerging cluster of
contemporary development. The separation
between the Scheme and 10-12 Whitworth Street
has led to the cumulative impact to be considered
unlikely to cause a further change above the effect
already identified at construction and operation
stage.

No additional mitigation required.

Major Local
Long-term

Irreversible
Major Adverse Significant Medium

28:  View facing north-
west from the corner of
Oxford Street and
Lower Mosley Street

Construction Phase

A limited view of construction works related to the
upper storeys of the tower will be visible at the
back of the viewpoint. It is unlikely that this will
materially affect the composition of the view.

A single phase construction approach reduces the length
of construction works.

Medium/ High

Minor Local

Short/Medium-
term

Reversible

Minor
Adverse

Direct

Minor
Significance Medium

Operational Phase The Proposed Development rises above the
contemporary development towards the left of the
view. The Scheme sits within the background and
despite its height, is unlikely to affect the
composition of the heritage assets which define the
predominant character within the view.

The orientation of the tower presents the wider elevation
to this viewpoint, with the elliptic shape providing some
interest within the columns of the façade. The responsive
nature of the anodised finish to the building façade helps
to soften the colour and provide townscape interest as
elevations will react differently to the sun, throughout the
day and year.

Minor Local
Long-term

Irreversible
Minor

Neutral

Direct

Minor
Significance High

Cumulative Impacts No committed developments are visible in this
viewpoint. No additional cumulative effects.

No additional mitigation required.

Minor Local
Long-term

Irreversible
Minor Neutral Minor

Significance Medium

29:  View facing north-
west along Princess
Street from the corner
with Lower Mosley
Street

Construction Phase

A limited view of the upper storeys of construction
works will be visible beyond the listed buildings in
the mid-ground. Due to the limited visibility and
temporary nature, this is unlikely to have a material
impact despite the sensitive character of the view.

A single phase construction approach reduces the length
of construction works.

High Minor Local

Short/Medium-
term

Reversible

Minor
Adverse

Direct

Minor
Significance Medium
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Terminology for Visual Impact:

Type of View: Glimpsed, Open, Oblique, Framed, Filtered Geographical Extent of Impact: (Descriptive)
Number of Viewers: Few, Moderate, High Duration: Long-term, Medium-term, Short-term, Direct, Indirect
Value of Views: High, Medium, Low Reversibility: Yes, within (timescale)/No
Susceptibility to Change: High, Medium, Low Overall Magnitude of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change
Overall Sensitivity of Receptor: High, Medium, Low Nature of Impact: Adverse, Benefit, Neutral, Not Applicable, Direct, Indirect, Secondary
Size/Scale of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change Significance: Significant, Moderately Significant, Not Significant
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Appendix 8.2 Visual Effects Table: Description of Change, Magnitude and Significance

Viewpoint No. and
Location Description of Change Embedded Mitigation

Overall Sensitivity
of Receptor

(from table above)

Size/Scale of
Impact

Geographical
Extent of
Impact

Duration/
Reversibility

Overall
Magnitude of

Impact
Nature of

Impact Significance Confidence

Operational Phase The Proposed Development is visible, rising above
the Grade II* Town Hall Extension to a height
which begins to compete with the legibility of the
Grade I Listed Town Hall. Whilst the Scheme does
not obscure views of the heritage, its prevents the
viewer from appreciating the Town Hall pairing
without also reading the Proposed Development.
Whilst the foreground of the view is cluttered, this
cluttering of the background alters the character of
the view.

The orientation of the tower presents the wider elevation
to this viewpoint, with the elliptic shape providing some
interest within the columns of the façade. The responsive
nature of the anodised finish to the building façade helps
to soften the colour and provide townscape interest as
elevations will react differently to the sun, throughout the
day and year.

Minor Local
Long-term

Irreversible
Moderate

Adverse

Direct

Moderately
Significant High

Cumulative Impacts No committed developments are visible in this
viewpoint. No additional cumulative effects.

No additional mitigation required.

Minor Local
Long-term

Irreversible
Moderate Adverse Moderately

Significant Medium

30:  View facing south
along Cross Street
opposite the junction
with south King Street

Construction Phase

Views of construction works will be obscured by
the existing townscape framing the right of the
view.

N/A

Medium

No Change Local

Short/Medium-
term

Reversible

No Change N/A Not Significant Medium

Operational Phase The Proposed Development is not visible in the
viewpoint. The towers are obscured by the
townscape to the right of the view

N/A

No Change Local
Long-term

Irreversible
No Change N/A Not Significant High

Cumulative Impacts As the Proposed Development is not visible, e no
further in-combination effects are expected to
arise.

No additional mitigation required

No Change Local
Long-term

Irreversible
No Change N/A Not Significant Medium

31:  View facing north
along Deansgate from
the corner with Camp
Street

Construction Phase

Construction works will be visible in this view
above the listed townscape. Views of construction
will be temporary and not expected to materially
alter the composition of the view.

A single phase construction approach reduces the length
of construction works.

Medium Minor Neighbourhood

Short/Medium-
term

Reversible

Minor
Adverse

Direct

Minor
Significance Medium
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Terminology for Visual Impact:

Type of View: Glimpsed, Open, Oblique, Framed, Filtered Geographical Extent of Impact: (Descriptive)
Number of Viewers: Few, Moderate, High Duration: Long-term, Medium-term, Short-term, Direct, Indirect
Value of Views: High, Medium, Low Reversibility: Yes, within (timescale)/No
Susceptibility to Change: High, Medium, Low Overall Magnitude of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change
Overall Sensitivity of Receptor: High, Medium, Low Nature of Impact: Adverse, Benefit, Neutral, Not Applicable, Direct, Indirect, Secondary
Size/Scale of Impact: Major, Moderate, Minor, Negligible, Neutral, No Change Significance: Significant, Moderately Significant, Not Significant
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Appendix 8.2 Visual Effects Table: Description of Change, Magnitude and Significance

Viewpoint No. and
Location Description of Change Embedded Mitigation

Overall Sensitivity
of Receptor

(from table above)

Size/Scale of
Impact

Geographical
Extent of
Impact

Duration/
Reversibility

Overall
Magnitude of

Impact
Nature of

Impact Significance Confidence

Operational Phase The Proposed Development rises above the listed
townscape which frames the right of the view. The
tower will be at a completely new scale which, like
the contemporary 125 Deansgate, alters the strong
sense of perspective gained by the regular
townscape along Deansgate. The tower provides a
marker for the centre of the city, which this view
currently lacks – with users instead guided along
Deansgate.

The repetitive vertical nature of the listed building along
Deansgate is reflected in the form of the fenestration of
the Proposed Development. The orientation of the tower
projects the corner within this viewpoint, with the elliptic
shape along the wide elevation providing interest within
the columns of the façade. The responsive nature of the
anodised finish to the building façade helps to soften the
colour and provide townscape interest as elevations will
react differently to the sun, throughout the day and year.
The choice of colour within the materiality of the Scheme
subtly projects the colour tones of the Civic Quarter
across to the skyline of Manchester – aiding the landmark
potential of the Proposed Development from this key
orientation point within the city. The materiality of the
Proposed Development provides a contextual marker for
the centre of the city and provides enough contrast to
retain views of the interesting roofscape of the listed
building within the foreground.

Moderate Neighbourhood
Long-term

Irreversible
Moderate

Beneficial

Direct

Moderately
Significant High

Cumulative Impacts No committed developments are visible in this
viewpoint. No additional cumulative effects.

No additional mitigation required.

Moderate Neighbourhood
Long-term

Irreversible
Moderate Beneficial Moderately

Significant Medium
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	1 INTRODUCTION
	1 INTRODUCTION
	1.1.1 WSP | Parsons Brinkerhoff (WSP | PB) was instructed to conduct an Ecological Constraints Appraisal (referred to as a Biodiversity Assessment) on a parcel of land located on Jackson’s Row. The Site is located in central Manchester, north of the A57 (M) (National Grid Reference SJ83663 98054) (herein referred to as the ‘Site’) prior to the proposed construction of a mixed use development (hereafter referred to as the ‘Proposed Scheme). The Site boundary is shown in Figure 1 - Site Location Plan.
	1.1.2 During the initial survey potential features for roosting bats were noted on the outside of one of the buildings.  Therefore an internal inspection plus roost surveys have been undertaken in 2016.

	1.2 SITE DESCRIPTION AND PROPOSED DEVELOPMENT
	1.2.1 The Site comprises of a number of buildings between Jackson’s Row and Bootle Street, Greater Manchester. It is within an area of predominantly commercial properties. Rochdale Canal and the River Irwell are located approximately 0.5km from the Site boundary.
	1.2.2 Within the Site boundary habitats include hardstanding, buildings, ornamental scrub and scattered trees.
	1.2.3 The Proposed Scheme is for two buildings comprising residential dwellings, a hotel, a synagogue, a number of restaurants and bars and office spaces. In addition, it also includes public realm areas, revised access, car parking, landscaping and pedestrian routes through the Site. The Site area comprises 0.56 ha.

	1.3 SCOPE OF WORKS
	1.3.1 The objectives of the initial biodiversity assessment are to set out the following:
	1.3.2 The updated assessment follows the further bat surveys.


	2 METHODOLOGY
	2.1 DESKTOP ASSESSMENT
	2.1.1 A desktop assessment was carried out in accordance with the Chartered Institute of Ecology and Environmental Management (CIEEM) ‘Guidelines for Preliminary Ecological Appraisal’ (2013). Records of any protected or notable species, habitats and designated nature conservation sites within a 2 km radius of the Site were obtained and reviewed. This radius was extended to 5 km for bats, as recommended by best practice guidelines (Hundt, 2012) and 10 km for International and European level conservation sites including Special Areas of Conservation (SAC), Special Protection Areas (SPA) and Wetlands of International Importance (Ramsar).
	2.1.2 The following organisations were contacted regarding records held for protected and/or notable species:
	2.1.3 Additional information on sites of nature conservation interest was obtained from:

	2.2 WALKOVER SURVEY
	2.2.1 An Ecological Constraints Appraisal is a broad inspection which identifies habitat types present at the Site and evaluates their potential to support protected or notable species. A Site walkover was undertaken on 15th October 2015 by Principal Ecologist Dawn Phythian MCIEEM CEnv, from the publically accessible areas of Site. The habitats within the Site boundary were identified in accordance with the Joint Nature Conservation Committee (JNCC) Phase 1 survey methodology (JNCC, 2010) and notes were taken on any features of interest. The habitats recorded at the Site were also assessed for their potential to support protected or notable species following Chartered Institute of Ecology and Environmental Management guidance (CIEEM, 2013).
	2.2.2 Any field signs of legally protected or priority species were noted and where no field signs were present an assessment was made of whether any protected or priority species were likely to be present. Features of ecological interest or evidence of protected species were recorded as Target Notes (see Appendix A).
	2.2.3 The buildings and trees on Site were examined to determine if they offered suitable roosting potential for bats. These were then categorised and further surveys were recommended on the bat potential rating of the feature as described within Appendix B (as modified from Hundt, 2012).
	2.2.4 The surveys also looked for the presence of common invasive species such as Japanese knotweed Fallopia japonica, giant hogweed Heracleum mantegazzianum and Himalayan balsam Impatiens glandulifera.

	2.3 BAT SURVEYS
	2.3.1 Following the initial assessment, bat surveys were undertaken of the buildings on Site to investigate the potential of the buildings to support roosting bats. This included internal and external inspections of the buildings and emergence survey on the public house.
	ROOST SURVEYS

	2.3.2 The features present on the outside of the public house were identified as having moderate potential to support roosting bats and as such two bat roost surveys were undertaken, in accordance with current professional guidelines (Collins, 2016). These emergence surveys were undertaken from 15 minutes before until 2 hours after dusk.
	BUILDING SURVEYS

	2.3.3 The buildings were accessed where safe to do so and externally surveyed from the ground. Surveys focused on roof space (from visual assessment only), and features on the inside and outside of windows. An endoscope was used to investigate any cavities. Signs of bat use searched for include:

	2.4 LIMITATIONS TO THE ASSESSMENT
	2.4.1 An Ecological Constraints Appraisal does not comprise a full botanical assessment of all species present within a Site; therefore species lists are indicative only. Similarly, plant species are not as easily identifiable within areas of short/low mown grassland habitats. The list of species identified at the Site is therefore unlikely to be comprehensive; however it provides a broad overview of the habitat types and their ecological value.
	2.4.2 The Site was assessed from accessible areas only and the internal courtyard, and sample areas of the roof were viewed on the police training centre (including views of the roofs of the other buildings). However, due to the fact that no information on asbestos was available, the small roof space in the public house was viewed from the loft hatch only and the cellar was not entered.
	2.4.3 Only emergence surveys were undertaken, not dawn surveys on the public house, due to safety reasons. Surveys were not commissioned until late in the bat activity season 2016 and as such surveys were spaced out as far as possible for that section of the season only. Given the features identified are likely only to support small roosts with no access available to large cavities, this is not deemed to be a significant constraint.
	2.4.4 The baseline conditions described in this report are accurate at the time at which the survey was undertaken. Should considerable time pass (e.g. 2+ years) and/or conditions/land-use on the Site change prior to the commencement of works, it is recommended that an update survey is undertaken.


	3 RESULTS
	3.1 DESKTOP ASSESSMENT
	3.1.1 Data older than 10 years has been excluded from the protected species summary as this data is unlikely to provide accurate representation of the species within the study area.
	NATURE CONSERVATION SITES
	3.1.2 Rochdale Canal Special Area of Conservation (SAC) and Site of Special Scientific Interest is located approximately 6.06 km north east from the Site boundary. The JNCC qualifies this site for protection due to the presence of a significant population of the European Protected Species (EPS) floating water-plantain Luronium natans in a botanically diverse waterplant community which also supports a wide range of pondweeds Potamogeton spp. This population of Luronium is representative of the formerly more widespread canal populations of north-west England.
	3.1.3 There are no other statutory designated sites located within 2 km of the Site.
	3.1.4 There are three Sites of Biological Interest (SBIs) located within 2 km of the Site boundary. SBIs are areas designated for protection due to their significant wildlife value and are of county-wide importance.
	3.1.5 The Rochdale Canal (Stott’s Lane Ducie Street Basin) and the Ashton Canal are both designated as SBI’s and are located approximately 1.44 km north-east and 1.20 km east from the Site boundary, respectively. The Rochdale Canal is designated for protection for its floating water plantain population.  It is also of note that certain stretches support white-clawed crayfish Austropotamobius pallipes, which has full legal protection and American pondweed Potamogeton epihydrus, a Red Data Book species. In addition, certain stretches of the Ashton Canal also support floating water plantain and the nationally scarce grasswrack pondweed Potamogeton compressus; both are UK Biodiversity Priority Species and are designated as Species of Principal Importance under Section 41 (England) of the Natural Environment and Rural Communities (NERC) Act 2006. The River Irwell SBI is located 1.28 km north-west from the Site boundary is recognised for its distinctive aquatic species composition.
	3.1.6 There are no connecting features between the described non statutory sites and the Site.
	3.1.7 GMEU provided the following records of protected and notable species.
	Birds
	Lapwing  Vanellus vanellus
	SJ827981
	01/06/2012
	0.85 km west
	(
	Lesser redpoll  Carduelis cabaret
	SJ823989
	27/01/2011
	1.57 km north west
	(
	Skylark  Alauda arvensis
	SJ82809803
	25/05/2012
	0.82 km west
	(
	House sparrow  Passer domesticus
	SJ82499901
	16/03/2014
	1.48 km north west
	(
	Dunnock  Prunella modularis
	SJ83309839
	20/02/2014
	0.46 km north west
	(
	Peregrine falcon  Falco peregrinus
	SJ823989
	11/09/2010
	1.57 km north west
	(
	Song thrush Turdus philomelos
	SJ82899803
	01/04/2014
	0.72 km west
	(
	Little ringed plover  Charadrius dubius
	SJ82779811
	17/05/2011
	0.85 km west
	(
	Kingfisher  Alcedo atthis
	SJ838976
	01/02/2013
	0.39 km south east
	(
	Bullfinch Pyrrhula pyrrhula
	SJ82859800
	22/04/2014
	0.76 km west
	(
	Starling Sturnus vulgaris
	0.74 km west
	(
	Black redstart  Phoenicurus ochruros
	(
	Mammals
	West European Hedgehog Erinaceus europaeus
	SJ845972
	16/01/2013
	1.1 km south east
	(
	Badger Meles meles
	0.52 km south east
	(
	Amphibians/Reptiles
	Common toad Bufo bufo
	1.47 km north west
	(
	3.1.8 GMEU provided recent records of the following bat species within 5km of the Site boundary:
	SJ83239773
	15/08/2012
	0.47 km south west
	SJ82849793
	26/06/2013
	0.78 km south west
	SJ83729744
	05/06/2008
	0.54 km south
	SD798008
	13/07/2006
	4.70 km north west
	SJ87059697
	04/07/2011
	3.47 km south east
	SJ82849793
	20/06/2013
	0.79 km west
	3.1.9 One record of unknown Noctule Nyctalus noctula species was also recorded, but location data provided was not full.
	3.1.10 Habitats and species listed under the Greater Manchester Biodiversity Action Plan (BAP) which may be relevant to the Site include:

