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INTRODUCTION

This Supporting Planning Statement ('SPS’) has been prepared by Asteer Planning LLP
(‘Asteer Planning’) on behalf of Anwyl Homes and the Greater Manchester Youth
Federation ('GMYF’) (formerly known as The Boys’ and Girls’ Club of Greater Manchester)
(‘the Applicant’) in support of a full planning application at land off Wilbraham Road,

Chorlton, Manchester (‘the site’).
The description of development is as follows:

“Full planning application proposing the erection of a residential development (Use Class
C3a), with associated infrastructure, including landscaping, ecological mitigation, drainage,
car parking, access from Wilbraham Road, demolition of garage to the rear of 354 Wilbraham

Road and other associated works.”

This document provides a detailed description of the application site and development
proposals and the relevant planning considerations. It considers the proposals in light of

national and local planning policy and details the key benefits of the scheme.

The proposed development is described fully in the Design and Access Statement
prepared by APD and presented on the application drawings. The application proposals
have been developed in consultation with Manchester City Council (‘MCC’) Officers and
other key stakeholders. A community consultation exercise has been undertaken by the
Applicant and the community consultation process is described fully in the Statement of
Community Involvement prepared by UK Networks and summarised in Section 4 of this
SPS.

Background

The site, aside from the area of land proposed for ecological mitigation, is owned by The
Greater Manchester Trust for Recreation (working name “GMYF”) and previously known as
Boys’ and Girls’ clubs of Greater Manchester). GMYF, is a registered charity, whose origin
dates to the mid 1800’s. The ecological mitigation area is owned by the St Margaret’s

Centre. This area is hereafter referred to as the ‘ecological area’.

As detailed in Section 2 of this SPS, GMYF has been operating in an extremely challenging
environment owing to a long period of sustained funding cuts and the impacts of the Covid-
19 pandemic. Following a strategic review, the charity is undertaking a rationalisation of
redundant land that it owns to enable reinvestment in several critical areas of the charity,

such as safeguarding, activities and trips, governance and a new team of youth workers,

1
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11

to ensure that the 125 year old charity is able to support its affiliated clubs, volunteers and

young people across Greater Manchester for many years to come.

In view of the above, GMYF has selected Anwyl Homes as the preferred developer for land
off Wilbraham Road and the receipt from the sale of the land will be reinvested into the
Charity to deliver on their charitable objectives, which aim to create opportunities for as

many young people as possible in Greater Manchester.

Anwyl is a proud family builder whose history dates back to the 1930s. Having initially
started in the Rhyl area, Anwyl Homes has grown rapidly and is operating within two
regions namely Anwyl Homes Cheshire & North Wales and Anwyl Lancashire (based in
Chorley) with the aim of building around 800 homes per year. Further information about

Anwyl is provided at Section 3 of this SPS.

Supporting Information

The following information has been submitted in support of this full planning application:

Application form, relevant land ownership certificate (duly signed) and relevant planning

application fee;
Covering letter prepared by Asteer Planning;

This Supporting Planning Statement (including Affordable Housing Statement) prepared
by Asteer Planning;

Agronomy Report prepared by STRI;
Application drawings prepared by APD (Drawing Schedule enclosed at Appendix 1);
Air Quality Assessment prepared by Redmore Environmental;

Aboricultural Impact Assessment and Arboricultural Method Statement prepared by Tyler

Grange;
Broadband Connectivity Assessment prepared by GTech Surveys;
Construction Environmental Management Plan prepared by Anwyl Homes;

Crime Impact Statement prepared by Greater Manchester Police;

.Design and Access Statement (including Residential Standards Statement, Waste

Management Strategy, Blue and Green Infrastructure Statement) prepared by APD;
2
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Ecological Impact Assessment prepared by Tyler Grange;
Ecological Enhancement Strategy prepared by Tyler Grange;
Environmental Standards Statement prepared by Watt Energy;

EV Charging Specification;

Flood Risk Assessment and Drainage Strategy prepared by RSK;
Heritage Statement prepared by RPS;

Landscape Ecological Management Plan prepared by Tyler Grange;
Landscaping scheme prepared by Tyler Grange;

Lighting Impact Assessment prepared by BWB;

Local Labour Proposal prepared by Anwyl Homes;

Noise Impact Assessment prepared by E3P;

Playing Pitch Mitigation Strategy prepared by Sports Planning Consultants;
Phase | Geoenvironmental Site Assessment prepared by E3P;
Phase Il Geoenvironmental Site Assessment prepared by E3P;
Statement of Community Involvement prepared by UK Networks;

Transport Assessment prepared by Focus; and,

Television and Radio Reception Impact Assessment prepared by GTech Surveys.

Waste Proforma prepared by APD.



Land off Wilbraham Road, Chorlton November 2022

2

2.1

22

2.3

2.4

2.5

GREATER MANCHESTER YOUTH FEDERATION

This section provides the background to GMYF who own all of land which is proposed for

housing development.

Background

The origin of GMYF dates to the mid 1800’s. The founding ‘Lads’ Clubs’ were established
in Manchester and Salford by groups of businessmen as a solution to the growth of
‘Scuttling Gangs’, which had come to prominence in many of the poorest communities in
the area. Representing and defending particular streets, these gangs would meet on waste
ground and battle one another using a variety of lethal weapons. The original clubs, some
more than 500 members, were formed to provide a basic education and positive
recreational opportunities in a safe and secure environment to distract young men from

crime.

In order to fulfil the ambition, the founding fathers bought various parcels of land across
Manchester and Salford to provide playing fields for football. As part of the requirement to

use the playing fields, the young men were required to join one of the youth clubs.

Although many of the original clubs have disappeared (Adelphi Lads’ Club) or are now
under the ownership and control of their own charity (Salford Lads’ Club), the movement
continues today with the same ethos of providing a programme of positive, focused
activities and training for the young people and volunteers of GMYF's affiliated clubs. As
well as clubs in Manchester and Salford, they can now also be found across Trafford,

Stockport, Tameside, Rochdale and Oldham.

Current Status

GMYF currently works with a wide variety of voluntary youth groups and projects
throughout the most disadvantaged communities of Greater Manchester. These provide a
diverse range of opportunities for young people and volunteers. The programmes aim to
provide as many opportunities as possible for young people to grow and be the best that
they can be, helping them to move beyond their boundaries. In simple terms, it is about
getting young people off the streets, into clubs and doing something positive with their
time. The mission is ‘Supporting Aspiration, Creating Opportunities’ and this is delivered
through boxing, football, the Duke of Edinburgh Award Scheme, table tennis, outdoor

pursuits, art, media, sound and many more activities.
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The charity owns land across Manchester and Salford, including the application site. GMYF

also holds the lease of premises in Wythenshawe, Blakeley and Partington.

Any use of land or other facilities owned and operated by GMYF is on a not-for-profit basis
to meet the requirements of its charitable constitution. GMYF is not allowed (under its
constitution) to enter into legal or other arrangements with organisations that do not share
their charitable objectives. GMYF supports a variety of other clubs in Manchester in Moss

Side, Collyhurst, and Chorlton, including:

e Norbrook, Wythenshawe;

e Jimmy Egan’s Boxing Club, Wythenshawe;
¢ Whitemoss, Blackley;

e Swinton Junior FC;

e Sreamin Wheels;

e Didsbury FC; and,

e Stockport Boys and Girls.

Charity Assets and Current Investment

Land owned by the charity is part of its restricted endowment assets. This means that it is
free from restrictions that would prevent sale but that any money arising from a sale

cannot be spent by the charity without specific charity commission consent.

In accordance with regulations, any funds received by the Charity from the sale of land is
restricted. This means the Charity can only use the interest from the restricted money to
fund activities; or alternatively they can use the restricted money to fund capital projects,
for example Jimmy Egan’s boxing gym. The Charity cannot use restricted money on a day-
to-day basis and therefore the Charity must always retain a high level of capital so that

they can generate enough interest to fund activities.

Over the last few years, the charity has embarked on a new strategy centred around
‘Supporting Aspiration, Creating Opportunities’ and the Trustees identified a number of

initiatives to fulfil this aim which have all required significant financial investment:

¢ New premises in Partington, Trafford. The Partington Youth Centre is a refurbishment

of a 1960’s purpose-built youth centre. The aim is to provide purposeful youth
5
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activities form 3pm until 10pm 5 days a week and in the long term open at the
weekends. During the daytime the premises will be open for community activities. The
charity has taken a 99-year lease from Trafford Council and the premises at Partington
was recently opened and operates evening clubs on Monday - Thursday. The centre at
Partington has been so successful GMYF already need to make further investment

into additional staff.

e Duke of Edinburgh (DofE) Award Scheme. The charity has invested in a full-time
employee to lead on this initiative. The task is now to provide proper training to youth
club volunteers to be able to deliver DofE Award scheme to the young people of
Greater Manchester. The charity’s aim is to reach those young people who are not
interested in doing this at school and to provide the scheme at a minimal cost (less
than £50). In connection with this, the charity will also be working with 0161 Project
and Collyhurst and Moston Boxing Club, delivering DofE to young people who would

otherwise be sent to a Pupil Referral Unit (“PRU").

e Creation of a grant funding stream for affiliated clubs to apply for equipment on a

quarterly basis.

e Funding for 40 nights of accommodation at Ormside, a residential activity centre
(owned by GMYF alongside Lancashire Boys’ and Girls’ Clubs), so that clubs can take
groups of young people into the outdoor environment at Ormside and experience

canoeing, climbing, teamwork and other activities.

e Employment of one senior and 3 junior youth workers to enable youth work to be

delivered in Partington and other clubs struggling to meet the needs of the age 13+

age group.

g E
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Future Investment

GMYF are in challenging times delivering youth work. The austerity years stripped much

money from budgets for young people and diminished their access to activities. Covid-19

has now decimated what is left. However, if GMYF are able to dispose of the application

site then the Charity has a clear vision for its future and would make significant investment

in a number of projects that will benefit young people in Greater Manchester, for example:

GMYF would like to invest a minimum of £0.5m in Jimmy Egan’s boxing gym in
Wythenshawe to improve the facilities and provide space for more young people to
box and train. GMYF are also looking for a new Boxing club base in Burnage so that

they can invest in this part of the City.

GMYF's centre in Blakeley is struggling to provide its services due to a lack of
volunteers and no funding to pay people. GMYF would like to employ 2 new full time
youth workers at the centre. This would cost GMYF approximately £75k per annum.
When GMYF employ youth workers (or anyone else), they keep to the following

principles:

- Permanent contracts based on a 35 hour working week or pro rata. GMYF

do not use zero hours contracts.

- GMYF are a Living Wage employer and none of their youth work staff are
paid less than £12.50p/h.

- GMYF invest in training and development as they want to have a team of
professional youth workers who are committed to their work, well

supported by their employer and well regarded by everybody.

GMYF want to start an apprenticeship scheme in September 2023, working alongside

Bolton University.

Expand the GMYF team by recruiting another five youth workers in 2023 to focus on
targeted work within associated Clubs with a view to increasing numbers over time.
This would strengthen bonds with the Club affiliates and offer an opportunity to share
skills, network together and develop the Federation's skill set. It also assists the Clubs
that are struggling to find sufficient volunteers to continue all the work they want to
do.
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e Now that GMYF have a blueprint for a successful Youth Centre reflected at the
Partington initiative, GMYF want to replicate this in new locations by securing another
disused building and breathing new life into it. GMYF have a proven model and a team

who can deliver these types of projects.

e Expand the use of Ormside to deliver transport, cover accommodation and activity
costs so that more young people could benefit from the full experience of outdoor
pursuits. GMYF believe this is intrinsic to the philosophy of the Federation and

everything the team can deliver.

e Afull funding package for the training of youth workers would be developed to degree
level if required for new and existing team members. This is essential for the
acquisition and retention of the GMYF team and to keeping team members motivated,

focused on the strategy and with the vision to grow the reach within the Club network.

e Widen GMYF's activity network throughout Greater Manchester so that young people
can experience the arts, water-based sports and interests. These activities require
significantly more funding and wider skills from the team therefore greater resources
from the Federation are required. Increase communication with GMYF’s Club network
to find out what resources they require and how GMYF can help. If more funding is
available, the Charity are better placed to support and improve their service provision
to their audiences. Similarly, if GMYF have more resources, the Charity can assist its
Clubs with dedicated Duke of Edinburgh staff at zero cost to support more young

people through the programme which they currently cannot offer on scale.

e Focus on enhancing grant funding stream to the Club network because GMYF would

have a wider proportion of funds available to be shared.

e Target the improvement of GMYF facilities and activities for the Club’s young people
by offering them food and a warm space in GMYF buildings which is something so

many of them lack at home thus improving their quality of life.

The Charity has ambitious plans and is focused on improving standards throughout the
Federation network with the development of a more highly skilled team, comprehensive
service provision with access to more challenging physical and mental activities for young
people, alongside the provision of up-to-date buildings that offer a safe and friendly
environment. The Charity will not be able to deliver these initiatives without significant

financial investment and therefore the funds from the sale of the application site are



Land off Wilbraham Road, Chorlton November 2022

critical to ensuring the Charity can sustain the services it currently provides and make

investment into new services to support youth work across Greater Manchester.

Land off Wilbraham Road

2.13 The last known use of land off Wilbraham Road was as playing pitches (primarily football).

2.14

2.15

However, this use ceased in 2016, as detailed in the timeline below:

April 1968 — GMYF purchased the land.

November 1994 - The charity leased the field to Manchester County Football

Association on a 20-year lease.
1999 - The lease was transferred to St. Bede's college.
2014 - The lease with St Bede's college ended with no request for its renewal.

June - August 2015 - Maine Road Football Club paid to use the field for overspill

training on a Thursday evening and some Saturdays.
17 September 2016 — The field was last used for football.