	3.2 ECOLOGICAL CONSTRAINTS APPRAISAL
	3.2.1 The habitats present on Site consist of buildings, hardstanding, ornamental shrubs and immature trees. Overall the habitats on Site are considered to be of minimal ecological value.
	PROTECTED SPECIES
	BREEDING BIRDS

	3.2.2 The Site contained a small number of ornamental hawthorn Crataegus orientalis trees; however these were identified to have limited potential to support breeding birds and are therefore not considered to pose a constraint to the Proposed Development.
	3.2.3 It should be noted that the nationally protected black redstart has been known to breed in central Manchester over recent years, and species records returned from the data search show that this species has been recorded less than 1 km from the Site boundary. The walk over survey was undertaken in autumn,  these birds are summer migrants, and as such would not be expected to be present on Site at this time. The Site contained a number of flat roofs but with little vegetation and foraging habitat and therefore the Site is of low potential for these birds. The Greater Manchester Biodiversity Action Plan (BAP) has a Species Action Plan for this species and it is recommended that design plans include for green roofs and buildings to take this species into account.
	BATS

	3.2.4 Three buildings on Site were assessed for their potential to support roosting bats, and a summary of features identified during building inspections can be found within Table 3-3 below and exact locations detailed in Figure 2. Full descriptions of features identified during the building inspections are included below.
	Building A
	This building is a synagogue. It has three levels with a flat roof and an overlapping felt edge. The building also has metal windows and metal roof single storey small rear extension.
	Small gaps were noted on the felt roof overlap at both the front and back of the building. These gaps are small and are against a flat concrete slab with no access to a cavity.
	The roof was viewed.
	Small gaps were noted on the felt roof overlap at both the front and back of the building. These gaps are small and are against a flat concrete slab with no access to a cavity.The roof was viewed. Anecdotal evidence provided by the Site caretaker indicated that bats have been seen in vicinity of this area in previous years.
	Negligible
	Building B
	The Sir Ralph Abercromby public house is of a Victorian build, predominately constructed of brick with a multi-levelled pitched and tilled roof, wooden sash windows and a single storey flat roof extension to rear. One area within the roof was flat.
	Features are:
	 Gaps in and adjacent to wooden sash windows balcony on three windows. (moderate potential);
	 wooden soffit boxes with small gaps noted on upper balcony (low potential);
	  brickwork on the chimney had some damage and missing mortar (low potential);
	 lifted flashing on roof (low potential); and
	Features are:Gaps in and adjacent to wooden sash windows balcony on three windows. (moderate potential); wooden soffit boxes with small gaps noted on upper balcony (low potential); brickwork on the chimney had some damage and missing mortar (low potential);lifted flashing on roof (low potential); andLifted tiles and ridge tile gaps on roof (low- moderate potential).
	Moderate
	Building C
	This building was once used as a police station and is constructed of brick with stone frontage. It is multiple stories with a flat roof and visible concrete lip. The brick and mortar were generally considered to be in good condition and no gaps were identified around the PVC windows.
	No features on the building could be seen from the external inspection.
	Possible features could have been present on the roof and within the courtyard however due to visual restrictions; this structure could not be thoroughly assessed.
	No features on the building could be seen from the external inspection.Possible features could have been present on the roof and within the courtyard however due to visual restrictions; this structure could not be thoroughly assessed.
	Negligible
	Negligible
	Negligible
	Negligible
	Building A




	3.2.5 This building was found to have no roof space and a flat roof. The potential gaps on the outside of the building did not have access to potential cavities and as such was deemed to have negligible features.
	3.2.5 This building was found to have no roof space and a flat roof. The potential gaps on the outside of the building did not have access to potential cavities and as such was deemed to have negligible features.
	3.2.5 This building was found to have no roof space and a flat roof. The potential gaps on the outside of the building did not have access to potential cavities and as such was deemed to have negligible features.
	3.2.5 This building was found to have no roof space and a flat roof. The potential gaps on the outside of the building did not have access to potential cavities and as such was deemed to have negligible features.
	Building B




	3.2.6 Building B has features of moderate potential on the outside of the building, two surveys in line with current guidance were undertaken, dusk surveys were undertaken due to the location of the Site in the city centre and the worry of security. No emergence was observed. However, activity from a small number of bats was observed, generally feeding over the vegetation on Site.
	3.2.7 The building is a brick two and three storey structure. The third storey rooms are built into the room space leaving approximate 1 foot of space above the ceilings. A single roof light was seen at this level. The second storey had a small loft space, views into this were achieved and it was noted that the roof had modern breathable membrane under the tiles and had been relined relatively recently. There was no light visible in the roof and therefore it was considered that no gaps are present in the membrane which could allow access into the cavity by roosting bats. As such with no loft space on the third floor and no access to any internal loft space in second floor section, the potential for roosting bats within the buildings roofs is limited to under the external roofing tiles. The breathable roof membrane reduces the value of the roof for bats as its fibrous nature traps bats within it. This makes the internal space in the roof unsuitable for roosting bats.
	3.2.8 The windows are, on the whole, original sash windows, some had internal secondary glazing, and there were a few newer wooden frames. All the frames were in good order on the inside and had been painted with no visible entrances on any of the windows on the inside or visible on the outside apart from one. One window at the back of the property had a hole where the sill was damaged. This gave internal access to the room, however on inspection using an endoscope no access to the outside of the building could be found.
	3.2.9 The small window facing out to the roof terrace has a hole at the top of the window within the mortar between the frame and the wall. This gives access to the wall cavity and during an endoscope inspection it was concluded that the feature extended approximately 30cm up and 50cm to the left of the opening. However, fill was present in terms of mortar and material and no signs of bat use were noted. The window is covered in a metal grate of vertical bars approximately 10cm apart and as such would impede bats finding the feature and reduce the likelihood of use.
	3.2.9 The small window facing out to the roof terrace has a hole at the top of the window within the mortar between the frame and the wall. This gives access to the wall cavity and during an endoscope inspection it was concluded that the feature extended approximately 30cm up and 50cm to the left of the opening. However, fill was present in terms of mortar and material and no signs of bat use were noted. The window is covered in a metal grate of vertical bars approximately 10cm apart and as such would impede bats finding the feature and reduce the likelihood of use.
	3.2.9 The small window facing out to the roof terrace has a hole at the top of the window within the mortar between the frame and the wall. This gives access to the wall cavity and during an endoscope inspection it was concluded that the feature extended approximately 30cm up and 50cm to the left of the opening. However, fill was present in terms of mortar and material and no signs of bat use were noted. The window is covered in a metal grate of vertical bars approximately 10cm apart and as such would impede bats finding the feature and reduce the likelihood of use.
	3.2.9 The small window facing out to the roof terrace has a hole at the top of the window within the mortar between the frame and the wall. This gives access to the wall cavity and during an endoscope inspection it was concluded that the feature extended approximately 30cm up and 50cm to the left of the opening. However, fill was present in terms of mortar and material and no signs of bat use were noted. The window is covered in a metal grate of vertical bars approximately 10cm apart and as such would impede bats finding the feature and reduce the likelihood of use.
	Building C




	3.2.10 The building is stone fronted with metal windows and the facade was, on the whole, very neat with no visible gaps around the windows or roofline. The brickwork within the courtyard contains holes as a result of the recent removal of a lean-to structure, these did not appear to open to the wall cavity and as the holes were under 5 months old, they are considered unlikely to be used by roosting bats. The building internally has been salvaged for internal fixtures and there are no usable features. The roof is flat with an external pillar, it is in a good order and no features for bats were noted. As such this building is of negligible value for roosting bats
	INVASIVE SPECIES

	3.2.11 An established stand of small leaved cotoneaster Cotoneaster microphyllus was identified in the centre of the Site (see Appendix A – TN2).
	OTHER SPECIES

	3.2.12 No other habitats with potential for protected species were identified on Site and therefore it was considered unlikely that other protected species pose a constraint to the Proposed Scheme.


	4 DISCUSSION AND RECOMMENDATIONS
	4.1 NATURE CONSERVATION SITES
	4.1.1 The Site does not share any contiguous or complimentary habitat with the SAC which has been identified within 10km of it. The SAC’s primary classification is for its aquatic vegetation community. Given there are no waterbodies on Site, the distance from the Site boundary and the lack of direct connectivity, it is not expected that the proposed work on Site will impact on the SAC. Therefore it is possible to exclude the risk of likely significant effects upon it and no further assessment is required. No other statutory or non-statutory sites are likely to be directly or indirectly impacted upon from the Proposed Scheme due to the spatial separation and lack of connectivity between them and the Site.

	4.2 HABITATS
	4.2.1 The Site is dominated by man-made habitats such as buildings and hardstanding. There are limited areas of semi-natural habitat present including ornamental shrubs and scattered trees. Such habitats are considered to be common within the local context and unlikely to be of significant value for any protected or notable species.

	4.3 PROTECTED SPECIES
	4.3.1 No evidence of protected or notable species was recorded during the survey. However the trees and hedgerow on Site have potential to support nesting birds during the breeding bird season, albeit limited and the Proposed Scheme is therefore unlikely to have a significant effect on breeding birds.
	4.3.2 Buildings and trees on Site were assessed for their potential to support roosting bats. Some features were identified on building B as having moderate potential for bats. Following a building inspection there are still some features suitable for roosting bats but no signs of potential bat presence were identified during the internal inspection, nor was a large potential cavity found in which maternity or other important roost could be supported.
	4.3.3 As a result of the assessment of moderate potential for building B, two emergence surveys were undertaken in accordance with guidelines (Collins, 2016), during which no bat emergences was seen. Therefore a conclusion of likely absence of roosting bats within building B was concluded.
	4.3.4 Buildings A and C were not found to have any features of suitability to support roosting bats.

	4.4 RECOMMENDATIONS
	BATS
	4.4.1 The initial assessment undertaken in 2015 highlighted the need for further bat surveys, these have now been completed. No further surveys for bats are recommended at this time. Should building B be demolished or subject to significant refurbishment, then a pre-start demolition check would be recommended as a precaution to ensure that the features identified on the building had not begun to be used by bats in the intervening time period.
	BIRDS
	4.4.2 Given the Site has limited food sources for black redstart; it is not recommended that surveys for this species are undertaken at this time. No other ecological surveys for birds are required given the current ecological records received for the Site.
	4.4.3 All wild birds are afforded partial protection under Section 1 of the WCA 1981 (as amended), making it an offence, amongst other things, to intentionally or recklessly kill, injure or take a wild bird; take or destroy its eggs; and/or to take, damage, destroy, interfere with or obstruct access to its nest whilst it is in use or being built.
	4.4.4 The clearance of the buildings together with any trees and scrub should ideally be carried out outside the bird breeding season i.e. between October and February. If these are to be removed during the bird breeding season (generally considered to be from March-September) then they should be checked to confirm the absence of nesting birds by a suitably qualified ecologist prior to removal. Where nesting birds are encountered, the ecologist should advise on an appropriate buffer to be established within which no works would be conducted until the young have fledged the nest.
	INVASIVE SPECIES

	4.4.5 An established stand of small-leaved cotoneaster was identified in the centre of the Site (See Appendix A – TN1). Works should be timed so as to minimise the spread of these species, by working outside of the flowering / seeding periods. Should any of the works directly impact the invasive species, these plants will need to be managed appropriately. Cotoneaster should be removed out of flower when displaying no berries, before being chipped and removed from the Site. Cotoneaster plants spread via the berries, which are on the plant during the autumn and winter months. Therefore if this plant is removed or disturbed during the time when the berries are present this could cause the plant to spread. If necessary, removal of this plant should occur during the spring (April – May).
	ECOLOGICAL ENHANCEMENT

	4.4.6 The National Planning Policy Framework (NPPF) and Natural Environment and Rural Communities (NERC) Act 2006 place a duty upon public bodies, including planning authorities in England and Wales to promote and enhance biodiversity in all of their functions. Habitats and species of value will therefore need to be considered within the development and landscaping design process.
	4.4.7 The results of this initial biodiversity assessment suggest that the following should be considered during the early scheme design  to minimise potentially adverse ecological effects and realise opportunities to enhance biodiversity:


	5 CONCLUSION
	5 CONCLUSION
	5.1.1 The Ecological Assessment updated in October 2015 noted that the buildings on Site have some potential for roosting bats and breeding birds. In addition an invasive plant species was identified on the Site.
	5.1.2 Further surveys were undertaken to investigate the potential use of the buildings for bats. Buildings A and C were not found to contain any visible features for bats. Building B has visible features, however likely absence is concluded for these features following emergence surveys and an internal inspection.
	5.1.3 The buildings roofs and the vegetation on Site have some potential to support nesting birds and therefore should be removed outside the nesting season (commonly taken to be March to September inclusive). It is considered unlikely that the Proposed Scheme will impact on protected/notable species or local conservation sites as identified in the study.
	5.1.4 There is opportunity within the building design plans to provide valuable wildlife habitats within the proposed green spaces as included within the proposed design, including suitable provisions for the locally highlighted black redstart.
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	1 INTRODUCTION
	1 INTRODUCTION
	1.1.1 WSP | Parsons Brinkerhoff (WSP | PB) was instructed to conduct an Ecological Constraints Appraisal (referred to as a Biodiversity Assessment) on a parcel of land located on Jackson’s Row. The Site is located in central Manchester, north of the A57 (M) (National Grid Reference SJ83663 98054) (herein referred to as the ‘Site’) prior to the proposed construction of a mixed use development (hereafter referred to as the ‘Proposed Scheme). The Site boundary is shown in Figure 1 - Site Location Plan.
	1.1.2 During the initial survey potential features for roosting bats were noted on the outside of one of the buildings.  Therefore an internal inspection plus roost surveys have been undertaken in 2016.

	1.2 SITE DESCRIPTION AND PROPOSED DEVELOPMENT
	1.2.1 The Site comprises of a number of buildings between Jackson’s Row and Bootle Street, Greater Manchester. It is within an area of predominantly commercial properties. Rochdale Canal and the River Irwell are located approximately 0.5km from the Site boundary.
	1.2.2 Within the Site boundary habitats include hardstanding, buildings, ornamental scrub and scattered trees.
	1.2.3 The Proposed Scheme is for two buildings comprising residential dwellings, a hotel, a synagogue, a number of restaurants and bars and office spaces. In addition, it also includes public realm areas, revised access, car parking, landscaping and pedestrian routes through the Site. The Site area comprises 0.56 ha.

	1.3 SCOPE OF WORKS
	1.3.1 The objectives of the initial biodiversity assessment are to set out the following:
	1.3.2 The updated assessment follows the further bat surveys.


	2 METHODOLOGY
	2.1 DESKTOP ASSESSMENT
	2.1.1 A desktop assessment was carried out in accordance with the Chartered Institute of Ecology and Environmental Management (CIEEM) ‘Guidelines for Preliminary Ecological Appraisal’ (2013). Records of any protected or notable species, habitats and designated nature conservation sites within a 2 km radius of the Site were obtained and reviewed. This radius was extended to 5 km for bats, as recommended by best practice guidelines (Hundt, 2012) and 10 km for International and European level conservation sites including Special Areas of Conservation (SAC), Special Protection Areas (SPA) and Wetlands of International Importance (Ramsar).
	2.1.2 The following organisations were contacted regarding records held for protected and/or notable species:
	2.1.3 Additional information on sites of nature conservation interest was obtained from:

	2.2 WALKOVER SURVEY
	2.2.1 An Ecological Constraints Appraisal is a broad inspection which identifies habitat types present at the Site and evaluates their potential to support protected or notable species. A Site walkover was undertaken on 15th October 2015 by Principal Ecologist Dawn Phythian MCIEEM CEnv, from the publically accessible areas of Site. The habitats within the Site boundary were identified in accordance with the Joint Nature Conservation Committee (JNCC) Phase 1 survey methodology (JNCC, 2010) and notes were taken on any features of interest. The habitats recorded at the Site were also assessed for their potential to support protected or notable species following Chartered Institute of Ecology and Environmental Management guidance (CIEEM, 2013).
	2.2.2 Any field signs of legally protected or priority species were noted and where no field signs were present an assessment was made of whether any protected or priority species were likely to be present. Features of ecological interest or evidence of protected species were recorded as Target Notes (see Appendix A).
	2.2.3 The buildings and trees on Site were examined to determine if they offered suitable roosting potential for bats. These were then categorised and further surveys were recommended on the bat potential rating of the feature as described within Appendix B (as modified from Hundt, 2012).
	2.2.4 The surveys also looked for the presence of common invasive species such as Japanese knotweed Fallopia japonica, giant hogweed Heracleum mantegazzianum and Himalayan balsam Impatiens glandulifera.