November 2017 — The charity received a business rate bill from the Council. The
charity explained that the field was no longer leased to the school and was no longer
being used for sports. The Council applied a 100% exemption and no business rates

have been paid since.

The fencing and gates surrounding the site were erected over 5-years ago and the site is

secure and inaccessible to the public. A signage strategy has also been implemented

making it clear that the site is private land. Periodically, GMYF has undertaken

maintenance and removed waste deposited by fly tippers. However, the site is largely

overgrown and un-managed.

Land off Wilbraham Road has been owned by GMYF since 1968 (more than 50 years) but

is no longer a feasible site for GMYF to operate from because:

e The site has no car parking area and no toilets or changing facilities;

e There is no floodlighting and therefore the fields have limited use in Autumn and

Winter months;

e The site does not have a dedicated area for supporters to gather and watch sports;

9
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e The site has Japanese Knotweed present to the rear of 196/197 Brantingham

Road, which is currently being treated (5-year treatment programme);

e The site is of poor quality from a levels and drainage perspective which means

that the fields cannot be used all year round because of waterlogged pitches;

e The annual cost of insuring the site and maintaining is more than the income that
the site generated and therefore the site is not a sustainable operation for the

Charity.

In view of the above, the site no longer meets the requirements of modern-day sports and
recreation use and therefore an alternative use for the site has been sought, albeit the
proposals include replacement playing field land, a Playing Pitch Mitigation Strategy has
been prepared by Sports Planning Consultants and submitted in support of this planning

application.

Summary

GMYF is a registered charity, whose origin dates to the mid 1800’s. GMYF currently works
with a wide variety of voluntary youth groups and projects throughout the most
disadvantaged communities of Greater Manchester. However, GMYF has been operating
in an extremely challenging environment due to a long period of sustained funding cuts
and the impacts of the Covid-19 pandemic. Therefore, following a strategic review, the
charity is disposing of redundant land it owns, such as the land off Wilbraham Road. The
receipt from the sale of the application site will be reinvested to deliver on GMYF's future
investment plans, which aim to create opportunities for as many young people as possible

in Greater Manchester.

Further funding is essential to allow the 125-year-old charity to continue to operate in the
long-term and to fulfil its aim of delivering a year-round programme of recreational and
educational opportunities to young people, volunteers and leaders within GMYF's affiliated

clubs that encourages them to reach their full potential.

10
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ANWYL HOMES

GMYF has selected Anwyl Homes as the preferred developer for the site. This section

provides the background to Anwyl Homes (“Anwyl”).

Background

Anwyl began in 1930 as a joinery and woodworking contractor. Anwyl’'s expansion into
house building began around 1940 and by 1980 they were building approximately 250
homes a year, mostly in the Rhyl area. By the end of the 1980s, Anwyl took the decision to
expand their activities much further afield, and in 2002 they also invested heavily in their
specialist woodworking workshop. This has allowed Anwyl to ensure that their thoughtful

approach is even more evident, as they can create bespoke staircases for their houses.

As well as continuing to create high quality, award-winning homes, Anwyl relocated in 2016
from their Rhyl base and moved into a new, purpose-built head office in Ewloe, Flintshire.
Since then, Anwyl Homes has grown rapidly and is operating within two regions namely
Anwyl Homes Cheshire & North Wales and Anwyl Lancashire (based in Chorley) and

currently deliver around 800 homes per annum.

All Anwyl's homes are constructed by local employees who are employed for their proven
expertise and experience in house building. Their skills are self-evident in the quality and
range of houses that Anwyl build, from compact and economical starter homes through to

spacious family houses, all designed to make life easier and more comfortable. Below is a

photograph of Anwyl’'s ‘The Fairways’ development in Handforth (Figure 1).

W i
i

Figure 1: The Fairways, Handforth

As recognition of Anwyl's thoughtful approach to creating high quality homes, Anwyl has

won many prestigious national awards over the years, including success at the UK Housing

11
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Awards, LABC Awards, Housing Innovation Awards, and winning the Insider North West

Housebuilder Award.

Summary

Anwyl is a proud family builder, with over 90 years of experience in the housebuilding
industry. Having initially started in the Rhyl area, Anwyl Homes has grown rapidly and is
operating within two regions namely Anwyl Homes Cheshire & North Wales and Anwyl

Lancashire (based in Chorley) with the aim of building around 800 homes per year.

12
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STATEMENT OF COMMUNITY INVOLVEMENT

A Statement of Community Involvement (‘SCI’) has been prepared by UK Networks and has
been submitted alongside this planning application. The SCI should be read in full, but this

section of the SPS provides a summary of the following:

1. Consultation with MCC - pre-application discussions with MCC planning, MCRACtive,

highways and flood teams and Greater Manchester Ecology Unit;

2. Consultation with Ward Councillors — pre-application discussions with Chorlton Park

Ward Councillors;

3. Consultation with Local Residents — community consultation with Chorlton Park ward

councillors and local residents.

Consultation with MCC
MCC Planning

An initial pre-application meeting was held with MCC'’s planning department on 22 March
2022. A second pre-application meeting was held with MCC’s planning department on 7
September 2022 to discuss the proposed development. A summary of the discussion is

provided below with the Applicants’ response provided in bold.

e Overall quantum of housing development on the site - the proposals have been
reduced from 72no dwellings to 65no dwellings at a density of 32.5 dwellings per

hectare (dpa), which is reflective surrounding residential neighbourhoods.

e Housing mix - The housing mix has been revised to replace the 1 bed and 2 bed
affordable apartments with 2 bed and 3 bed affordable homes which results in

additional family homes in line with Core Strategy Policy H 6.

e Internal road configuration — The internal road configuration has been revised to
resemble a more traditional make up of carriageway and footpath, rather than grass

verges.

e Removal of the arrival square - The arrival square has been removed and a traditional

adoptable carriageway is now proposed.

e Elevational treatments - House type elevations have been revised to remove elements
of Tudor boarding. Internal corner house types with fly overs have also been

removed.

13
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e Ecological mitigation - Additional land at the St Margaret’s Centre (‘the ecological
area’) is included within the application site boundary and is proposed for ecological
enhancement, which when combined with the ecological enhancements on the main

housing site will result in an 8.32% biodiversity net gain.

e Car parking — All houses now include a minimum of 2no on plot car parking spaces

and secure cycle parking.

MCR Active

Pre-application engagement was also undertaken with MCR Active which is MCC's leisure
and development department and Sport England. A detailed summary of these discussions
is set out in the Mitigation Proposal prepared by Sports Planning Consultants and

submitted in support of this planning application.