	2.3 BAT SURVEYS
	2.3.1 Following the initial assessment, bat surveys were undertaken of the buildings on Site to investigate the potential of the buildings to support roosting bats. This included internal and external inspections of the buildings and emergence survey on the public house.
	ROOST SURVEYS

	2.3.2 The features present on the outside of the public house were identified as having moderate potential to support roosting bats and as such two bat roost surveys were undertaken, in accordance with current professional guidelines (Collins, 2016). These emergence surveys were undertaken from 15 minutes before until 2 hours after dusk.
	BUILDING SURVEYS

	2.3.3 The buildings were accessed where safe to do so and externally surveyed from the ground. Surveys focused on roof space (from visual assessment only), and features on the inside and outside of windows. An endoscope was used to investigate any cavities. Signs of bat use searched for include:

	2.4 LIMITATIONS TO THE ASSESSMENT
	2.4.1 An Ecological Constraints Appraisal does not comprise a full botanical assessment of all species present within a Site; therefore species lists are indicative only. Similarly, plant species are not as easily identifiable within areas of short/low mown grassland habitats. The list of species identified at the Site is therefore unlikely to be comprehensive; however it provides a broad overview of the habitat types and their ecological value.
	2.4.2 The Site was assessed from accessible areas only and the internal courtyard, and sample areas of the roof were viewed on the police training centre (including views of the roofs of the other buildings). However, due to the fact that no information on asbestos was available, the small roof space in the public house was viewed from the loft hatch only and the cellar was not entered.
	2.4.3 Only emergence surveys were undertaken, not dawn surveys on the public house, due to safety reasons. Surveys were not commissioned until late in the bat activity season 2016 and as such surveys were spaced out as far as possible for that section of the season only. Given the features identified are likely only to support small roosts with no access available to large cavities, this is not deemed to be a significant constraint.
	2.4.4 The baseline conditions described in this report are accurate at the time at which the survey was undertaken. Should considerable time pass (e.g. 2+ years) and/or conditions/land-use on the Site change prior to the commencement of works, it is recommended that an update survey is undertaken.


	3 RESULTS
	3.1 DESKTOP ASSESSMENT
	3.1.1 Data older than 10 years has been excluded from the protected species summary as this data is unlikely to provide accurate representation of the species within the study area.
	NATURE CONSERVATION SITES
	3.1.2 Rochdale Canal Special Area of Conservation (SAC) and Site of Special Scientific Interest is located approximately 6.06 km north east from the Site boundary. The JNCC qualifies this site for protection due to the presence of a significant population of the European Protected Species (EPS) floating water-plantain Luronium natans in a botanically diverse waterplant community which also supports a wide range of pondweeds Potamogeton spp. This population of Luronium is representative of the formerly more widespread canal populations of north-west England.
	3.1.3 There are no other statutory designated sites located within 2 km of the Site.
	3.1.4 There are three Sites of Biological Interest (SBIs) located within 2 km of the Site boundary. SBIs are areas designated for protection due to their significant wildlife value and are of county-wide importance.
	3.1.5 The Rochdale Canal (Stott’s Lane Ducie Street Basin) and the Ashton Canal are both designated as SBI’s and are located approximately 1.44 km north-east and 1.20 km east from the Site boundary, respectively. The Rochdale Canal is designated for protection for its floating water plantain population.  It is also of note that certain stretches support white-clawed crayfish Austropotamobius pallipes, which has full legal protection and American pondweed Potamogeton epihydrus, a Red Data Book species. In addition, certain stretches of the Ashton Canal also support floating water plantain and the nationally scarce grasswrack pondweed Potamogeton compressus; both are UK Biodiversity Priority Species and are designated as Species of Principal Importance under Section 41 (England) of the Natural Environment and Rural Communities (NERC) Act 2006. The River Irwell SBI is located 1.28 km north-west from the Site boundary is recognised for its distinctive aquatic species composition.
	3.1.6 There are no connecting features between the described non statutory sites and the Site.
	3.1.7 GMEU provided the following records of protected and notable species.
	Birds
	Lapwing  Vanellus vanellus
	SJ827981
	01/06/2012
	0.85 km west
	(
	Lesser redpoll  Carduelis cabaret
	SJ823989
	27/01/2011
	1.57 km north west
	(
	Skylark  Alauda arvensis
	SJ82809803
	25/05/2012
	0.82 km west
	(
	House sparrow  Passer domesticus
	SJ82499901
	16/03/2014
	1.48 km north west
	(
	Dunnock  Prunella modularis
	SJ83309839
	20/02/2014
	0.46 km north west
	(
	Peregrine falcon  Falco peregrinus
	SJ823989
	11/09/2010
	1.57 km north west
	(
	Song thrush Turdus philomelos
	SJ82899803
	01/04/2014
	0.72 km west
	(
	Little ringed plover  Charadrius dubius
	SJ82779811
	17/05/2011
	0.85 km west
	(
	Kingfisher  Alcedo atthis
	SJ838976
	01/02/2013
	0.39 km south east
	(
	Bullfinch Pyrrhula pyrrhula
	SJ82859800
	22/04/2014
	0.76 km west
	(
	Starling Sturnus vulgaris
	0.74 km west
	(
	Black redstart  Phoenicurus ochruros
	(
	Mammals
	West European Hedgehog Erinaceus europaeus
	SJ845972
	16/01/2013
	1.1 km south east
	(
	Badger Meles meles
	0.52 km south east
	(
	Amphibians/Reptiles
	Common toad Bufo bufo
	1.47 km north west
	(
	3.1.8 GMEU provided recent records of the following bat species within 5km of the Site boundary:
	SJ83239773
	15/08/2012
	0.47 km south west
	SJ82849793
	26/06/2013
	0.78 km south west
	SJ83729744
	05/06/2008
	0.54 km south
	SD798008
	13/07/2006
	4.70 km north west
	SJ87059697
	04/07/2011
	3.47 km south east
	SJ82849793
	20/06/2013
	0.79 km west
	3.1.9 One record of unknown Noctule Nyctalus noctula species was also recorded, but location data provided was not full.
	3.1.10 Habitats and species listed under the Greater Manchester Biodiversity Action Plan (BAP) which may be relevant to the Site include:

	3.2 ECOLOGICAL CONSTRAINTS APPRAISAL
	3.2.1 The habitats present on Site consist of buildings, hardstanding, ornamental shrubs and immature trees. Overall the habitats on Site are considered to be of minimal ecological value.
	PROTECTED SPECIES
	BREEDING BIRDS

	3.2.2 The Site contained a small number of ornamental hawthorn Crataegus orientalis trees; however these were identified to have limited potential to support breeding birds and are therefore not considered to pose a constraint to the Proposed Development.
	3.2.3 It should be noted that the nationally protected black redstart has been known to breed in central Manchester over recent years, and species records returned from the data search show that this species has been recorded less than 1 km from the Site boundary. The walk over survey was undertaken in autumn,  these birds are summer migrants, and as such would not be expected to be present on Site at this time. The Site contained a number of flat roofs but with little vegetation and foraging habitat and therefore the Site is of low potential for these birds. The Greater Manchester Biodiversity Action Plan (BAP) has a Species Action Plan for this species and it is recommended that design plans include for green roofs and buildings to take this species into account.
	BATS

	3.2.4 Three buildings on Site were assessed for their potential to support roosting bats, and a summary of features identified during building inspections can be found within Table 3-3 below and exact locations detailed in Figure 2. Full descriptions of features identified during the building inspections are included below.
	Building A
	This building is a synagogue. It has three levels with a flat roof and an overlapping felt edge. The building also has metal windows and metal roof single storey small rear extension.
	Small gaps were noted on the felt roof overlap at both the front and back of the building. These gaps are small and are against a flat concrete slab with no access to a cavity.
	The roof was viewed.
	Small gaps were noted on the felt roof overlap at both the front and back of the building. These gaps are small and are against a flat concrete slab with no access to a cavity.The roof was viewed. Anecdotal evidence provided by the Site caretaker indicated that bats have been seen in vicinity of this area in previous years.
	Negligible
	Building B
	The Sir Ralph Abercromby public house is of a Victorian build, predominately constructed of brick with a multi-levelled pitched and tilled roof, wooden sash windows and a single storey flat roof extension to rear. One area within the roof was flat.
	Features are:
	 Gaps in and adjacent to wooden sash windows balcony on three windows. (moderate potential);
	 wooden soffit boxes with small gaps noted on upper balcony (low potential);
	  brickwork on the chimney had some damage and missing mortar (low potential);
	 lifted flashing on roof (low potential); and
	Features are:Gaps in and adjacent to wooden sash windows balcony on three windows. (moderate potential); wooden soffit boxes with small gaps noted on upper balcony (low potential); brickwork on the chimney had some damage and missing mortar (low potential);lifted flashing on roof (low potential); andLifted tiles and ridge tile gaps on roof (low- moderate potential).
	Moderate
	Building C
	This building was once used as a police station and is constructed of brick with stone frontage. It is multiple stories with a flat roof and visible concrete lip. The brick and mortar were generally considered to be in good condition and no gaps were identified around the PVC windows.
	No features on the building could be seen from the external inspection.
	Possible features could have been present on the roof and within the courtyard however due to visual restrictions; this structure could not be thoroughly assessed.
	No features on the building could be seen from the external inspection.Possible features could have been present on the roof and within the courtyard however due to visual restrictions; this structure could not be thoroughly assessed.
	Negligible
	Negligible
	Negligible
	Negligible
	Building A




	3.2.5 This building was found to have no roof space and a flat roof. The potential gaps on the outside of the building did not have access to potential cavities and as such was deemed to have negligible features.
	3.2.5 This building was found to have no roof space and a flat roof. The potential gaps on the outside of the building did not have access to potential cavities and as such was deemed to have negligible features.
	3.2.5 This building was found to have no roof space and a flat roof. The potential gaps on the outside of the building did not have access to potential cavities and as such was deemed to have negligible features.
	3.2.5 This building was found to have no roof space and a flat roof. The potential gaps on the outside of the building did not have access to potential cavities and as such was deemed to have negligible features.
	Building B




	3.2.6 Building B has features of moderate potential on the outside of the building, two surveys in line with current guidance were undertaken, dusk surveys were undertaken due to the location of the Site in the city centre and the worry of security. No emergence was observed. However, activity from a small number of bats was observed, generally feeding over the vegetation on Site.
	3.2.7 The building is a brick two and three storey structure. The third storey rooms are built into the room space leaving approximate 1 foot of space above the ceilings. A single roof light was seen at this level. The second storey had a small loft space, views into this were achieved and it was noted that the roof had modern breathable membrane under the tiles and had been relined relatively recently. There was no light visible in the roof and therefore it was considered that no gaps are present in the membrane which could allow access into the cavity by roosting bats. As such with no loft space on the third floor and no access to any internal loft space in second floor section, the potential for roosting bats within the buildings roofs is limited to under the external roofing tiles. The breathable roof membrane reduces the value of the roof for bats as its fibrous nature traps bats within it. This makes the internal space in the roof unsuitable for roosting bats.
	3.2.8 The windows are, on the whole, original sash windows, some had internal secondary glazing, and there were a few newer wooden frames. All the frames were in good order on the inside and had been painted with no visible entrances on any of the windows on the inside or visible on the outside apart from one. One window at the back of the property had a hole where the sill was damaged. This gave internal access to the room, however on inspection using an endoscope no access to the outside of the building could be found.
	3.2.9 The small window facing out to the roof terrace has a hole at the top of the window within the mortar between the frame and the wall. This gives access to the wall cavity and during an endoscope inspection it was concluded that the feature extended approximately 30cm up and 50cm to the left of the opening. However, fill was present in terms of mortar and material and no signs of bat use were noted. The window is covered in a metal grate of vertical bars approximately 10cm apart and as such would impede bats finding the feature and reduce the likelihood of use.
	3.2.9 The small window facing out to the roof terrace has a hole at the top of the window within the mortar between the frame and the wall. This gives access to the wall cavity and during an endoscope inspection it was concluded that the feature extended approximately 30cm up and 50cm to the left of the opening. However, fill was present in terms of mortar and material and no signs of bat use were noted. The window is covered in a metal grate of vertical bars approximately 10cm apart and as such would impede bats finding the feature and reduce the likelihood of use.
	3.2.9 The small window facing out to the roof terrace has a hole at the top of the window within the mortar between the frame and the wall. This gives access to the wall cavity and during an endoscope inspection it was concluded that the feature extended approximately 30cm up and 50cm to the left of the opening. However, fill was present in terms of mortar and material and no signs of bat use were noted. The window is covered in a metal grate of vertical bars approximately 10cm apart and as such would impede bats finding the feature and reduce the likelihood of use.
	3.2.9 The small window facing out to the roof terrace has a hole at the top of the window within the mortar between the frame and the wall. This gives access to the wall cavity and during an endoscope inspection it was concluded that the feature extended approximately 30cm up and 50cm to the left of the opening. However, fill was present in terms of mortar and material and no signs of bat use were noted. The window is covered in a metal grate of vertical bars approximately 10cm apart and as such would impede bats finding the feature and reduce the likelihood of use.
	Building C




	3.2.10 The building is stone fronted with metal windows and the facade was, on the whole, very neat with no visible gaps around the windows or roofline. The brickwork within the courtyard contains holes as a result of the recent removal of a lean-to structure, these did not appear to open to the wall cavity and as the holes were under 5 months old, they are considered unlikely to be used by roosting bats. The building internally has been salvaged for internal fixtures and there are no usable features. The roof is flat with an external pillar, it is in a good order and no features for bats were noted. As such this building is of negligible value for roosting bats
	INVASIVE SPECIES

	3.2.11 An established stand of small leaved cotoneaster Cotoneaster microphyllus was identified in the centre of the Site (see Appendix A – TN2).
	OTHER SPECIES

	3.2.12 No other habitats with potential for protected species were identified on Site and therefore it was considered unlikely that other protected species pose a constraint to the Proposed Scheme.


	4 DISCUSSION AND RECOMMENDATIONS
	4.1 NATURE CONSERVATION SITES
	4.1.1 The Site does not share any contiguous or complimentary habitat with the SAC which has been identified within 10km of it. The SAC’s primary classification is for its aquatic vegetation community. Given there are no waterbodies on Site, the distance from the Site boundary and the lack of direct connectivity, it is not expected that the proposed work on Site will impact on the SAC. Therefore it is possible to exclude the risk of likely significant effects upon it and no further assessment is required. No other statutory or non-statutory sites are likely to be directly or indirectly impacted upon from the Proposed Scheme due to the spatial separation and lack of connectivity between them and the Site.

	4.2 HABITATS
	4.2.1 The Site is dominated by man-made habitats such as buildings and hardstanding. There are limited areas of semi-natural habitat present including ornamental shrubs and scattered trees. Such habitats are considered to be common within the local context and unlikely to be of significant value for any protected or notable species.

	4.3 PROTECTED SPECIES
	4.3.1 No evidence of protected or notable species was recorded during the survey. However the trees and hedgerow on Site have potential to support nesting birds during the breeding bird season, albeit limited and the Proposed Scheme is therefore unlikely to have a significant effect on breeding birds.
	4.3.2 Buildings and trees on Site were assessed for their potential to support roosting bats. Some features were identified on building B as having moderate potential for bats. Following a building inspection there are still some features suitable for roosting bats but no signs of potential bat presence were identified during the internal inspection, nor was a large potential cavity found in which maternity or other important roost could be supported.
	4.3.3 As a result of the assessment of moderate potential for building B, two emergence surveys were undertaken in accordance with guidelines (Collins, 2016), during which no bat emergences was seen. Therefore a conclusion of likely absence of roosting bats within building B was concluded.
	4.3.4 Buildings A and C were not found to have any features of suitability to support roosting bats.

	4.4 RECOMMENDATIONS
	BATS
	4.4.1 The initial assessment undertaken in 2015 highlighted the need for further bat surveys, these have now been completed. No further surveys for bats are recommended at this time. Should building B be demolished or subject to significant refurbishment, then a pre-start demolition check would be recommended as a precaution to ensure that the features identified on the building had not begun to be used by bats in the intervening time period.
	BIRDS
	4.4.2 Given the Site has limited food sources for black redstart; it is not recommended that surveys for this species are undertaken at this time. No other ecological surveys for birds are required given the current ecological records received for the Site.
	4.4.3 All wild birds are afforded partial protection under Section 1 of the WCA 1981 (as amended), making it an offence, amongst other things, to intentionally or recklessly kill, injure or take a wild bird; take or destroy its eggs; and/or to take, damage, destroy, interfere with or obstruct access to its nest whilst it is in use or being built.
	4.4.4 The clearance of the buildings together with any trees and scrub should ideally be carried out outside the bird breeding season i.e. between October and February. If these are to be removed during the bird breeding season (generally considered to be from March-September) then they should be checked to confirm the absence of nesting birds by a suitably qualified ecologist prior to removal. Where nesting birds are encountered, the ecologist should advise on an appropriate buffer to be established within which no works would be conducted until the young have fledged the nest.
	INVASIVE SPECIES

	4.4.5 An established stand of small-leaved cotoneaster was identified in the centre of the Site (See Appendix A – TN1). Works should be timed so as to minimise the spread of these species, by working outside of the flowering / seeding periods. Should any of the works directly impact the invasive species, these plants will need to be managed appropriately. Cotoneaster should be removed out of flower when displaying no berries, before being chipped and removed from the Site. Cotoneaster plants spread via the berries, which are on the plant during the autumn and winter months. Therefore if this plant is removed or disturbed during the time when the berries are present this could cause the plant to spread. If necessary, removal of this plant should occur during the spring (April – May).
	ECOLOGICAL ENHANCEMENT

	4.4.6 The National Planning Policy Framework (NPPF) and Natural Environment and Rural Communities (NERC) Act 2006 place a duty upon public bodies, including planning authorities in England and Wales to promote and enhance biodiversity in all of their functions. Habitats and species of value will therefore need to be considered within the development and landscaping design process.
	4.4.7 The results of this initial biodiversity assessment suggest that the following should be considered during the early scheme design  to minimise potentially adverse ecological effects and realise opportunities to enhance biodiversity:


	5 CONCLUSION
	5 CONCLUSION
	5.1.1 The Ecological Assessment updated in October 2015 noted that the buildings on Site have some potential for roosting bats and breeding birds. In addition an invasive plant species was identified on the Site.
	5.1.2 Further surveys were undertaken to investigate the potential use of the buildings for bats. Buildings A and C were not found to contain any visible features for bats. Building B has visible features, however likely absence is concluded for these features following emergence surveys and an internal inspection.
	5.1.3 The buildings roofs and the vegetation on Site have some potential to support nesting birds and therefore should be removed outside the nesting season (commonly taken to be March to September inclusive). It is considered unlikely that the Proposed Scheme will impact on protected/notable species or local conservation sites as identified in the study.
	5.1.4 There is opportunity within the building design plans to provide valuable wildlife habitats within the proposed green spaces as included within the proposed design, including suitable provisions for the locally highlighted black redstart.
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	1 INTRODUCTION
	1 INTRODUCTION
	1.1.1 WSP | Parsons Brinkerhoff (WSP | PB) was instructed to conduct an Ecological Constraints Appraisal (referred to as a Biodiversity Assessment) on a parcel of land located on Jackson’s Row. The Site is located in central Manchester, north of the A57 (M) (National Grid Reference SJ83663 98054) (herein referred to as the ‘Site’) prior to the proposed construction of a mixed use development (hereafter referred to as the ‘Proposed Scheme). The Site boundary is shown in Figure 1 - Site Location Plan.
	1.1.2 During the initial survey potential features for roosting bats were noted on the outside of one of the buildings.  Therefore an internal inspection plus roost surveys have been undertaken in 2016.

	1.2 SITE DESCRIPTION AND PROPOSED DEVELOPMENT
	1.2.1 The Site comprises of a number of buildings between Jackson’s Row and Bootle Street, Greater Manchester. It is within an area of predominantly commercial properties. Rochdale Canal and the River Irwell are located approximately 0.5km from the Site boundary.
	1.2.2 Within the Site boundary habitats include hardstanding, buildings, ornamental scrub and scattered trees.
	1.2.3 The Proposed Scheme is for two buildings comprising residential dwellings, a hotel, a synagogue, a number of restaurants and bars and office spaces. In addition, it also includes public realm areas, revised access, car parking, landscaping and pedestrian routes through the Site. The Site area comprises 0.56 ha.

	1.3 SCOPE OF WORKS
	1.3.1 The objectives of the initial biodiversity assessment are to set out the following:
	1.3.2 The updated assessment follows the further bat surveys.


	2 METHODOLOGY
	2.1 DESKTOP ASSESSMENT
	2.1.1 A desktop assessment was carried out in accordance with the Chartered Institute of Ecology and Environmental Management (CIEEM) ‘Guidelines for Preliminary Ecological Appraisal’ (2013). Records of any protected or notable species, habitats and designated nature conservation sites within a 2 km radius of the Site were obtained and reviewed. This radius was extended to 5 km for bats, as recommended by best practice guidelines (Hundt, 2012) and 10 km for International and European level conservation sites including Special Areas of Conservation (SAC), Special Protection Areas (SPA) and Wetlands of International Importance (Ramsar).
	2.1.2 The following organisations were contacted regarding records held for protected and/or notable species:
	2.1.3 Additional information on sites of nature conservation interest was obtained from:

	2.2 WALKOVER SURVEY
	2.2.1 An Ecological Constraints Appraisal is a broad inspection which identifies habitat types present at the Site and evaluates their potential to support protected or notable species. A Site walkover was undertaken on 15th October 2015 by Principal Ecologist Dawn Phythian MCIEEM CEnv, from the publically accessible areas of Site. The habitats within the Site boundary were identified in accordance with the Joint Nature Conservation Committee (JNCC) Phase 1 survey methodology (JNCC, 2010) and notes were taken on any features of interest. The habitats recorded at the Site were also assessed for their potential to support protected or notable species following Chartered Institute of Ecology and Environmental Management guidance (CIEEM, 2013).
	2.2.2 Any field signs of legally protected or priority species were noted and where no field signs were present an assessment was made of whether any protected or priority species were likely to be present. Features of ecological interest or evidence of protected species were recorded as Target Notes (see Appendix A).
	2.2.3 The buildings and trees on Site were examined to determine if they offered suitable roosting potential for bats. These were then categorised and further surveys were recommended on the bat potential rating of the feature as described within Appendix B (as modified from Hundt, 2012).
	2.2.4 The surveys also looked for the presence of common invasive species such as Japanese knotweed Fallopia japonica, giant hogweed Heracleum mantegazzianum and Himalayan balsam Impatiens glandulifera.

	2.3 BAT SURVEYS
	2.3.1 Following the initial assessment, bat surveys were undertaken of the buildings on Site to investigate the potential of the buildings to support roosting bats. This included internal and external inspections of the buildings and emergence survey on the public house.
	ROOST SURVEYS

	2.3.2 The features present on the outside of the public house were identified as having moderate potential to support roosting bats and as such two bat roost surveys were undertaken, in accordance with current professional guidelines (Collins, 2016). These emergence surveys were undertaken from 15 minutes before until 2 hours after dusk.
	BUILDING SURVEYS

	2.3.3 The buildings were accessed where safe to do so and externally surveyed from the ground. Surveys focused on roof space (from visual assessment only), and features on the inside and outside of windows. An endoscope was used to investigate any cavities. Signs of bat use searched for include:

	2.4 LIMITATIONS TO THE ASSESSMENT
	2.4.1 An Ecological Constraints Appraisal does not comprise a full botanical assessment of all species present within a Site; therefore species lists are indicative only. Similarly, plant species are not as easily identifiable within areas of short/low mown grassland habitats. The list of species identified at the Site is therefore unlikely to be comprehensive; however it provides a broad overview of the habitat types and their ecological value.
	2.4.2 The Site was assessed from accessible areas only and the internal courtyard, and sample areas of the roof were viewed on the police training centre (including views of the roofs of the other buildings). However, due to the fact that no information on asbestos was available, the small roof space in the public house was viewed from the loft hatch only and the cellar was not entered.
	2.4.3 Only emergence surveys were undertaken, not dawn surveys on the public house, due to safety reasons. Surveys were not commissioned until late in the bat activity season 2016 and as such surveys were spaced out as far as possible for that section of the season only. Given the features identified are likely only to support small roosts with no access available to large cavities, this is not deemed to be a significant constraint.
	2.4.4 The baseline conditions described in this report are accurate at the time at which the survey was undertaken. Should considerable time pass (e.g. 2+ years) and/or conditions/land-use on the Site change prior to the commencement of works, it is recommended that an update survey is undertaken.


	3 RESULTS
	3.1 DESKTOP ASSESSMENT
	3.1.1 Data older than 10 years has been excluded from the protected species summary as this data is unlikely to provide accurate representation of the species within the study area.
	NATURE CONSERVATION SITES
	3.1.2 Rochdale Canal Special Area of Conservation (SAC) and Site of Special Scientific Interest is located approximately 6.06 km north east from the Site boundary. The JNCC qualifies this site for protection due to the presence of a significant population of the European Protected Species (EPS) floating water-plantain Luronium natans in a botanically diverse waterplant community which also supports a wide range of pondweeds Potamogeton spp. This population of Luronium is representative of the formerly more widespread canal populations of north-west England.
	3.1.3 There are no other statutory designated sites located within 2 km of the Site.
	3.1.4 There are three Sites of Biological Interest (SBIs) located within 2 km of the Site boundary. SBIs are areas designated for protection due to their significant wildlife value and are of county-wide importance.
	3.1.5 The Rochdale Canal (Stott’s Lane Ducie Street Basin) and the Ashton Canal are both designated as SBI’s and are located approximately 1.44 km north-east and 1.20 km east from the Site boundary, respectively. The Rochdale Canal is designated for protection for its floating water plantain population.  It is also of note that certain stretches support white-clawed crayfish Austropotamobius pallipes, which has full legal protection and American pondweed Potamogeton epihydrus, a Red Data Book species. In addition, certain stretches of the Ashton Canal also support floating water plantain and the nationally scarce grasswrack pondweed Potamogeton compressus; both are UK Biodiversity Priority Species and are designated as Species of Principal Importance under Section 41 (England) of the Natural Environment and Rural Communities (NERC) Act 2006. The River Irwell SBI is located 1.28 km north-west from the Site boundary is recognised for its distinctive aquatic species composition.
	3.1.6 There are no connecting features between the described non statutory sites and the Site.
	3.1.7 GMEU provided the following records of protected and notable species.
	Birds
	Lapwing  Vanellus vanellus
	SJ827981
	01/06/2012
	0.85 km west
	(
	Lesser redpoll  Carduelis cabaret
	SJ823989
	27/01/2011
	1.57 km north west
	(
	Skylark  Alauda arvensis
	SJ82809803
	25/05/2012
	0.82 km west
	(
	House sparrow  Passer domesticus
	SJ82499901
	16/03/2014
	1.48 km north west
	(
	Dunnock  Prunella modularis
	SJ83309839
	20/02/2014
	0.46 km north west
	(
	Peregrine falcon  Falco peregrinus
	SJ823989
	11/09/2010
	1.57 km north west
	(
	Song thrush Turdus philomelos
	SJ82899803
	01/04/2014
	0.72 km west
	(
	Little ringed plover  Charadrius dubius
	SJ82779811
	17/05/2011
	0.85 km west
	(
	Kingfisher  Alcedo atthis
	SJ838976
	01/02/2013
	0.39 km south east
	(
	Bullfinch Pyrrhula pyrrhula
	SJ82859800
	22/04/2014
	0.76 km west
	(
	Starling Sturnus vulgaris
	0.74 km west
	(
	Black redstart  Phoenicurus ochruros
	(
	Mammals
	West European Hedgehog Erinaceus europaeus
	SJ845972
	16/01/2013
	1.1 km south east
	(
	Badger Meles meles
	0.52 km south east
	(
	Amphibians/Reptiles
	Common toad Bufo bufo
	1.47 km north west
	(
	3.1.8 GMEU provided recent records of the following bat species within 5km of the Site boundary:
	SJ83239773
	15/08/2012
	0.47 km south west
	SJ82849793
	26/06/2013
	0.78 km south west
	SJ83729744
	05/06/2008
	0.54 km south
	SD798008
	13/07/2006
	4.70 km north west
	SJ87059697
	04/07/2011
	3.47 km south east
	SJ82849793
	20/06/2013
	0.79 km west
	3.1.9 One record of unknown Noctule Nyctalus noctula species was also recorded, but location data provided was not full.
	3.1.10 Habitats and species listed under the Greater Manchester Biodiversity Action Plan (BAP) which may be relevant to the Site include:

	3.2 ECOLOGICAL CONSTRAINTS APPRAISAL
	3.2.1 The habitats present on Site consist of buildings, hardstanding, ornamental shrubs and immature trees. Overall the habitats on Site are considered to be of minimal ecological value.
	PROTECTED SPECIES
	BREEDING BIRDS

	3.2.2 The Site contained a small number of ornamental hawthorn Crataegus orientalis trees; however these were identified to have limited potential to support breeding birds and are therefore not considered to pose a constraint to the Proposed Development.
	3.2.3 It should be noted that the nationally protected black redstart has been known to breed in central Manchester over recent years, and species records returned from the data search show that this species has been recorded less than 1 km from the Site boundary. The walk over survey was undertaken in autumn,  these birds are summer migrants, and as such would not be expected to be present on Site at this time. The Site contained a number of flat roofs but with little vegetation and foraging habitat and therefore the Site is of low potential for these birds. The Greater Manchester Biodiversity Action Plan (BAP) has a Species Action Plan for this species and it is recommended that design plans include for green roofs and buildings to take this species into account.
	BATS

	3.2.4 Three buildings on Site were assessed for their potential to support roosting bats, and a summary of features identified during building inspections can be found within Table 3-3 below and exact locations detailed in Figure 2. Full descriptions of features identified during the building inspections are included below.
	Building A
	This building is a synagogue. It has three levels with a flat roof and an overlapping felt edge. The building also has metal windows and metal roof single storey small rear extension.
	Small gaps were noted on the felt roof overlap at both the front and back of the building. These gaps are small and are against a flat concrete slab with no access to a cavity.
	The roof was viewed.
	Small gaps were noted on the felt roof overlap at both the front and back of the building. These gaps are small and are against a flat concrete slab with no access to a cavity.The roof was viewed. Anecdotal evidence provided by the Site caretaker indicated that bats have been seen in vicinity of this area in previous years.
	Negligible
	Building B
	The Sir Ralph Abercromby public house is of a Victorian build, predominately constructed of brick with a multi-levelled pitched and tilled roof, wooden sash windows and a single storey flat roof extension to rear. One area within the roof was flat.
	Features are:
	 Gaps in and adjacent to wooden sash windows balcony on three windows. (moderate potential);
	 wooden soffit boxes with small gaps noted on upper balcony (low potential);
	  brickwork on the chimney had some damage and missing mortar (low potential);
	 lifted flashing on roof (low potential); and
	Features are:Gaps in and adjacent to wooden sash windows balcony on three windows. (moderate potential); wooden soffit boxes with small gaps noted on upper balcony (low potential); brickwork on the chimney had some damage and missing mortar (low potential);lifted flashing on roof (low potential); andLifted tiles and ridge tile gaps on roof (low- moderate potential).
	Moderate
	Building C
	This building was once used as a police station and is constructed of brick with stone frontage. It is multiple stories with a flat roof and visible concrete lip. The brick and mortar were generally considered to be in good condition and no gaps were identified around the PVC windows.
	No features on the building could be seen from the external inspection.
	Possible features could have been present on the roof and within the courtyard however due to visual restrictions; this structure could not be thoroughly assessed.
	No features on the building could be seen from the external inspection.Possible features could have been present on the roof and within the courtyard however due to visual restrictions; this structure could not be thoroughly assessed.
	Negligible
	Negligible
	Negligible
	Negligible
	Building A