MCC Highways

On 19 July, a meeting was held between MCC Highways and Planning, Focus, Anwyl and
Asteer Planning. These discussions identified the following key transport matters which
should be addressed as part of the planning submission. The Applicants’ response is

provided in bold.

e Provide details of proposed site access arrangements with A6010 Wilbraham Road,
demonstrating the potential for two-way vehicle operation, suitable visibility from the
access and, where practical, the protection and retention of existing street trees.
Vehicular access to the proposed development will be via an adoptable standard
access road onto A6010 Wilbraham Road. Details of the proposed access
arrangements are illustrated in Figures TA10 (a&b) of the Transport Assessment but
include a 5.5m carriageway with 2m footpaths on each side. The junction layout
elements are of suitable dimensions to accommodate two-way light vehicle traffic
movements and occasional ad-hoc service vehicle movements associated with
typical residential schemes of 50+ units. The identified junction radii (3m / 4.5m left

turn entry / exit radii) was discussed and agreed with MCC Highways Officers.

e Provide details of the proposed internal highway layout and car parking arrangements
and any supporting measures to ensure that the site is delivered to a suitable standard
to allow for resident access and servicing and is easily accessible by active travel
modes and public transport. The core looped internal highway layout means that
resident / visitor and delivery / service vehicle movements can be accommodated

without the need for turning head features. The site is within walking distance of

14
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public transport services and a range of everyday local shops / services and facilities,
and close to high quality cycle infrastructure. The site’s accessibility credentials are

set out in Section 5 of this SPS and the Transport Assessment.

Consider the extent of vehicle trip demand expected to be generated by the proposals
and the assignment of this traffic to the immediate local highway network and any
operational or safety implications generated by these additional movements. The
proposals will not generate a substantive level of vehicle trip demand during
traditional weekday ‘rush hour periods’, with maximum two-way vehicle demand
associated with the proposals predicted to be no more than 43 vehicles per hour.
Such demand is the equivalent of less than 1 additional development vehicle trip
movement every minute. An assessment of the traffic impact of the proposals is

included in the Transport Assessment.

Greater Manchester Ecology Unit

Tyler Grange have undertaken pre-application engagement with Greater Manchester

Ecology Unit ('GMEU’) regarding the proposed ecological mitigation area and the net gain

in biodiversity to be achieved on the site. The main points from the discussions undertaken

between Tyler Grange and GMEU are detailed below. The Applicants’ response is provided
in bold.

Integrated bird and bat boxes should be incorporated into the scheme. 10no bird and
10no bat boxes are proposed. A bird and bat box plan has been submitted in support
of this planning application. Additionally, the proposed development will ensure

hedgehog access throughout the site, and invertebrate ‘hotels’ will be provided.

Addition of boundary hedges as additional enhancement to the BNG metric. This has
been incorporated into the landscaping scheme, which includes native hedges as

well as ornamental varieties.

The achievement of a net gain in biodiversity on the site. Tyler Grange originally
discussed and agreed that the site could achieve a 0.34% net gain of habitats on-site.
However, since then the scheme has been updated so as to achieve a BNG of 8.32%
on-site. 8.32% BNG can be achieved by ensuring that 100% gardens are vegetated
and ensuring the grassland/open space will achieve ‘good’ condition, as opposed
0.34% which comprised a garden ratio of 80:20 vegetated to unvegetated gardens,

and achieving ‘moderate’ condition grassland. Tyler Grange discussed and agreed

15
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this higher BNG figure with GMEU prior to the submission of this planning

application.

Lead Local Flood Authority

The proposed flood risk and drainage strategy was shared with the Lead Local Flood

Authority (‘LLFA’) for their consideration ahead of the planning application being

submitted. The main points raised by the LLFA are stated below. The Applicants’ response

is provided in bold.

Progression through the Drainage Hierarchy must be supported by the results of
appropriate site-based ground investigations on infiltration feasibility. Section 7 of the
Flood Risk and Drainage Assessment details the Proposed Drainage Strategy and
explains that the ground investigation works on site have found that the site’s
geology is unsuitable for infiltration and no rates could be calculated in any of the
three trial pits on-site even after repeated surveys. It also found groundwater to be
present between 0.8 - 2.3mbgl. Therefore, it is concluded that infiltration is not
viable. Instead, the site is to be drained via oversized pipes into public sewers within
Wilbraham Road.

Investigation of the location of the indicative culvert route to prove/disprove its
existence. Anwyl Homes carried out a full intrusive site investigation in May 2022
and found no evidence of a culverted watercourse on site. Anwyl Homes is aware of
a United Utilities asset within the site boundary (250mm dia combined sewer)
deemed abandoned on their current records. This abandoned length of sewer will be

grubbed up as part of works on site (under a Section 104).

Evidence of calculations to derive QBAR should be presented in the submission. The
LLFA would accept the discharge rate of 11.7 I/s at United Utilities’ agreed connection
point, subject to infiltration being formally discounted. As detailed in the Flood Risk
and Drainage Assessment, calculations have been run using the QBar Greenfield
runoff rate as a discharge rate in accordance with LLFA and UU requirements,

restricting offsite flows to 11.71/s.

The proposal should aim to mimic the greenfield discharge characteristics as much
as possible. This should include evidence of maximised volume control where feasible
(such as rainwater harvesting or infiltration) and demonstrate maximised inclusion of
green SuDS components where feasible. As detailed in the Flood Risk and Drainage

Assessment, calculations have been run using the QBar Greenfield runoff rate as a
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4.7

4.8

discharge rate in accordance with LLFA and UU requirements, restricting offsite

flows to 11.7l/s. The proposed impermeable area has been determined to be

1.136ha. No allowance is included in the calculations for infiltration as a worse-case

scenario. Calculations show this system can attenuate surface water runoff without

flooding during a 1 in 100 year event inclusive of 40% climate change.

Consultation with Ward Councillors

Letters were sent out to Chorlton Park Ward Councillors (Councillors Shilton-Godwin,

Rawson and Midgley) and a meeting was arranged on 19 October to discuss the proposals.

Letters were also issued to Whalley Range Ward Councillors but a meeting was not

requested by Councillors.

The meeting with Chorlton Park Ward Councillors was attended by Anwyl Homes, GMYF,

Asteer Planning and UK Networks and a short presentation was given by the Applicant’s

team which included an introduction to GMYF, future plans for GMYF, introduction to Anwyl

Homes, presentation of draft plans and plans for the consultation with local residents. A

summary of the key points and the Applicant’s response (in bold) is provided below:

What will happen to No 354 Wilbraham Road after the development has been

completed - the house will remain in situ but it is likely it will be sold.

Could the replacement playing field be within the Chorlton Park Ward, for example
at Parkway Playing Fields — an extensive issues and options exercise was
undertaken to identify possible replacement sites. Parkway Playing Fields was
considered but it was discounted at the time due to the availability of land at the
site, requirement for the removal of a significant number of trees and distance

from the application site (approximately 50 minutes walking time).

Will the affordable units be built by Anwyl and are they traditional houses? — the
affordable units will be built by Anwyl and then managed by a registered provider.
All of the affordable units (13no) are traditional houses, there are no affordable

apartments proposed.

What is the tenure split for the affordable units and could more be for rent? — The
original affordable housing provision proposed was 9no intermediate tenure and
4no social rent in line with MCC’s planning policy. However, following the
consultation undertaken with Local Councillors and MCC Housing Officers, the
affordable housing tenure was amended to comprise 7no social rent dwellings

and 6no intermediate dwellings.
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410

Could the Biodiversity Net Gain (“BNG”) offer be increased? — the Applicant’s team
have reviewed the BNG offer and with increased ecological enhancement across
the housing site and on the ecological area, the biodiversity net gain has

increased from 0.34% to 8.32%.

What are the separation distances from neighbouring properties — the Council’s
residential design guide advises that 20m between back-to-back properties is
the norm but that this can be restrictive and a reduction may be appropriate
where facing uses are compatible. All of the privacy distances exceed the 20m
target. The minimum achieved on site is 21.4m in the southern part of the site to

the rear of properties on Morville Road. All other locations exceed 25m.

Is there scope to provide a park on site — there is no planning policy requirement

to provide a park for this level of development.

Could a financial contribution be sought via a Section 106 agreement to deliver
traffic calming measures on Morville Road — a Transport Assessment has been
undertaken, which concludes that no off-site works are required to mitigate the

impact of the traffic created by the proposed development.

Could a physical consultation event be held and could any consultation material
be made available in Urdu — following discussions with Councillors a physical
drop in event was arranged for 8 November 2022. The website was also made

available in Urdu and Punjabi.

Consultation with Local Residents

An SCI has been prepared by UK Networks, which details in full the public consultation

undertaken prior to the planning application having been submitted to the Council. A

summary of the SCl is provided below.

The public consultation comprised:

A leaflet drop to 368 local properties and businesses providing details of the online

consultation and inviting residents to the virtual consultation event.

A virtual consultation event from 24" October 2022 to 11" November 2022.
Responses received after the 11" November 2022, but prior to the submission of the

planning application, also form part of the SCI.

18



Land off Wilbraham Road, Chorlton November 2022

411

4.12

4.13

414

415

416

e An in-person consultation event on 8" November (4:30pm to 7:30pm) at South West

Manchester Cricket Club.

Consultation Website

The consultation website (http://www.anwylchorltonplans.co.uk/) provided members of

the public and other interested parties with the opportunity to view the proposals and the

option to provide comments via the online survey.

There were 242 visits to the consultation website throughout the consultation. 16 online

surveys were completed.

Consultation Event

The consultation event gave residents a chance to review the consultation boards and
discuss the plans with members of the project team. Feedback forms were provided so
that members of the public could provide their comments on the plans. The event was
advertised via the resident leaflet, which was distributed via Royal Mail to 368 local

properties and businesses.
40 people attended the consultation event. A total of 15 feedback forms were completed.

Summary of Consultation Feedback

Of the 31 people who completed either an online or paper feedback form:
e 100% identified themselves as a resident living close to the site; and,

e 81% were not supportive of the proposals, 3% were supportive of the proposals, and

16% were undecided.
The key themes that emerged from the consultation related to:
e Design and development;
e Local infrastructure;
o Greenspace;
e Wildlife and ecology;
e Transport and highways;

e Technical considerations, such as flood risk, noise and pollution;
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e Concerns regarding the visual impact of the proposed development;
e Concerns that the proposed development could devalue people’s homes; and,
e The publicity of the consultation.

417 Aresponse to the comments received is provided within the SCI.

Summary

418 The Applicant has sought to work proactively with MCC planning, highways and flood
officers, the Greater Manchester Ecology Unit, Ward Councillors and local residents. These
discussions have informed the replacement playing pitch strategy and the design and
layout of the proposed scheme. The proposals have incorporated the feedback received
during the pre-application engagement undertaken wherever possible, whilst ensuring that

the proposed development accords with local and national planning policy requirements.
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5.2

5.3

5.4

5.5

5.6

5.7

5.8

THE SITE AND ITS SURROUNDINGS

This section of the SPS provides a detailed description of the site’s location,
characteristics, and accessibility credentials. It provides a description of the site’s current

status and its physical attributes.

The Site

The application site extends to approximately 2.22 hectares (ha) and comprises an
irregular shaped parcel of land within the administrative boundary of MCC (Grid Reference
- E 382643 / N 394254). The application site comprises two distinct parcels of land, as
described below. A Site Location Plan, showing the application site edged red, is enclosed

at Appendix 2.

Proposed Housing Site

The part of the site identified for the proposed housing development comprises a roughly
rectangular shaped parcel of land, which extends to 2 ha. 354 Wilbraham Road and its
associated garage are the only existing buildings/structures within the site boundary.

Access to the site is obtained from Wilbraham Road.

The housing site is privately owned by GMYF and is secured on all boundaries by fencing

and gates aside from 354 Wilbraham Road which is an occupied dwelling.

Proposed Ecological Mitigation Area

The part of the site identified for ecological enhancement comprises 0.22 ha. The
ecological area currently comprises poor condition tall ruderal and amenity grassland
habitat with scattered young trees. The habitats currently present species poor habitats

with limited value.

Designations

The application site does not contain any listed buildings. The nearest listed building
comprises the Grade II* GMB National College (List UID: 1197762), which is located
approximately 500m to the north of the application site. The application site is not within,

or adjoining, a Conservation Area.

There are some trees at the application site boundaries. However, none of the trees within

the curtilage of the application site are protected by a Tree Preservation Order (‘TPQ’).

The application site is located within Flood Zone 1 where a low probability of flooding is

anticipated (less than 1 in 1,000 annual probability).
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5.10

5.11

5.12

5.13

Surrounding Area

The proposed housing site is bounded to the north by existing residential development,
beyond which is Brantingham Road and further housing. To the east of this parcel is Maine
Road Football Club, beyond which is the St Margaret’s Centre and Playing Field. To the
south of the proposed housing site is further residential development, including 354
Wilbraham Road, which will be retained as part of the proposed development. Further
south of the proposed housing site is the A6010 Wilbraham Road. To the west of the site

is further residential development, adjacent to which is Morville Road.

The proposed ecological mitigation area is bounded to the north by Maine Road Football
Club. To the east of this parcel is the St Margaret’s Centre and Playing Field. To the south
and west of the proposed ecological mitigation area are the rear gardens of the residential
development fronting Wilbraham Road. The north-western most extent of the ecological

mitigation area bounds the proposed housing site.

An Accessible Location

The site is located between Chorlton and Whalley Range, less than 3 miles from the centre
of Manchester. The existing site access is from Wilbraham Road, which is the main east-
west vehicular route across south Manchester, providing a connection between Stretford
to the west and Fallowfield to the east. Wilbraham Road also connects to Princess Road
(A5103), which provides a connection into Manchester City Centre to the north and

Manchester Airport and beyond to the south.

The closest bus stops to the site are located on A6010 Wilbraham Road (within a 200m
walk from the centre of the site). The stops on the A6010 Wilbraham Road are served by
regular frequency bus routes, travelling between Chorlton and Piccadilly Gardens (Service
no. 85), Chortlonville and Piccadilly Gardens (Service no. 85A), and Gorton and the Trafford
Centre (Service no. 150). The stops offer regular frequency connections to Chorlton district
centre (7 per hour), Manchester City Centre (5 per hour) and other wider connections to

Gorton, Stretford and the Trafford Centre (2 per hour).