	3.2.5 This building was found to have no roof space and a flat roof. The potential gaps on the outside of the building did not have access to potential cavities and as such was deemed to have negligible features.
	3.2.5 This building was found to have no roof space and a flat roof. The potential gaps on the outside of the building did not have access to potential cavities and as such was deemed to have negligible features.
	3.2.5 This building was found to have no roof space and a flat roof. The potential gaps on the outside of the building did not have access to potential cavities and as such was deemed to have negligible features.
	3.2.5 This building was found to have no roof space and a flat roof. The potential gaps on the outside of the building did not have access to potential cavities and as such was deemed to have negligible features.
	Building B




	3.2.6 Building B has features of moderate potential on the outside of the building, two surveys in line with current guidance were undertaken, dusk surveys were undertaken due to the location of the Site in the city centre and the worry of security. No emergence was observed. However, activity from a small number of bats was observed, generally feeding over the vegetation on Site.
	3.2.7 The building is a brick two and three storey structure. The third storey rooms are built into the room space leaving approximate 1 foot of space above the ceilings. A single roof light was seen at this level. The second storey had a small loft space, views into this were achieved and it was noted that the roof had modern breathable membrane under the tiles and had been relined relatively recently. There was no light visible in the roof and therefore it was considered that no gaps are present in the membrane which could allow access into the cavity by roosting bats. As such with no loft space on the third floor and no access to any internal loft space in second floor section, the potential for roosting bats within the buildings roofs is limited to under the external roofing tiles. The breathable roof membrane reduces the value of the roof for bats as its fibrous nature traps bats within it. This makes the internal space in the roof unsuitable for roosting bats.
	3.2.8 The windows are, on the whole, original sash windows, some had internal secondary glazing, and there were a few newer wooden frames. All the frames were in good order on the inside and had been painted with no visible entrances on any of the windows on the inside or visible on the outside apart from one. One window at the back of the property had a hole where the sill was damaged. This gave internal access to the room, however on inspection using an endoscope no access to the outside of the building could be found.
	3.2.9 The small window facing out to the roof terrace has a hole at the top of the window within the mortar between the frame and the wall. This gives access to the wall cavity and during an endoscope inspection it was concluded that the feature extended approximately 30cm up and 50cm to the left of the opening. However, fill was present in terms of mortar and material and no signs of bat use were noted. The window is covered in a metal grate of vertical bars approximately 10cm apart and as such would impede bats finding the feature and reduce the likelihood of use.
	3.2.9 The small window facing out to the roof terrace has a hole at the top of the window within the mortar between the frame and the wall. This gives access to the wall cavity and during an endoscope inspection it was concluded that the feature extended approximately 30cm up and 50cm to the left of the opening. However, fill was present in terms of mortar and material and no signs of bat use were noted. The window is covered in a metal grate of vertical bars approximately 10cm apart and as such would impede bats finding the feature and reduce the likelihood of use.
	3.2.9 The small window facing out to the roof terrace has a hole at the top of the window within the mortar between the frame and the wall. This gives access to the wall cavity and during an endoscope inspection it was concluded that the feature extended approximately 30cm up and 50cm to the left of the opening. However, fill was present in terms of mortar and material and no signs of bat use were noted. The window is covered in a metal grate of vertical bars approximately 10cm apart and as such would impede bats finding the feature and reduce the likelihood of use.
	3.2.9 The small window facing out to the roof terrace has a hole at the top of the window within the mortar between the frame and the wall. This gives access to the wall cavity and during an endoscope inspection it was concluded that the feature extended approximately 30cm up and 50cm to the left of the opening. However, fill was present in terms of mortar and material and no signs of bat use were noted. The window is covered in a metal grate of vertical bars approximately 10cm apart and as such would impede bats finding the feature and reduce the likelihood of use.
	Building C




	3.2.10 The building is stone fronted with metal windows and the facade was, on the whole, very neat with no visible gaps around the windows or roofline. The brickwork within the courtyard contains holes as a result of the recent removal of a lean-to structure, these did not appear to open to the wall cavity and as the holes were under 5 months old, they are considered unlikely to be used by roosting bats. The building internally has been salvaged for internal fixtures and there are no usable features. The roof is flat with an external pillar, it is in a good order and no features for bats were noted. As such this building is of negligible value for roosting bats
	INVASIVE SPECIES

	3.2.11 An established stand of small leaved cotoneaster Cotoneaster microphyllus was identified in the centre of the Site (see Appendix A – TN2).
	OTHER SPECIES

	3.2.12 No other habitats with potential for protected species were identified on Site and therefore it was considered unlikely that other protected species pose a constraint to the Proposed Scheme.


	4 DISCUSSION AND RECOMMENDATIONS
	4.1 NATURE CONSERVATION SITES
	4.1.1 The Site does not share any contiguous or complimentary habitat with the SAC which has been identified within 10km of it. The SAC’s primary classification is for its aquatic vegetation community. Given there are no waterbodies on Site, the distance from the Site boundary and the lack of direct connectivity, it is not expected that the proposed work on Site will impact on the SAC. Therefore it is possible to exclude the risk of likely significant effects upon it and no further assessment is required. No other statutory or non-statutory sites are likely to be directly or indirectly impacted upon from the Proposed Scheme due to the spatial separation and lack of connectivity between them and the Site.

	4.2 HABITATS
	4.2.1 The Site is dominated by man-made habitats such as buildings and hardstanding. There are limited areas of semi-natural habitat present including ornamental shrubs and scattered trees. Such habitats are considered to be common within the local context and unlikely to be of significant value for any protected or notable species.

	4.3 PROTECTED SPECIES
	4.3.1 No evidence of protected or notable species was recorded during the survey. However the trees and hedgerow on Site have potential to support nesting birds during the breeding bird season, albeit limited and the Proposed Scheme is therefore unlikely to have a significant effect on breeding birds.
	4.3.2 Buildings and trees on Site were assessed for their potential to support roosting bats. Some features were identified on building B as having moderate potential for bats. Following a building inspection there are still some features suitable for roosting bats but no signs of potential bat presence were identified during the internal inspection, nor was a large potential cavity found in which maternity or other important roost could be supported.
	4.3.3 As a result of the assessment of moderate potential for building B, two emergence surveys were undertaken in accordance with guidelines (Collins, 2016), during which no bat emergences was seen. Therefore a conclusion of likely absence of roosting bats within building B was concluded.
	4.3.4 Buildings A and C were not found to have any features of suitability to support roosting bats.

	4.4 RECOMMENDATIONS
	BATS
	4.4.1 The initial assessment undertaken in 2015 highlighted the need for further bat surveys, these have now been completed. No further surveys for bats are recommended at this time. Should building B be demolished or subject to significant refurbishment, then a pre-start demolition check would be recommended as a precaution to ensure that the features identified on the building had not begun to be used by bats in the intervening time period.
	BIRDS
	4.4.2 Given the Site has limited food sources for black redstart; it is not recommended that surveys for this species are undertaken at this time. No other ecological surveys for birds are required given the current ecological records received for the Site.
	4.4.3 All wild birds are afforded partial protection under Section 1 of the WCA 1981 (as amended), making it an offence, amongst other things, to intentionally or recklessly kill, injure or take a wild bird; take or destroy its eggs; and/or to take, damage, destroy, interfere with or obstruct access to its nest whilst it is in use or being built.
	4.4.4 The clearance of the buildings together with any trees and scrub should ideally be carried out outside the bird breeding season i.e. between October and February. If these are to be removed during the bird breeding season (generally considered to be from March-September) then they should be checked to confirm the absence of nesting birds by a suitably qualified ecologist prior to removal. Where nesting birds are encountered, the ecologist should advise on an appropriate buffer to be established within which no works would be conducted until the young have fledged the nest.
	INVASIVE SPECIES

	4.4.5 An established stand of small-leaved cotoneaster was identified in the centre of the Site (See Appendix A – TN1). Works should be timed so as to minimise the spread of these species, by working outside of the flowering / seeding periods. Should any of the works directly impact the invasive species, these plants will need to be managed appropriately. Cotoneaster should be removed out of flower when displaying no berries, before being chipped and removed from the Site. Cotoneaster plants spread via the berries, which are on the plant during the autumn and winter months. Therefore if this plant is removed or disturbed during the time when the berries are present this could cause the plant to spread. If necessary, removal of this plant should occur during the spring (April – May).
	ECOLOGICAL ENHANCEMENT

	4.4.6 The National Planning Policy Framework (NPPF) and Natural Environment and Rural Communities (NERC) Act 2006 place a duty upon public bodies, including planning authorities in England and Wales to promote and enhance biodiversity in all of their functions. Habitats and species of value will therefore need to be considered within the development and landscaping design process.
	4.4.7 The results of this initial biodiversity assessment suggest that the following should be considered during the early scheme design  to minimise potentially adverse ecological effects and realise opportunities to enhance biodiversity:


	5 CONCLUSION
	5 CONCLUSION
	5.1.1 The Ecological Assessment updated in October 2015 noted that the buildings on Site have some potential for roosting bats and breeding birds. In addition an invasive plant species was identified on the Site.
	5.1.2 Further surveys were undertaken to investigate the potential use of the buildings for bats. Buildings A and C were not found to contain any visible features for bats. Building B has visible features, however likely absence is concluded for these features following emergence surveys and an internal inspection.
	5.1.3 The buildings roofs and the vegetation on Site have some potential to support nesting birds and therefore should be removed outside the nesting season (commonly taken to be March to September inclusive). It is considered unlikely that the Proposed Scheme will impact on protected/notable species or local conservation sites as identified in the study.
	5.1.4 There is opportunity within the building design plans to provide valuable wildlife habitats within the proposed green spaces as included within the proposed design, including suitable provisions for the locally highlighted black redstart.
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	Appendix 12.1 Jacksons Row ADBA Nov'16
	Jacksons Row ADBA November 2016
	1.1.1 WSP | Parsons Brinckerhoff (WSP | PB) was commissioned by St Michael’s Partnership to undertake an archaeological desk-based assessment (ADBA) of the Proposed Scheme in support of a planning application for redevelopment of the Site. This was duly undertaken in February 2016.  None of the 27 heritage assets identified within the Study Area have statutory designation or are of national importance. Six assets were identified within the boundaries of the Proposed Scheme and  comprise the sites of late 19th century commercial properties including a packing warehouse and beer store (WSP | PB1), a row of workers’ housing, a coal yard and rags store (WSP|PB2), a fire station and two former passages (WSP | PB3),  a packing warehouse (WSP | PB4), the site of a late nineteenth century warehouse, a plumbers’ and printers’ premises (WSP | PB5) and the sites of late 18th / early 19th century workers’ housing (WSP | PB6). There is also the potential for other remains associated with early to mid-nineteenth century double-depth and back to back housing, courtyard developments and a cotton dye works to survive.
	1.1.1 WSP | Parsons Brinckerhoff (WSP | PB) was commissioned by St Michael’s Partnership to undertake an archaeological desk-based assessment (ADBA) of the Proposed Scheme in support of a planning application for redevelopment of the Site. This was duly undertaken in February 2016.  None of the 27 heritage assets identified within the Study Area have statutory designation or are of national importance. Six assets were identified within the boundaries of the Proposed Scheme and  comprise the sites of late 19th century commercial properties including a packing warehouse and beer store (WSP | PB1), a row of workers’ housing, a coal yard and rags store (WSP|PB2), a fire station and two former passages (WSP | PB3),  a packing warehouse (WSP | PB4), the site of a late nineteenth century warehouse, a plumbers’ and printers’ premises (WSP | PB5) and the sites of late 18th / early 19th century workers’ housing (WSP | PB6). There is also the potential for other remains associated with early to mid-nineteenth century double-depth and back to back housing, courtyard developments and a cotton dye works to survive.
	1.1.1 WSP | Parsons Brinckerhoff (WSP | PB) was commissioned by St Michael’s Partnership to undertake an archaeological desk-based assessment (ADBA) of the Proposed Scheme in support of a planning application for redevelopment of the Site. This was duly undertaken in February 2016.  None of the 27 heritage assets identified within the Study Area have statutory designation or are of national importance. Six assets were identified within the boundaries of the Proposed Scheme and  comprise the sites of late 19th century commercial properties including a packing warehouse and beer store (WSP | PB1), a row of workers’ housing, a coal yard and rags store (WSP|PB2), a fire station and two former passages (WSP | PB3),  a packing warehouse (WSP | PB4), the site of a late nineteenth century warehouse, a plumbers’ and printers’ premises (WSP | PB5) and the sites of late 18th / early 19th century workers’ housing (WSP | PB6). There is also the potential for other remains associated with early to mid-nineteenth century double-depth and back to back housing, courtyard developments and a cotton dye works to survive.
	1.1.2 Archaeological evidence from the surrounding area suggests there is potential for unknown previously unrecorded assets to also be present within the Study Area and possibly dating from the prehistoric and Romano-British periods.
	1.1.3 The results of the ADBA suggest that excavation works relating to the Proposed Scheme are likely to disturb any surviving remains associated with the known assets and potential archaeological remains.
	1.1.4 Eighteenth and nineteenth century remains of the type likely to be present at the Site are often very robust and survive well. Due to the high potential for archaeological remains to be present, a programme of investigative fieldwork comprising the excavation of four evaluation trenches has been devised in consultation with the GMAAS Heritage Management Director. This fieldwork is intended to determine the extent, depth, function, chronology and relative significance of any archaeological deposits, and if necessary will serve to inform further stages of more detailed archaeological mitigation and appropriate recording of significant remains.
	2.1.1 The detailed planning application is for a mixed use development comprising residential dwellings, a hotel, synagogue, a number of restaurants and bars, retail provision and office space. The Proposed Scheme also proposes public realm areas, amenity space, and elevated gardens, revised access, car parking, landscaping and pedestrian routes through the Proposed Scheme. The Site will be cleared of the existing uses prior to development.
	2.1.2 (WSP | PB) was commissioned by St Michael’s Partnership to undertake an archaeological desk-based assessment of the Site in support of the planning application. The assessment considers the potential for below-ground archaeological remains only, and the built heritage assessment including setting is being undertaken separately.
	2.2.1 The Proposed Scheme is located in Manchester City centred on SJ 83657 98026 (Figure 1) and covers an area of approximately 0.56 hectares. A former Police Headquarters occupies the eastern half of the Site and this is four storeys in height and features a basement and central courtyard area. The western half of the Site comprises a public house, the Manchester Reform Synagogue and car parking areas. The elevation on-site gently decreases from approximately 39.5m AOD in the northeast corner to approximately 36.0m AOD in the southwest corner.
	2.2.2 The Site lies to the immediate south of Jackson’s Row, with a five storey building beyond of mixed use including office space, cafes, a gymnasium, and nightclub. To the south lies Bootle Street and the Albert Hall theatre, an office, restaurants, and a public house. The western boundary is formed by 210 Deansgate; an office building with retail units on the ground floor, and Deansgate itself beyond. To the east lies South Mill Street and the Friends Meeting House.
	2.2.3 Published geological mapping (BGS 2004) indicates that the eastern half of the Site, beneath the former Police Headquarters, is underlain by Glacial Till and Chester Pebble Beds Formation of the Sherwood Sandstone Group. Mapping indicates that the western half of the Site is underlain by the Chester Pebble Beds Formation. Glacial Fluvial Sheet Deposits (sand and gravel) outcrop immediately to the south of the eastern half of the site.
	3.1.1 National planning policies on the conservation of the historic environment are set out in the NPPF, which was published by the Department of Communities and Local Government (DCLG) in 2012. Sites of archaeological or cultural heritage significance that are valued components of the historic environment and merit consideration in planning decisions are grouped as 'heritage assets'. The NPPF states that "heritage assets are an irreplaceable resource" the conservation of which can bring "wider social, cultural, economic and environmental benefits." (DCLG 2012, Section 12, paragraph 126). It also states that the "significance of any heritage assets affected including any contribution made by their setting... should be understood in order to assess the potential impact (op cit, 128). In addition to standing remains, heritage assets of archaeological interest can comprise sub-surface remains and, therefore, assessments should be undertaken for a site with potential below-ground archaeological deposits.
	3.1.2 It is normally accepted that non-designated heritage assets will be preserved by record, in accordance with their significance and the magnitude of the harm to or loss of the asset as a result of the proposals to "avoid or minimise conflict between the heritage asset's conservation and any aspect of the proposals." (op cit, 129). Non-designated heritage assets of archaeological interest will also be subject to the policies reserved for designated heritage assets if they are of equivalent significance to Scheduled Monuments (op cit, 132).
	3.1.3 Relevant policy can be found in the Extant Unitary Development Policies (UDP) within the Citywide Development Control Policies, Section 20:
	3.1.4 The Council will give particular careful consideration to development proposals which affect scheduled ancient monuments and sites of archaeological interest, to ensure their preservation in place. In particular:
	3.2.1 During February 2014 the Greater Manchester Archaeological Advisory Service (GMAAS) Heritage Management Director was consulted regarding the nature of the archaeological resource both within the limits of the scheme and the immediate  vicinity of the Site. A programme of trial trenching was suggested for the car parking areas, although this was prior to any detailed investigation of the Proposed Scheme having taken place. The client is advised to submit this assessment to the Heritage Management Director at GMAAS.
	3.2.2 Although the focus of the ADBA is the Site, a wider area and archaeological contextual background is presented for the general area of the scheme. A Study Area of approximately 250m extending out from the limits of the Proposed Scheme was applied for the identification of all known and potential below-ground heritage assets types (Figure 2).
	3.2.3 The technical terminology applied to the assessment process is based on that contained within the NPPF Planning Practice Guide (DCLG 2014) and the Cultural Heritage Section (Volume 11, Section 3, Part 2) of the Design Manual for Road and Bridges (DMRB) issued by the Highways Agency in 2007. This latter document has been widely adopted throughout the heritage industry as a baseline. However, the terminology has been enhanced as appropriate throughout this report and professional judgement is applied throughout.  For the ease of presentation in this document, cultural heritage features are referred to as heritage assets.
	3.2.4 The assessment considers below-ground archaeological remains only. The assessment of built heritage including a setting assessment has been undertaken by Stephen Levrant of Heritage Architecture Ltd and presented in a separate document.
	3.2.5 The assessment is based on the development proposals as presented at the time of compiling this report. Any comments received on this document from the GMAAS Heritage Management Director should be taken into consideration for future assessment or investigations.
	3.3.1 In addition to compliance with the NPPF this ADBA has been compiled in accordance with professional standards and guidance. The standards and guidance which relate to this assessment are:
	4.4.1 This section presents an overview and order of presentation of the assessment process. Detailed method statements are included as appropriate within each section highlighted below.
	4.4.2 Aims and Objectives: The ADBA will aim to gain an understanding of the archaeological resource in order to achieve the objectives stated below:
	4.4.3 Baseline Condition (Section 5): This section presents a summary of the historical and archaeological background of the general area. It is presented by historical period, and has been compiled in order to place the Study Area into a wider archaeological context.
	4.4.4 Gazetteer of Heritage Assets (Section 6): This presents a tabulated list of assets within the 250m Study Area.
	4.4.5 Statement of Importance/Sensitivity (Section 7): The importance or sensitivity of the heritage assets identified is judged in a neighbourhood, local, county/regional, national and international context. The importance or sensitivity of an asset informs the mitigation strategy required in the event of predicted harm to the significance of the asset.
	4.4.6 Cultural Heritage Significance (Section 8):  A statement of cultural heritage significance is presented for those assets that will be subject to an adverse or harmful impact from the Proposed Scheme (Section 9). The NPPF specified heritage values: historical, aesthetic, architectural and archaeological interests are discussed as appropriate.
	4.4.7 Potential Harm (Section 9): The level of potential harm to the significance of the heritage assets as a result of the Proposed Scheme on built heritage or buried archaeological remains will be determined. Similarly, any positive impacts are presented.
	4.4.8 Investigation or Mitigation Strategy (Section 10): Suitable mitigation measures, where possible, to avoid, reduce, or remedy adverse impacts are presented. Suggestions for further investigation of significance are presented as appropriate.
	5.1.1 The principal source of information consulted was the Greater Manchester Historic Environment Record (HER); this is a database of all known archaeological sites in the municipal area, and it was  consulted to establish the known heritage assets within the Site and wider Study Area.
	5.1.2 A review of publicly available data including reports on any archaeological work conducted in or near the Study Area was undertaken. Historic maps were studied including but not exclusive to Ordnance Survey. The results of the data collection are presented in the gazetteer Section 6 and on Figure 2.
	5.1.3 The Site was visited in February 2016 in order to assess its character, identify any visible archaeological assets and assess possible factors which may affect the survival or condition of known or potential assets (Figure 2). A photographic archive was compiled and a selection of images is presented as Plates 6 and 7 in the appendix to this report. At the time of visit, the Site comprised standing buildings which include the Police Headquarters, the Sir Ralph Abercromby public house and the Manchester Reform Synagogue. Three car parks and a pub garden are also present.
	5.2.1The following section presents a brief summary of the historical and archaeological background of the general area. This is presented by historical period (Table 1), and has been compiled in order to place the Study Area into a wider archaeological context.
	5.2.2 The Proposed Scheme lies 0.5 km north-east of the Roman Fort of Mancunium. Evidence for a civilian settlement or vicus (415.2.0) has been found through archaeological excavation and chance finds on this side of the fort. The full extent of the vicus is uncertain but it is unlikely that it extended as far as the Proposed Scheme.
	5.2.3 The course of the Manchester to Ribchester Roman Road (14.1.0) is known to have extended from the north gate of the fort along an alignment which fell into the present line of Deansgate in the area of St Mary’s Street. In the late 18th century the local antiquarian, John Whitaker, reported the road could still be traced as low earth works in the gardens just north of the fort and in 1760 part of the road was discovered on this same alignment adjacent to property at the eastern end of Quay Street, and approximately 100m from the Proposed Scheme
	5.2.4 Deansgate is attested as a thoroughfare in the Medieval Period and modern research has identified the location of several properties known from documentary sources to have been located here at that date (Morris 1983, 39). A plan of Manchester in 1650 (Plate 1) shows the nucleus of the medieval town to the north of the Proposed Scheme, which at this time comprises fields.
	5.2.5 A small deer park, Aldport Park, was present at the southern end of Deansgate and was documented in 1282 up until about 1599. Its boundaries are believed to have been the Irwell and Medlock rivers and the approximate line of the later Quay Street and Peter Street on the north. No evidence has been found to suggest the park, which on its ‘landward’ sides is likely to have been bounded by a bank and ditch, extended as far north as the Proposed Scheme (
	5.2.6 Manchester saw extraordinary growth and changes from the late 18th century to the mid-19th century when it became the archetypal City of the industrial age. It is in this period that Manchester’s industrial heritage can claim to have international importance (Redhead 2010, 53).
	5.2.7 The rapid factory-based industrialisation saw a phenomenal rise in population. Manchester nearly doubled its size between 1801 and 1821 from 75,281 to 126,066 people, and then more than doubled it by 1851, when there were 303,382 people within the new borough (Hartwell 2001, 17). This new population required huge amounts of housing and between 1773 and 1821 the number of dwellings in the city rose from 3446 to 17,257 (Kidd 2002, 38), and by 1851 had reached nearly 50,000 houses (Nevell 2011).
	5.2.8 In the late 18th century, workshop dwellings were a common form of housing and which generally had three storeys, a yard and a basement with a top floor having a characteristic long row of window lights to add domestic weaving (Redhead 2010).  Such dwellings were characteristic of the proto-industrialisation process which relied heavily on hand-manufacturing processes particularly in the textile sector (Palmer 2004, 3-7).
	5.2.9 Whilst such vernacular workshop dwellings represented on the whole good quality, single-family, artisan housing, by the end of the eighteenth century the rapid industrialisation of Manchester had begun to lead to a decline in housing standards and a sharp rise in population densities. These conditions would culminate in the overcrowded and insanitary living spaces recorded by Engels, Kay, Reach and other social commentators during the 1830s and 1840s. John Aikin (1795, 193) was probably the first to detail these problems, noting in 1795 that ‘in some parts of the town, cellars are so damp as to be unfit for Habitations; … I have known several industrious families lost to the community, by a short residence in damp cellars’.
	5.2.10 The population rise had a dramatic effect upon housing as dwellings were thrown up in every available space within the working class areas. Back to back dwellings arranged in narrow courts, which provided communal yard spaces and latrines, were especially commonplace in the 1830’s and 1840’s.These properties encapsulate many of the features of later slum housing; small domestic unit size, poor lighting, restricted access through narrow alleyways and a lack of sanitation. When the poet and historian Robert Southey visited Manchester in 1808 he commented ‘The dwelling of the labouring manufacturers are in narrow streets and lanes blocked up from light air....crowded together because every inch of land is of such value, that room for light and air cannot be afforded to them’ (Bradshaw 1987, 24).
	5.2.11 These and other nineteenth century commentaries can be amplified by the growing body of excavated domestic dwellings in the City centre. An excavation in the west of the Study Area along Hardman Street, exposed foundations of buildings and other structures which date predominately to the 18th century which included the remains of early back to back housing in addition to privies, house yard wall and brick drains. The excavation also recovered the remains of a 18th/19th century hat factory and chemical works (UMAU 2005).
	5.2.12 At the beginning of the 20th century, Manchester was reaping the benefits of the one of the most ambitious municipal undertakings of the 19th century, the Manchester Ship Canal, which opened in 1894. It cushioned the City from the worst effects of the interwar recession. The cotton industry, which had been in decline since the 1930s had collapsed by the 1950s and the most dramatic period of industrial decline began in the late 1960s. In the centre the emphasis was at first on rebuilding war-damaged and run down areas. The Manchester Reform Synagogue was built on the site of a bomb-damaged building in 1952, using money from the War Damage Commission, after the previous synagogue building was destroyed on 1 June 1941 during the Manchester Blitz (Hartwell 2001).
	5.3.1 There are no recorded archaeological interventions within the Study Area.
	5.4.1 A plan of Manchester produced in 1650 (Plate 1) depicts the nucleus of the medieval town to the north of the Proposed Scheme which at this time is agricultural in nature. By 1772 and as shown on Tinkers map (Plate 2), a street plan had been laid out. No detail of the flanking housing no detail of the individual properties is presented.  The streets extend into the Site. It is likely the properties are workshop dwellings which commonly featured attic-floor workshops above tenement housing in the basements, ground and first floors. The central part of the Site appears devoid of development, however due to the map’s low level of detail this may be misleading.
	5.4.2 Almost fifty years later Casson and Berry’s map of Manchester in 1820 (Plate 3) presents the housing described above in more detail. Rows of adjacent properties are shown fronting on to Jackson’s Row (denoted as Street on the map) and Bootle Street with associated yards to the rear. The central part of the Proposed Scheme is now occupied by garden or allotment plots, each flanked by passageways which lead to a central alleyway.
	5.4.3 The Ordnance Survey (OS) map of 1849 (Plate 4) presents evidence suggesting that by the mid nineteenth century the street pattern had changed slightly with the addition of two north/south aligned roads - Roger’s Row and South Sea. The Study Area is occupied by workers’ housing of various standards which include rows of back to backs, double- depth houses and courtyard developments such as Brown’s Court and Taylor’s Court. A cotton dye works occupies the north-east corner of the Proposed Scheme and a Quaker’s burial ground and church lies just outside of it to the west.
	5.4.4 Goads Insurance Plan of 1886 (not reproduced) indicates that by late nineteenth century, the majority of worker’s housing had been replaced by commercial properties which included livery stables, beer stores, joiners and printers in addition to a public house.  In the east of the Study Area, workers’ housing has been demolished and Rodger’s Row removed to make way for a fire brigade station. The cotton dye works identified on previous mapping has also been replaced with a packing warehouse featuring basements. Surviving dwellings from the mid-nineteenth century include a cluster of three storey back-to-backs and a courtyard development around Browns Square in the south-east corner of the Site. A single line of two storey dwellings also survives immediately north of Sayers Court.