Additional public transport connections are available from Chorlton Metrolink stop, which
is located circa 750m walk to the west of the application site directly off the A6010

Wilbraham Road. Chorlton tram station is served by services on the following routes:
e East Didsbury — Rochdale

e East Didsbury — Shaw & Crompton
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5.15
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e Manchester Airport — Victoria.

All routes offer a daytime Monday to Saturday service frequency of circa 5 trams per hour
in each direction, thereby providing a general combined service frequency to / from
Manchester City Centre of circa 1 tram every 4 minutes and 1 tram every 6 minutes to East
Didsbury.

In addition to the above identified local public transport connections, the location of the
site also provides the opportunity for easy access to a wide range of local shops and

services by foot or cycle, including:

e Primary and secondary schools;

e Food retail and local shops;

e Chorlton local centre;

e Dentist, medical practices and pharmacies;

e Veterinary surgery;

e Community Facilities (civic centre / library / churches); and,
e Leisure facilities and parks.

The location of the site also allows for practical cycling access to a range of local areas,
including Chorlton, Stretford, Fallowfield, Didsbury, Whalley Range, Old Trafford, Hulme and
the southern boundary to Manchester City Centre. The immediate section of A6010
Wilbraham Road includes for on-road advisory cycle lane markings in each direction, with
a number of local side road routes representing 20mph quiet street routes. Additional
cycling corridors link to A6010 Wilbraham Road including: the B5217 Barlow Moor Road
(recently up-graded as part of Chorlton bee-line cycle route works) and Alexander Road
South, which both provide cycle friendly infrastructure links towards Manchester city
centre; and, signed on-road connections to the south, connecting to the segregated off-

road ‘Fallowfield Loop Line’ walking / cycle route (towards Withington and Fallowfield).

Planning History

A search of MCC’s online planning portal has been undertaken. There have been no

planning applications made in relation to the site within the last 10 years.
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Summary

The application site extends to approximately 2.22ha and comprises an irregular shaped
parcel of land accessed via Wilboraham Road. The former playing field land is privately
owned by GMYF, is secured and is not accessible to the public. The identified ecological
mitigation area is owned by the St Margaret’s Centre. The application site was formerly in
use as playing pitches (primarily football), but this use ceased in 2016. The application site
sits in a predominantly residential area and is in an accessible location, being within a
practical walking distance of good frequency public transport services and a range of
everyday local shops, services and facilities, in addition to being close to high quality cycle

infrastructure.
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6.1

6.2

6.3

6.4

THE PROPOSED DEVELOPMENT

This section describes the use and amount, layout, scale and massing, appearance, and
means of access to the development for which full planning permission is sought. The
application proposals are described in detail in the accompanying Design and Access

Statement prepared by APD, which should be read in alongside this SPS.

Description of Development

The description of development for which planning permission is sought is as follows:

“Full planning application proposing the erection of residential development (Use Class C3a),
with associated infrastructure, including landscaping, ecological mitigation, drainage and car
parking, access from Wilbraham Road, and demolition of garage to the rear of 354
Wilbraham Road.”

Use and Amount

The proposed development will provide 65no. dwellings (Use Class C3a), including a policy
compliant level of affordable housing comprising 13no. dwellings’. The development
proposes a mix of house types, including semi-detached and detached homes with a range

of 2, 3 and 4 bedrooms, as detailed in Table 1 below.

The Proposed Site Plan is enclosed at Appendix 3 and demonstrates that the site can

accommodate the level of development proposed.

2 4 6.1%
3 25 38.5%
4 36 55.4%
Total 65 100%
Social Rent 2 4
Social Rent 3 3
Intermediate 3 6
Total 13

T Policy H 8 of the Core Strategy requires 20% of new housing provision to be affordable.
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6.6

6.7

6.8

6.9

6.10

6.11

Market 3 16
Market 4 36
Total 52

The house types proposed are in full compliance with the Nationally Described Space
Standards ('NDSS’) and London Housing Design Guide Standards.

The garage within the curtilage of 354 Wilbraham Road will be demolished as part of the
proposed development. However, no works are proposed to be undertaken to the house at

354 Wilbraham Road. Therefore, the dwellinghouse will remain as existing.

Layout

The site will be accessed via an improved access to the A6010 Wilbraham Road to the
south of the site. The highway layout consists of a 5.5m wide internal carriageway with 2m
wide footpaths on both sides. An adoptable loop is proposed within the scheme to provide
direct access to all plot frontages. Each plot will have access from the internal loop onto

their own driveways.

The minimum privacy distances within the development exceed 20m, in accordance with
MCC's Residential Design Guide privacy standards. In terms of existing properties, a
minimum privacy distance of 21.4m is achieved between proposed homes in the south-
west corner of the site, which adjoin existing properties on Morville Road. All other

properties exceed a privacy distance of 25m or above.

To the south-east of the site is an area identified for ecological enhancement, as described

in further detail in the latter part of this section.

Scale and Massing

The scale and massing of the proposed scheme have been informed by the local
vernacular and surrounding properties, which are generally between 2 and 2.5 storeys and

comprise predominantly semi-detached, with some detached, properties.

The proposed development comprises a mix of 2 and 2.5 storey homes. The 2 and 2.5
storey homes have been positioned across the site to terminate internal views within the

site and to act as focal buildings when moving through the development.
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Appearance

An analysis of the existing homes in the area has been undertaken, as detailed in the
Design and Access Statement, which has informed the selection of the proposed
materials. From this analysis, nine different house types have been selected to create

variation and a sense of place and character across the site.

The immediate context of the site comprises largely traditional, 1970s, 2 storey semi-
detached and detached houses. The neighbouring houses are predominantly of red brick
construction, with grey and red roof tiles and white window frames and doors. Details of

Tudor boarding, white render and brick detailing can also be found in the local area.

Owing to the predominance of red brick within the local vicinity, a red brick is proposed.
The chosen main facing brick is ‘Ibstock Sherwood Blaze'. Black Tudor Boarding features
have also been incorporated into the fagades of certain plots, and the roof colours
proposed vary between a slate grey (‘Forticrete SL8 — Slate Grey’) and red profiled tile
(‘Forticrete SL8 — Red’). Grey windows and doors will be used to give the development a
more contemporary feel and further brick detailing and brick courses will be used to add

interest to elevations and to further reflect the surroundings.

Access and Parking

The proposed vehicular access point will be delivered on the part of the existing track
connection serving the former playing fields which is in the landowner’s control but will be
comprehensively upgraded to offer a full adoptable standard highway route. Details of the
proposed access arrangements are illustrated in Figure TA10 (a&b) within the submitted

Transport Assessment, which identifies the following key design elements:
e 5.5minternal access road carriageway width;

e 2.0m footway connections provided to both sides of the site access junction

connection, with these footway links extended into the site;
e 3m left turn entry radius and 4.5m left turn exit radii;

e Dropped kerb driveway crossover access points, allowing for vehicle access to the

side/rear of adjacent properties 338 and 354 Wilbraham Road; and,

e Space within the hatched central reserve markings to allow for the safe storage of

westbound vehicles waiting to turn right into the site.
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The proposed junction is of suitable dimensions to accommodate two-way light vehicle
traffic movements and occasional ad-hoc service vehicle movements associated with
typical residential schemes of 50+ units. The proposed junction radii have been discussed
and agreed with MCC highways in order to balance delivering suitable vehicle access,
whilst also seeking to retain existing mature street trees located within the immediate

vicinity of the proposed junction.

All properties will be served by driveway parking, allowing off-road/in-curtilage storage for
a minimum of two vehicles per home. A number of the proposed 4-bedroom properties
also include for additional single garage storage, providing a total of three in-curtilage

parking spaces for these dwellings, as detailed in Table 5 below.

C3 16 2 32 Driveway

D1 4 2 8 Driveway

D2 5 2 10 Driveway

D3 9 2 18 Driveway

D4 8 3 24 Driveway + garage
D5 10 3 30 Driveway + garage
B1 4 2 8 Driveway

C1 8 2 16 Driveway

Cc2 1 2 2 Driveway

Total 65 148

Each dwelling will be equipped with an EV charging point, as shown on the submitted EV

Charging Point Plan.

Cycle parking across the site will be delivered at 100% via a combination of either garage

storage or dedicated lockable cycle store features within rear garden areas.

Landscaping

A soft landscape scheme (Drawing nos. 14807_P05(1), 14807_P05(2)Rev A, and
14807_P05(3)) (Appendix 4) have been prepared by Tyler Grange and submitted alongside

this planning application.

The landscape design aims to contribute to the character of the area, street scene and
planting by providing well considered spaces which frame views, provide seasonal colour
and interest, act as gateway markers and focal points and create useable and simple
spaces which are low maintenance. A total number of 87no trees will be planted as part of

the proposals.
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6.22 As shown on the Boundary Treatment Plan (Drawing no. AH158 BT01), a range of different

6.23

6.24

6.25

boundary treatments are proposed across the development including:
e 1.8m High close boarded timber fence;

e 1.8m High screen brick walls;

e 2.1m High timber acoustic fencing;

e Existing boundary to be fenced with 1.8m timber close boarded fence with 300mm

trellis;

¢ 1.8m High enhanced timber fence; and,

1.8m High timber close boarded fence with 300mm trellis.

Ecological Enhancement Area

Land to the south-east of the proposed housing area (referred to as the ‘ecological area’)
will be enhanced as part of the proposals to deliver grassland habitat. The ecological
enhancement area currently comprises poor condition tall ruderal and amenity grassland
habitat, with scattered young trees. The habitats currently present species poor habitats
with limited value. These habitats will be enhanced to achieve ‘good’ condition, higher
distinctiveness habitat; wildflower neutral grassland. This area will also have invertebrate

hotels, bee nesting boxes and brash piles for hedgehog.

The delivery of grassland habitat on the ecological area, in addition to the landscaping
proposed within the development site, will result in the achievement of an 8.32% gain in

Habitat Units on the site.

Waste and Servicing Strategy

The proposed waste strategy, detailed in the Design and Access Statement at page 33,
provides individual refuse storage for each house. For all houses, secure bin stores will be

provided to incorporate the following bins:

blue bins - 140 litre

brown bin - 140 litre

green bin - 140 litre

grey bin - 140 litre
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Bin collection areas will be for use on allocated waste collection days. A completed waste
proforma has been submitted alongside this planning application and is enclosed at

Appendix 5.

The internal looped highway network to the application scheme has been designed to be
able to accommodate typical service vehicle movements appropriate to a residential land
use. Appendix TA4 to the Transport Assessment demonstrates vehicle swept path
assessment runs within the site, including the movement of large refuse collection

vehicles.

Summary

The proposed development comprises 65no. homes, in addition to associated
infrastructure, including landscaping, ecological mitigation drainage and car parking, and
access from Wilbraham Road. The overall housing mix that is presented in Tables 1 to 3
above reflects the Council’s planning policy requirements for more family housing in this
part of Manchester and, 20% of new homes to be affordable. The proposed development
has been designed with due regard given to the site’s surroundings and the technical
assessments undertaken by the Applicants’ project team. Overall, the proposals will deliver
a high-quality residential development that is visually attractive and sympathetic to the

character of the local area, whilst also achieving a net gain in biodiversity on-site.

30



Land off Wilbraham Road, Chorlton November 2022

7

7.1
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PLANNING POLICY FRAMEWORK

This section of the SPS sets out the key planning policies at the national and local level,
which are relevant to the determination of this planning application. The application
proposals are evaluated in the context of the relevant policies identified in the subsequent
sections of the SPS.

The Development Plan

Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that decisions
should be made in accordance with the Development Plan, unless material considerations

indicate otherwise.
The relevant adopted Development Plan Documents for the area include:

e The'saved' policies of the Manchester Unitary Development Plan (adopted July 1995);

and,
e Manchester’'s Core Strategy 2012 - 2027 (adopted July 2012).

According to the adopted policies map, the site comprises unallocated land within the

South Manchester sub area.

Manchester Core Strategy (2012)

The Core Strategy 2012-2027 was adopted by MCC on 11™ July 2012. It is the key
document in Manchester's Local Development Framework. The Core Strategy sets out the
long-term strategic planning policies for Manchester's future development. A number of
UDP policies have been saved until replaced by further development plan documents to
accompany the Core Strategy. A summary of the key policies is set out below and a full

assessment of the development plan policies is enclosed at Appendix 6.

Policy SP 1 (‘Spatial Principles’) provides the key spatial principles that will guide the
strategic development of Manchester to 2027, including that all development should have
regard to the character, issues and strategy for each regeneration area as described in the
North, East, Central and South Manchester and Wythenshawe Strategic Regeneration
Frameworks and the Manchester City Centre Strategic Plan. The policy also sets out ‘Core
Development Principles’, including that development in all parts of the City should: make a
positive contribution to neighbourhoods of choice; minimise emissions, ensure efficient

use of natural resources and reuse previously developed land wherever possible; and

31



Land off Wilbraham Road, Chorlton November 2022

7.7

7.8
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improve access to jobs, services, education and open space by being located to reduce the

need to travel and provide good access to sustainable transport provision

Policy H 1 (“Overall Housing Provision”) states that approximately 60,000 new dwellings
will be provided for in Manchester between March 2009 and March 2027. It is stated that,
outside the Inner Areas, the emphasis will be on increasing the availability of family
housing, therefore, lower densities may be appropriate. South Manchester is expected to

accommodate approximately 3,240 (net) dwellings over the Plan period.

Policy H 6 (“South Manchester”) states that South Manchester will accommodate around
5% of new residential development over the lifetime of the Core Strategy. High density
development in South Manchester will generally only be appropriate within the district
centres of Chorlton, Didsbury, Fallowfield, Levenshulme, and Withington, as part of mixed-
use schemes. Outside the district centres priorities will be for housing which meets
identified shortfalls, including family housing and provision that meets the needs of elderly

people, with schemes adding to the stock of affordable housing.