	5.4.5 The OS map of 1896 (Plate 5) shows little change had taken place in ten years other than the addition of housing immediately south of the public house. The next significant change relates to the mid-twentieth century, as illustrated by the OS map of 1948. With the exception of the public house, all earlier buildings have been demolished and plots left open or replaced with modern structures, the largest of which is the Police Headquarters, constructed in 1934 on the site of the fire station and packing warehouse.  The mapping also indicates bomb damage to the north-east corner of the Proposed Scheme. This area is later occupied by the Manchester Reform Synagogue.
	5.4.6 On present day OS mapping the Study Area contains now vacant Police Headquarters Building, the Manchester Reform Synagogue, and the early nineteenth century public house (Sir Ralph Abercromby). The remaining spaces are open and include car parks and a pub garden.
	6.1.1 A total of 27 heritage assets are present within the 250m Study Area. Of these, six non-designated assets were identified from the analysis of historical mapping identified six non-designated heritage assets within the Study Area which are in addition to those listed in the HER. A list is presented in Table 2, below, and the locations of assets are presented on Figure 2.
	7.1.1 The sensitivity or importance of a heritage asset is judged in a neighbourhood, local, regional, national and international using the criteria presented below, Table 3, as a guideline.
	Of the assets to be affected by the Proposed Scheme, the following importance or sensitivity is applied, as shown in Table 4, below
	8.1.1 Cultural heritage significance is defined in Annex 2 of the NPPF as ‘The value of a heritage asset to this and future generations because of its heritage interest’. The NPPF is clear that ‘heritage interest’ may be archaeological, architectural, artistic or historic and that significance derives not only from an assets physical presence, but also from its setting. The NPPF definitions for the heritage value are provided in Table 5, below.
	8.1.2 Through the application of the values it is possible to define what it is that gives significance to a heritage asset and therefore warrants protection. The Proposed Scheme and its immediate environs encompass layers of archaeological and historical development, which may be valued for different reasons by different people, all of which should be taken into account in determining the overall significance.
	8.1.3 The statement of significance is applied where it is considered that the Proposed Scheme will cause harm to the significance of the asset, and therefore not all of the assets presented in the gazetteer are included in the statement.
	8.1.5 The archaeological process (research, fieldwork investigation and reporting) is now the only way of revealing the extent and quality of nineteenth century workers housing in Manchester, and the recent economic boom and consequent building activity, has provided the opportunity to study industrial housing in one of the world’s shock cities, where ideas of society, economy, of the way people lived and worked, were turned on their heads, leading the country in to the modern age.
	8.1.6 Back to back houses such as those which once occupied the Study Area, no longer exist in Manchester, therefore archaeological investigations of the buried remains are particularly important and can help reveal how this type of housing developed during the nineteenth century The investigation of workers’ housing and the cotton factories, warehouses, the narrow alleyways and courts that were packed in between them will lead to a better understanding of land ownership and the impoverished social conditions which emerged at the turn of the century.
	8.1.7 The Study Area was historically occupied by worker’s housing which varied in size and plan form. This basic form of vernacular architecture epitomised this period of unplanned and unrestricted growth, typical of many contemporary industrializing cities and reflected changes in urban settlement that were unprecedented in scale and speed of transformation (Nevell, 2011).
	8.1.8 In the nineteenth century the lives of the communities occupying the ‘slum’ dwellings of the type which once stood on the Site  featured in novels of the period Amongst these were authors such as Elizabeth Gaskell,1848 (
	9.1.1 The CIfA 'Standard and Guidance for Historic Environment Desk-based Assessment' (2014) considers that an assessment of the cultural heritage significance of heritage assets (Section 8) should identify the potential impact of proposed or predicted changes on the significance of the asset and the opportunities for reducing that impact. Paragraph 129 of NPPF states that this evidence should be taken into account when considering the impact of a proposal.
	9.1.2 Key impacts are defined as those that would potentially harm the cultural heritage significance of the heritage asset and so consideration is afforded to the heritage values of the assets (See Section 8).
	9.1.3 The level of harm to cultural heritage significance is the basis of assessing the significance of impact. The level of harm is often difficult to define. However, substantial harm is taken to be ‘total loss of significance of a heritage asset’ (NPPF 2012, paragraph 133) which implies loss of the asset, loss of its heritage values and its setting. Furthermore, NPPF Planning Policy Guidance (revised 2014) states that ‘even minor works have the potential to cause substantial harm. It goes on to state ‘It is the degree of harm to the asset’s significance that is to be assessed rather the scale of the development’. Consequently, this provides a baseline for varying levels of harm with less than substantial being harm, slight harm, or negligible, as defined in Table 6.
	9.2.1 This section looks in detail at the impact of the proposed construction works, including excavation for foundations and services, upon the archaeological remains and the predicted level of harm to the significance of the archaeological assets.
	9.2.2 The extent of any previous disturbance to buried archaeological remains is an important factor in assessing the potential impact of the Proposed Scheme. Using the information collected during the map regression analysis it has been possible to define disturbed areas within the Site, and also suggest areas of less disturbance (Figure 3).
	9.2.3 The Proposed Scheme has the potential to impact upon buried archaeological remains dating to the Industrial Period and comprising a row of workers’ housing, a coal yard and rags store (WSP | PB2), a fire station and two former passages (WSP | PB3), a packing warehouse (WSP | PB4), a late nineteenth century warehouse in addition to a plumbers’ and printers’ premises (WSP | PB5) and late 18th/early 19th century workers’ housing (WSP | PB6).
	9.2.4 The proposed intrusive works will include excavations up to 13.5m below ground level (bgl) across the Site. Construction related excavation associated with geotechnical trial pitting, boreholes, foundations, landscaping, services, and ground levelling for instance, has the potential to cause substantial harm to the known and hitherto unrecorded assets.
	9.3.1 Historic development within the footprint of the Police Headquarters will almost certainly have caused some level of disturbance to the buried archaeological remains, and most significantly to the sites of the fire station, two former passages (WSP | PB3), and a packing warehouse (WSP | PB4). The extensive basement levels of the Manchester Reform Synagogue suggest that archaeological features or deposits are also unlikely to survive in this location (Figure 3).
	9.3.2 However, there is the potential for the buried remains of the archaeological assets to survive in-situ within the open courtyard of the Headquarters (Figure 3).  It is not anticipated that this area will have undergone the same level of ground disturbance as would have taken place beneath the buildings. The robust nature of archaeological remains of this type and period i.e. brick walls, stone flagstones, cobbled surfaces, lined drains and similar would certainly support this.
	9.3.3 In the car park to the south of the Manchester Reform Synagogue, there is high potential that remains associated with a plumbers’ and printers’ premises (WSP | PB5) and late 18th/early 19th century workers’ housing (WSP | PB6) to survive below ground. There is also potential for the remains of late eighteenth and early nineteenth century workers’ housing which predated the commercial premises to be present.
	9.3.4 In the car park to the east of the Manchester Reform Synagogue, the remains of a coal yard, rags store and a row of workers’ housing (WSP | PB2) may survive below ground. There is also likelihood that for earlier remains associated with early to mid-nineteenth century double depth and back to back housing and courtyard developments may also be present.
	9.3.5 The part of the Study Area which is currently occupied by the twentieth century kitchen extension to the Sir Ralph Abercromby public house was occupied by workers’ housing which appears on mapping in the mid-nineteenth century. There is medium potential that remains associated with this housing survive below the modern structure; however the extent to which its foundations have truncated the remains is unknown. Cartographic evidence suggests the public house itself was constructed on previously developed land, which has potential to yield evidence for Romano-British occupation, although the concentration of evidence from this period is concentrated outside and to the southwest of the Study Area. The ephemeral nature of remains dating to the Prehistoric period suggests that the survival of any such remains is very unlikely.
	10.1.1 Heritage assets of less significance that those of national importance may undergo preservation by record (intrusive), where Regional / County or Local / Borough significance can be demonstrated. Furthermore, the NPPF (2012) in paragraph 128 states the requirement for the evaluation of assets where their significance is not fully understood. The full character, extent, survival and significance of below-ground remains within the Proposed Scheme are at present unknown and warrant intrusive investigation, and particularly within the area of high archaeological potential (Figure 3). Trial trenching is appropriate for this area, although some health and safety access restrictions will apply and particularly within the courtyard of the Police Headquarters if extant during these site investigations. The trenches will be located to target the archaeological resource as shown the historic mapping.
	10.1.2 Should proposals go ahead for the demolition of the Sir Ralph Abercromby public house, the groundworks associated with the clearance of the building should be monitored by an archaeologist (archaeological watching brief), as the remains of nineteenth century housing, associated courtyards and to a lesser extent Romano-British features have the potential to survive  in this location.
	10.1.3 A programme of investigative fieldwork comprising the excavation of four evaluation trenches has been devised in consultation with the GMAAS Heritage Management Director. This fieldwork is intended to determine the extent, depth, function, chronology and relative significance of any archaeological deposits, and if necessary will serve to inform further stages of more detailed archaeological mitigation and appropriate recording of significant remains.
	10.1.4 Historic England state that “...future strategies must underpin the need for investigation of threatened and unthreatened sites by defining priorities based upon a rigorous, consistent and comprehensive assessment of the archaeological resource' (Frameworks for our Past 1996). With this in mind, the primary goals of the archaeological research strategy devised in November 2003 by UMAU must be considered when assessing the significance of assets within the Study Area. In summary these include an advanced understanding of Manchester's archaeology particularly in those periods which are the most important regionally and nationally, namely the Post-medieval and Industrial periods, since Manchester transformed the world through combining industrialisation and urbanisation (UMAU 2003, 60). A second agenda is to establish the most important surviving archaeological and historic environment resources within the city and thus improve their protection (ibid).
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	Appendix 12.1 Jacksons Row ADBA Nov'16
	Jacksons Row ADBA November 2016
	1.1.1 WSP | Parsons Brinckerhoff (WSP | PB) was commissioned by St Michael’s Partnership to undertake an archaeological desk-based assessment (ADBA) of the Proposed Scheme in support of a planning application for redevelopment of the Site. This was duly undertaken in February 2016.  None of the 27 heritage assets identified within the Study Area have statutory designation or are of national importance. Six assets were identified within the boundaries of the Proposed Scheme and  comprise the sites of late 19th century commercial properties including a packing warehouse and beer store (WSP | PB1), a row of workers’ housing, a coal yard and rags store (WSP|PB2), a fire station and two former passages (WSP | PB3),  a packing warehouse (WSP | PB4), the site of a late nineteenth century warehouse, a plumbers’ and printers’ premises (WSP | PB5) and the sites of late 18th / early 19th century workers’ housing (WSP | PB6). There is also the potential for other remains associated with early to mid-nineteenth century double-depth and back to back housing, courtyard developments and a cotton dye works to survive.
	1.1.1 WSP | Parsons Brinckerhoff (WSP | PB) was commissioned by St Michael’s Partnership to undertake an archaeological desk-based assessment (ADBA) of the Proposed Scheme in support of a planning application for redevelopment of the Site. This was duly undertaken in February 2016.  None of the 27 heritage assets identified within the Study Area have statutory designation or are of national importance. Six assets were identified within the boundaries of the Proposed Scheme and  comprise the sites of late 19th century commercial properties including a packing warehouse and beer store (WSP | PB1), a row of workers’ housing, a coal yard and rags store (WSP|PB2), a fire station and two former passages (WSP | PB3),  a packing warehouse (WSP | PB4), the site of a late nineteenth century warehouse, a plumbers’ and printers’ premises (WSP | PB5) and the sites of late 18th / early 19th century workers’ housing (WSP | PB6). There is also the potential for other remains associated with early to mid-nineteenth century double-depth and back to back housing, courtyard developments and a cotton dye works to survive.
	1.1.1 WSP | Parsons Brinckerhoff (WSP | PB) was commissioned by St Michael’s Partnership to undertake an archaeological desk-based assessment (ADBA) of the Proposed Scheme in support of a planning application for redevelopment of the Site. This was duly undertaken in February 2016.  None of the 27 heritage assets identified within the Study Area have statutory designation or are of national importance. Six assets were identified within the boundaries of the Proposed Scheme and  comprise the sites of late 19th century commercial properties including a packing warehouse and beer store (WSP | PB1), a row of workers’ housing, a coal yard and rags store (WSP|PB2), a fire station and two former passages (WSP | PB3),  a packing warehouse (WSP | PB4), the site of a late nineteenth century warehouse, a plumbers’ and printers’ premises (WSP | PB5) and the sites of late 18th / early 19th century workers’ housing (WSP | PB6). There is also the potential for other remains associated with early to mid-nineteenth century double-depth and back to back housing, courtyard developments and a cotton dye works to survive.
	1.1.2 Archaeological evidence from the surrounding area suggests there is potential for unknown previously unrecorded assets to also be present within the Study Area and possibly dating from the prehistoric and Romano-British periods.
	1.1.3 The results of the ADBA suggest that excavation works relating to the Proposed Scheme are likely to disturb any surviving remains associated with the known assets and potential archaeological remains.
	1.1.4 Eighteenth and nineteenth century remains of the type likely to be present at the Site are often very robust and survive well. Due to the high potential for archaeological remains to be present, a programme of investigative fieldwork comprising the excavation of four evaluation trenches has been devised in consultation with the GMAAS Heritage Management Director. This fieldwork is intended to determine the extent, depth, function, chronology and relative significance of any archaeological deposits, and if necessary will serve to inform further stages of more detailed archaeological mitigation and appropriate recording of significant remains.
	2.1.1 The detailed planning application is for a mixed use development comprising residential dwellings, a hotel, synagogue, a number of restaurants and bars, retail provision and office space. The Proposed Scheme also proposes public realm areas, amenity space, and elevated gardens, revised access, car parking, landscaping and pedestrian routes through the Proposed Scheme. The Site will be cleared of the existing uses prior to development.
	2.1.2 (WSP | PB) was commissioned by St Michael’s Partnership to undertake an archaeological desk-based assessment of the Site in support of the planning application. The assessment considers the potential for below-ground archaeological remains only, and the built heritage assessment including setting is being undertaken separately.
	2.2.1 The Proposed Scheme is located in Manchester City centred on SJ 83657 98026 (Figure 1) and covers an area of approximately 0.56 hectares. A former Police Headquarters occupies the eastern half of the Site and this is four storeys in height and features a basement and central courtyard area. The western half of the Site comprises a public house, the Manchester Reform Synagogue and car parking areas. The elevation on-site gently decreases from approximately 39.5m AOD in the northeast corner to approximately 36.0m AOD in the southwest corner.
	2.2.2 The Site lies to the immediate south of Jackson’s Row, with a five storey building beyond of mixed use including office space, cafes, a gymnasium, and nightclub. To the south lies Bootle Street and the Albert Hall theatre, an office, restaurants, and a public house. The western boundary is formed by 210 Deansgate; an office building with retail units on the ground floor, and Deansgate itself beyond. To the east lies South Mill Street and the Friends Meeting House.
	2.2.3 Published geological mapping (BGS 2004) indicates that the eastern half of the Site, beneath the former Police Headquarters, is underlain by Glacial Till and Chester Pebble Beds Formation of the Sherwood Sandstone Group. Mapping indicates that the western half of the Site is underlain by the Chester Pebble Beds Formation. Glacial Fluvial Sheet Deposits (sand and gravel) outcrop immediately to the south of the eastern half of the site.
	3.1.1 National planning policies on the conservation of the historic environment are set out in the NPPF, which was published by the Department of Communities and Local Government (DCLG) in 2012. Sites of archaeological or cultural heritage significance that are valued components of the historic environment and merit consideration in planning decisions are grouped as 'heritage assets'. The NPPF states that "heritage assets are an irreplaceable resource" the conservation of which can bring "wider social, cultural, economic and environmental benefits." (DCLG 2012, Section 12, paragraph 126). It also states that the "significance of any heritage assets affected including any contribution made by their setting... should be understood in order to assess the potential impact (op cit, 128). In addition to standing remains, heritage assets of archaeological interest can comprise sub-surface remains and, therefore, assessments should be undertaken for a site with potential below-ground archaeological deposits.
	3.1.2 It is normally accepted that non-designated heritage assets will be preserved by record, in accordance with their significance and the magnitude of the harm to or loss of the asset as a result of the proposals to "avoid or minimise conflict between the heritage asset's conservation and any aspect of the proposals." (op cit, 129). Non-designated heritage assets of archaeological interest will also be subject to the policies reserved for designated heritage assets if they are of equivalent significance to Scheduled Monuments (op cit, 132).
	3.1.3 Relevant policy can be found in the Extant Unitary Development Policies (UDP) within the Citywide Development Control Policies, Section 20:
	3.1.4 The Council will give particular careful consideration to development proposals which affect scheduled ancient monuments and sites of archaeological interest, to ensure their preservation in place. In particular:
	3.2.1 During February 2014 the Greater Manchester Archaeological Advisory Service (GMAAS) Heritage Management Director was consulted regarding the nature of the archaeological resource both within the limits of the scheme and the immediate  vicinity of the Site. A programme of trial trenching was suggested for the car parking areas, although this was prior to any detailed investigation of the Proposed Scheme having taken place. The client is advised to submit this assessment to the Heritage Management Director at GMAAS.
	3.2.2 Although the focus of the ADBA is the Site, a wider area and archaeological contextual background is presented for the general area of the scheme. A Study Area of approximately 250m extending out from the limits of the Proposed Scheme was applied for the identification of all known and potential below-ground heritage assets types (Figure 2).
	3.2.3 The technical terminology applied to the assessment process is based on that contained within the NPPF Planning Practice Guide (DCLG 2014) and the Cultural Heritage Section (Volume 11, Section 3, Part 2) of the Design Manual for Road and Bridges (DMRB) issued by the Highways Agency in 2007. This latter document has been widely adopted throughout the heritage industry as a baseline. However, the terminology has been enhanced as appropriate throughout this report and professional judgement is applied throughout.  For the ease of presentation in this document, cultural heritage features are referred to as heritage assets.
	3.2.4 The assessment considers below-ground archaeological remains only. The assessment of built heritage including a setting assessment has been undertaken by Stephen Levrant of Heritage Architecture Ltd and presented in a separate document.
	3.2.5 The assessment is based on the development proposals as presented at the time of compiling this report. Any comments received on this document from the GMAAS Heritage Management Director should be taken into consideration for future assessment or investigations.
	3.3.1 In addition to compliance with the NPPF this ADBA has been compiled in accordance with professional standards and guidance. The standards and guidance which relate to this assessment are:
	4.4.1 This section presents an overview and order of presentation of the assessment process. Detailed method statements are included as appropriate within each section highlighted below.
	4.4.2 Aims and Objectives: The ADBA will aim to gain an understanding of the archaeological resource in order to achieve the objectives stated below:
	4.4.3 Baseline Condition (Section 5): This section presents a summary of the historical and archaeological background of the general area. It is presented by historical period, and has been compiled in order to place the Study Area into a wider archaeological context.
	4.4.4 Gazetteer of Heritage Assets (Section 6): This presents a tabulated list of assets within the 250m Study Area.
	4.4.5 Statement of Importance/Sensitivity (Section 7): The importance or sensitivity of the heritage assets identified is judged in a neighbourhood, local, county/regional, national and international context. The importance or sensitivity of an asset informs the mitigation strategy required in the event of predicted harm to the significance of the asset.
	4.4.6 Cultural Heritage Significance (Section 8):  A statement of cultural heritage significance is presented for those assets that will be subject to an adverse or harmful impact from the Proposed Scheme (Section 9). The NPPF specified heritage values: historical, aesthetic, architectural and archaeological interests are discussed as appropriate.
	4.4.7 Potential Harm (Section 9): The level of potential harm to the significance of the heritage assets as a result of the Proposed Scheme on built heritage or buried archaeological remains will be determined. Similarly, any positive impacts are presented.
	4.4.8 Investigation or Mitigation Strategy (Section 10): Suitable mitigation measures, where possible, to avoid, reduce, or remedy adverse impacts are presented. Suggestions for further investigation of significance are presented as appropriate.
	5.1.1 The principal source of information consulted was the Greater Manchester Historic Environment Record (HER); this is a database of all known archaeological sites in the municipal area, and it was  consulted to establish the known heritage assets within the Site and wider Study Area.
	5.1.2 A review of publicly available data including reports on any archaeological work conducted in or near the Study Area was undertaken. Historic maps were studied including but not exclusive to Ordnance Survey. The results of the data collection are presented in the gazetteer Section 6 and on Figure 2.
	5.1.3 The Site was visited in February 2016 in order to assess its character, identify any visible archaeological assets and assess possible factors which may affect the survival or condition of known or potential assets (Figure 2). A photographic archive was compiled and a selection of images is presented as Plates 6 and 7 in the appendix to this report. At the time of visit, the Site comprised standing buildings which include the Police Headquarters, the Sir Ralph Abercromby public house and the Manchester Reform Synagogue. Three car parks and a pub garden are also present.
	5.2.1The following section presents a brief summary of the historical and archaeological background of the general area. This is presented by historical period (Table 1), and has been compiled in order to place the Study Area into a wider archaeological context.
	5.2.2 The Proposed Scheme lies 0.5 km north-east of the Roman Fort of Mancunium. Evidence for a civilian settlement or vicus (415.2.0) has been found through archaeological excavation and chance finds on this side of the fort. The full extent of the vicus is uncertain but it is unlikely that it extended as far as the Proposed Scheme.
	5.2.3 The course of the Manchester to Ribchester Roman Road (14.1.0) is known to have extended from the north gate of the fort along an alignment which fell into the present line of Deansgate in the area of St Mary’s Street. In the late 18th century the local antiquarian, John Whitaker, reported the road could still be traced as low earth works in the gardens just north of the fort and in 1760 part of the road was discovered on this same alignment adjacent to property at the eastern end of Quay Street, and approximately 100m from the Proposed Scheme
	5.2.4 Deansgate is attested as a thoroughfare in the Medieval Period and modern research has identified the location of several properties known from documentary sources to have been located here at that date (Morris 1983, 39). A plan of Manchester in 1650 (Plate 1) shows the nucleus of the medieval town to the north of the Proposed Scheme, which at this time comprises fields.
	5.2.5 A small deer park, Aldport Park, was present at the southern end of Deansgate and was documented in 1282 up until about 1599. Its boundaries are believed to have been the Irwell and Medlock rivers and the approximate line of the later Quay Street and Peter Street on the north. No evidence has been found to suggest the park, which on its ‘landward’ sides is likely to have been bounded by a bank and ditch, extended as far north as the Proposed Scheme (
	5.2.6 Manchester saw extraordinary growth and changes from the late 18th century to the mid-19th century when it became the archetypal City of the industrial age. It is in this period that Manchester’s industrial heritage can claim to have international importance (Redhead 2010, 53).
	5.2.7 The rapid factory-based industrialisation saw a phenomenal rise in population. Manchester nearly doubled its size between 1801 and 1821 from 75,281 to 126,066 people, and then more than doubled it by 1851, when there were 303,382 people within the new borough (Hartwell 2001, 17). This new population required huge amounts of housing and between 1773 and 1821 the number of dwellings in the city rose from 3446 to 17,257 (Kidd 2002, 38), and by 1851 had reached nearly 50,000 houses (Nevell 2011).
	5.2.8 In the late 18th century, workshop dwellings were a common form of housing and which generally had three storeys, a yard and a basement with a top floor having a characteristic long row of window lights to add domestic weaving (Redhead 2010).  Such dwellings were characteristic of the proto-industrialisation process which relied heavily on hand-manufacturing processes particularly in the textile sector (Palmer 2004, 3-7).
	5.2.9 Whilst such vernacular workshop dwellings represented on the whole good quality, single-family, artisan housing, by the end of the eighteenth century the rapid industrialisation of Manchester had begun to lead to a decline in housing standards and a sharp rise in population densities. These conditions would culminate in the overcrowded and insanitary living spaces recorded by Engels, Kay, Reach and other social commentators during the 1830s and 1840s. John Aikin (1795, 193) was probably the first to detail these problems, noting in 1795 that ‘in some parts of the town, cellars are so damp as to be unfit for Habitations; … I have known several industrious families lost to the community, by a short residence in damp cellars’.
	5.2.10 The population rise had a dramatic effect upon housing as dwellings were thrown up in every available space within the working class areas. Back to back dwellings arranged in narrow courts, which provided communal yard spaces and latrines, were especially commonplace in the 1830’s and 1840’s.These properties encapsulate many of the features of later slum housing; small domestic unit size, poor lighting, restricted access through narrow alleyways and a lack of sanitation. When the poet and historian Robert Southey visited Manchester in 1808 he commented ‘The dwelling of the labouring manufacturers are in narrow streets and lanes blocked up from light air....crowded together because every inch of land is of such value, that room for light and air cannot be afforded to them’ (Bradshaw 1987, 24).
	5.2.11 These and other nineteenth century commentaries can be amplified by the growing body of excavated domestic dwellings in the City centre. An excavation in the west of the Study Area along Hardman Street, exposed foundations of buildings and other structures which date predominately to the 18th century which included the remains of early back to back housing in addition to privies, house yard wall and brick drains. The excavation also recovered the remains of a 18th/19th century hat factory and chemical works (UMAU 2005).
	5.2.12 At the beginning of the 20th century, Manchester was reaping the benefits of the one of the most ambitious municipal undertakings of the 19th century, the Manchester Ship Canal, which opened in 1894. It cushioned the City from the worst effects of the interwar recession. The cotton industry, which had been in decline since the 1930s had collapsed by the 1950s and the most dramatic period of industrial decline began in the late 1960s. In the centre the emphasis was at first on rebuilding war-damaged and run down areas. The Manchester Reform Synagogue was built on the site of a bomb-damaged building in 1952, using money from the War Damage Commission, after the previous synagogue building was destroyed on 1 June 1941 during the Manchester Blitz (Hartwell 2001).
	5.3.1 There are no recorded archaeological interventions within the Study Area.
	5.4.1 A plan of Manchester produced in 1650 (Plate 1) depicts the nucleus of the medieval town to the north of the Proposed Scheme which at this time is agricultural in nature. By 1772 and as shown on Tinkers map (Plate 2), a street plan had been laid out. No detail of the flanking housing no detail of the individual properties is presented.  The streets extend into the Site. It is likely the properties are workshop dwellings which commonly featured attic-floor workshops above tenement housing in the basements, ground and first floors. The central part of the Site appears devoid of development, however due to the map’s low level of detail this may be misleading.
	5.4.2 Almost fifty years later Casson and Berry’s map of Manchester in 1820 (Plate 3) presents the housing described above in more detail. Rows of adjacent properties are shown fronting on to Jackson’s Row (denoted as Street on the map) and Bootle Street with associated yards to the rear. The central part of the Proposed Scheme is now occupied by garden or allotment plots, each flanked by passageways which lead to a central alleyway.
	5.4.3 The Ordnance Survey (OS) map of 1849 (Plate 4) presents evidence suggesting that by the mid nineteenth century the street pattern had changed slightly with the addition of two north/south aligned roads - Roger’s Row and South Sea. The Study Area is occupied by workers’ housing of various standards which include rows of back to backs, double- depth houses and courtyard developments such as Brown’s Court and Taylor’s Court. A cotton dye works occupies the north-east corner of the Proposed Scheme and a Quaker’s burial ground and church lies just outside of it to the west.
	5.4.4 Goads Insurance Plan of 1886 (not reproduced) indicates that by late nineteenth century, the majority of worker’s housing had been replaced by commercial properties which included livery stables, beer stores, joiners and printers in addition to a public house.  In the east of the Study Area, workers’ housing has been demolished and Rodger’s Row removed to make way for a fire brigade station. The cotton dye works identified on previous mapping has also been replaced with a packing warehouse featuring basements. Surviving dwellings from the mid-nineteenth century include a cluster of three storey back-to-backs and a courtyard development around Browns Square in the south-east corner of the Site. A single line of two storey dwellings also survives immediately north of Sayers Court.
	5.4.5 The OS map of 1896 (Plate 5) shows little change had taken place in ten years other than the addition of housing immediately south of the public house. The next significant change relates to the mid-twentieth century, as illustrated by the OS map of 1948. With the exception of the public house, all earlier buildings have been demolished and plots left open or replaced with modern structures, the largest of which is the Police Headquarters, constructed in 1934 on the site of the fire station and packing warehouse.  The mapping also indicates bomb damage to the north-east corner of the Proposed Scheme. This area is later occupied by the Manchester Reform Synagogue.
	5.4.6 On present day OS mapping the Study Area contains now vacant Police Headquarters Building, the Manchester Reform Synagogue, and the early nineteenth century public house (Sir Ralph Abercromby). The remaining spaces are open and include car parks and a pub garden.
	6.1.1 A total of 27 heritage assets are present within the 250m Study Area. Of these, six non-designated assets were identified from the analysis of historical mapping identified six non-designated heritage assets within the Study Area which are in addition to those listed in the HER. A list is presented in Table 2, below, and the locations of assets are presented on Figure 2.
	7.1.1 The sensitivity or importance of a heritage asset is judged in a neighbourhood, local, regional, national and international using the criteria presented below, Table 3, as a guideline.
	Of the assets to be affected by the Proposed Scheme, the following importance or sensitivity is applied, as shown in Table 4, below
	8.1.1 Cultural heritage significance is defined in Annex 2 of the NPPF as ‘The value of a heritage asset to this and future generations because of its heritage interest’. The NPPF is clear that ‘heritage interest’ may be archaeological, architectural, artistic or historic and that significance derives not only from an assets physical presence, but also from its setting. The NPPF definitions for the heritage value are provided in Table 5, below.
	8.1.2 Through the application of the values it is possible to define what it is that gives significance to a heritage asset and therefore warrants protection. The Proposed Scheme and its immediate environs encompass layers of archaeological and historical development, which may be valued for different reasons by different people, all of which should be taken into account in determining the overall significance.
	8.1.3 The statement of significance is applied where it is considered that the Proposed Scheme will cause harm to the significance of the asset, and therefore not all of the assets presented in the gazetteer are included in the statement.
	8.1.5 The archaeological process (research, fieldwork investigation and reporting) is now the only way of revealing the extent and quality of nineteenth century workers housing in Manchester, and the recent economic boom and consequent building activity, has provided the opportunity to study industrial housing in one of the world’s shock cities, where ideas of society, economy, of the way people lived and worked, were turned on their heads, leading the country in to the modern age.
	8.1.6 Back to back houses such as those which once occupied the Study Area, no longer exist in Manchester, therefore archaeological investigations of the buried remains are particularly important and can help reveal how this type of housing developed during the nineteenth century The investigation of workers’ housing and the cotton factories, warehouses, the narrow alleyways and courts that were packed in between them will lead to a better understanding of land ownership and the impoverished social conditions which emerged at the turn of the century.
	8.1.7 The Study Area was historically occupied by worker’s housing which varied in size and plan form. This basic form of vernacular architecture epitomised this period of unplanned and unrestricted growth, typical of many contemporary industrializing cities and reflected changes in urban settlement that were unprecedented in scale and speed of transformation (Nevell, 2011).
	8.1.8 In the nineteenth century the lives of the communities occupying the ‘slum’ dwellings of the type which once stood on the Site  featured in novels of the period Amongst these were authors such as Elizabeth Gaskell,1848 (
	9.1.1 The CIfA 'Standard and Guidance for Historic Environment Desk-based Assessment' (2014) considers that an assessment of the cultural heritage significance of heritage assets (Section 8) should identify the potential impact of proposed or predicted changes on the significance of the asset and the opportunities for reducing that impact. Paragraph 129 of NPPF states that this evidence should be taken into account when considering the impact of a proposal.
	9.1.2 Key impacts are defined as those that would potentially harm the cultural heritage significance of the heritage asset and so consideration is afforded to the heritage values of the assets (See Section 8).
	9.1.3 The level of harm to cultural heritage significance is the basis of assessing the significance of impact. The level of harm is often difficult to define. However, substantial harm is taken to be ‘total loss of significance of a heritage asset’ (NPPF 2012, paragraph 133) which implies loss of the asset, loss of its heritage values and its setting. Furthermore, NPPF Planning Policy Guidance (revised 2014) states that ‘even minor works have the potential to cause substantial harm. It goes on to state ‘It is the degree of harm to the asset’s significance that is to be assessed rather the scale of the development’. Consequently, this provides a baseline for varying levels of harm with less than substantial being harm, slight harm, or negligible, as defined in Table 6.
	9.2.1 This section looks in detail at the impact of the proposed construction works, including excavation for foundations and services, upon the archaeological remains and the predicted level of harm to the significance of the archaeological assets.
	9.2.2 The extent of any previous disturbance to buried archaeological remains is an important factor in assessing the potential impact of the Proposed Scheme. Using the information collected during the map regression analysis it has been possible to define disturbed areas within the Site, and also suggest areas of less disturbance (Figure 3).
	9.2.3 The Proposed Scheme has the potential to impact upon buried archaeological remains dating to the Industrial Period and comprising a row of workers’ housing, a coal yard and rags store (WSP | PB2), a fire station and two former passages (WSP | PB3), a packing warehouse (WSP | PB4), a late nineteenth century warehouse in addition to a plumbers’ and printers’ premises (WSP | PB5) and late 18th/early 19th century workers’ housing (WSP | PB6).
	9.2.4 The proposed intrusive works will include excavations up to 13.5m below ground level (bgl) across the Site. Construction related excavation associated with geotechnical trial pitting, boreholes, foundations, landscaping, services, and ground levelling for instance, has the potential to cause substantial harm to the known and hitherto unrecorded assets.
	9.3.1 Historic development within the footprint of the Police Headquarters will almost certainly have caused some level of disturbance to the buried archaeological remains, and most significantly to the sites of the fire station, two former passages (WSP | PB3), and a packing warehouse (WSP | PB4). The extensive basement levels of the Manchester Reform Synagogue suggest that archaeological features or deposits are also unlikely to survive in this location (Figure 3).
	9.3.2 However, there is the potential for the buried remains of the archaeological assets to survive in-situ within the open courtyard of the Headquarters (Figure 3).  It is not anticipated that this area will have undergone the same level of ground disturbance as would have taken place beneath the buildings. The robust nature of archaeological remains of this type and period i.e. brick walls, stone flagstones, cobbled surfaces, lined drains and similar would certainly support this.
	9.3.3 In the car park to the south of the Manchester Reform Synagogue, there is high potential that remains associated with a plumbers’ and printers’ premises (WSP | PB5) and late 18th/early 19th century workers’ housing (WSP | PB6) to survive below ground. There is also potential for the remains of late eighteenth and early nineteenth century workers’ housing which predated the commercial premises to be present.
	9.3.4 In the car park to the east of the Manchester Reform Synagogue, the remains of a coal yard, rags store and a row of workers’ housing (WSP | PB2) may survive below ground. There is also likelihood that for earlier remains associated with early to mid-nineteenth century double depth and back to back housing and courtyard developments may also be present.
	9.3.5 The part of the Study Area which is currently occupied by the twentieth century kitchen extension to the Sir Ralph Abercromby public house was occupied by workers’ housing which appears on mapping in the mid-nineteenth century. There is medium potential that remains associated with this housing survive below the modern structure; however the extent to which its foundations have truncated the remains is unknown. Cartographic evidence suggests the public house itself was constructed on previously developed land, which has potential to yield evidence for Romano-British occupation, although the concentration of evidence from this period is concentrated outside and to the southwest of the Study Area. The ephemeral nature of remains dating to the Prehistoric period suggests that the survival of any such remains is very unlikely.
	10.1.1 Heritage assets of less significance that those of national importance may undergo preservation by record (intrusive), where Regional / County or Local / Borough significance can be demonstrated. Furthermore, the NPPF (2012) in paragraph 128 states the requirement for the evaluation of assets where their significance is not fully understood. The full character, extent, survival and significance of below-ground remains within the Proposed Scheme are at present unknown and warrant intrusive investigation, and particularly within the area of high archaeological potential (Figure 3). Trial trenching is appropriate for this area, although some health and safety access restrictions will apply and particularly within the courtyard of the Police Headquarters if extant during these site investigations. The trenches will be located to target the archaeological resource as shown the historic mapping.
	10.1.2 Should proposals go ahead for the demolition of the Sir Ralph Abercromby public house, the groundworks associated with the clearance of the building should be monitored by an archaeologist (archaeological watching brief), as the remains of nineteenth century housing, associated courtyards and to a lesser extent Romano-British features have the potential to survive  in this location.
	10.1.3 A programme of investigative fieldwork comprising the excavation of four evaluation trenches has been devised in consultation with the GMAAS Heritage Management Director. This fieldwork is intended to determine the extent, depth, function, chronology and relative significance of any archaeological deposits, and if necessary will serve to inform further stages of more detailed archaeological mitigation and appropriate recording of significant remains.
	10.1.4 Historic England state that “...future strategies must underpin the need for investigation of threatened and unthreatened sites by defining priorities based upon a rigorous, consistent and comprehensive assessment of the archaeological resource' (Frameworks for our Past 1996). With this in mind, the primary goals of the archaeological research strategy devised in November 2003 by UMAU must be considered when assessing the significance of assets within the Study Area. In summary these include an advanced understanding of Manchester's archaeology particularly in those periods which are the most important regionally and nationally, namely the Post-medieval and Industrial periods, since Manchester transformed the world through combining industrialisation and urbanisation (UMAU 2003, 60). A second agenda is to establish the most important surviving archaeological and historic environment resources within the city and thus improve their protection (ibid).
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