Policy H 8 (“Affordable Housing") states that new development will contribute to the City-
wide target for 20% of new housing provision to be affordable. Developers are expected to
use the 20% target as a starting point for calculating affordable housing provision. It is
envisaged that 5% of new housing provision will be social or affordable rented and 15%

will be intermediate housing, delivering affordable home ownership options.

Policy EN 10 (“Safeguarding Open Space, Sport and Recreation Facilities”) states that
proposals on existing open spaces and sport and recreation facilities will only be permitted

where:

e Equivalent or better replacement open space, sport or recreation facilities will be

provided in the local area; or

e The site has been demonstrated to be surplus for its current open space, sport or
recreation function and the City wide standards set out above are maintained, and it
could not fulfil other unsatisfied open space, sport or recreation needs, and a proposed
replacement will remedy a deficiency in another type of open space, sport or

recreation facility in the local area; or

e The development will be ancillary to the open space, sport or recreation facility and

complement the use or character

The following Core Strategy policies are also of relevance to the proposed development:
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e Policy T1 (“Sustainable Transport”)
e Policy T2 (“Accessible Areas of Opportunity and Need”)
e Policy EN 1 (“Design Principles and Strategic Character Areas”)

e Policy EN 4 (“Reducing CO2 Emissions by Enabling Low and Zero Carbon

Development”)

e Policy EN 6 (“Target Framework for CO, reductions from low or zero carbon energy

supplies”)
e Policy EN 8 (“Adaptation to Climate Change”)
e Policy EN 9 (“Green Infrastructure”)
e Policy EN 14 (“Flood Risk”)
e Policy EN 15 (“Biodiversity and Geological Conservation”)
e Policy EN 16 (“Air Quality”)
e Policy EN 17 (“Water Quality)
e Policy EN 18 (“Contaminated Land and Ground Stability”)
e Policy EN 19 (“Waste”)
e Policy EC 1 ("Employment and Economic Growth in Manchester”)
e Policy PA 1 (“Developer Contributions”)
e Policy DM 1 (“Development Management”)

Saved Unitary Development Plan Policies (1995)

7.12 The following extant UDP policies could be considered relevant to the proposed

development:
e UDP Policy DC26.2 (“Development and Noise”); and

e UDP Policy DC6.2 (“Housing on “Backland” Sites”).
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7.14

7.15
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7.17

7.18

Notwithstanding this, no weight should be afforded to the saved UDP Policies for the

reasons set out below.

Annex 1 of the Framework relates to “Implementation”. Paragraph 219 states, ‘However,
existing policies should not be considered out-of-date simply because they were adopted or
made prior to the publication of this Framework. Due weight should be given to them,
according to their degree of consistency with this Framework (the closer the policies in the

plan to the policies in the Framework, the greater the weight that may be given)’.

The saved UDP policies do not stipulate a plan period but the UDP was originally adopted
in 1995 (27 years ago) and therefore it has been assumed that the policies are time expired.
Furthermore, in relation to Saved UDP Policies DC6.1 and DC6.2, there is no reference to
‘backland’ development in the Framework or the Planning Practice Guidance. In view of

this, no weight should be afforded to these policies.

Other Material Considerations

There are a series of other planning policy guidance documents at both the local and

national levels that are relevant to the determination of this planning application, including:
e Manchester Playing Pitch Strategy (‘PPS);

e Supplementary Planning Guidance and Documents ('SPGs’ and ‘SPDs’);

e The Emerging Manchester Local Plan;

e The Emerging Places for Everyone (‘PfE’);

e National Planning Policy Framework (‘the Framework’); and,

e National Planning Practice Guidance (‘PPG’).

Manchester’s Playing Pitch and Outdoor Sport Strategy

A Playing Pitch and Outdoor Sport Strategy (‘PPS’) has been prepared by Knight, Kavanagh
and Page Limited. The document is dated June 2022.

Within the PPS, the application site is referred to as the St Margaret’s Centre and Playing
Fields and is listed in Table 1.1 as a disused site. The PPS states that the site has not been
in use since 2019. The site is not owned by the St Margaret’s Centre, it is owned by GMYF

and has not been in use in 2016 as evidenced in this SPS.
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The key findings of the June 2022 Assessment suggest that there are still pressures on

existing pitches across Manchester:

For football, the assessment highlights a future deficit of 11v11, 11v11 youth and 9v9
overall. Currently there is enough adult spare capacity, and supply is just equal to demand

for youth and 9v9.

The area where there is less pressure on pitches remains the South Area, where HDPF

and Alexandra Park are located

There is now limited unmet demand for 3g provision, except in the South Area /

Wythenshawe. Contributions towards 3g provision could present an alternative strategy
There is insufficient cricket provision across the board

Rugby League demand can be met by 3g provision but there is potential need for grass

rugby league provision across the City
Rugby Union provision is constrained with no spare capacity at peak times.

However, as highlighted in table 2.3 of the Assessment Report, there are twenty unmarked
pitches on sites that have historically had more pitches than are currently marked. This
does not include anything on Alexandra Park, where only 1no current playing field is listed.
Any additional area on Alexandra Park could therefore be considered new playing field

area.

Twenty unmarked pitches on existing sports sites are a significant amount and suggests
that replacement provision is of limited value. To add to this most competitive football
matches in Manchester are now played on 3g. Four hundred and fifty teams play 57% of
matches across the City on 3g. There is clearly more limited focus on grass, creating new
grass pitch sites rather than increasing provision on existing sites with infra-structure

already in place, would appear to be contrary to needs and priorities.

There is therefore no clear argument to suggest that the application site should not be
replaced in some form. However, there is also no clear opportunity to replace on new land
and lots of existing sites are only partly used highlighted in the PPS. Alongside the
increasing importance of 3g provision the proposals at Alexandra Park therefore reflect a

sensible approach in-line with the PPS findings and unique Manchester context.
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The PPS also highlights the approach adopted at Wythenshawe Park, which align with the

Alexandra Park proposals:

‘There is also a parcel of playing field to the south west of Wythenshawe Park, annexed from
the area where football pitches are currently marked. Agronomy reports evidence that area is
not able to form usable playing field land, however there are proposals to improve and
reinstate this area to increase the number of operational pitches, as mitigation for the playing
field proposed for loss at Manchester College (Northenden Campus) which had one 11v11

size pitch. *

Supplementary Planning Guidance and Documents
Guide to Development in Manchester (April 2007)

The Guide to Development in Manchester seeks to provide guidance which will help to
develop and enhance an environment within Manchester that is visually attractive, has a
unique and positive sense of place and that properly caters for the functions which it
accommodates both now and in the future. The advice covers the following issues: design;
accessibility; environmental standards; street hierarchy; parking guidelines; housing
density; promotion of a safer environment; design for health; and internal design principles.

Providing for Housing Choice (September 2008)

The Providing for Housing Choice SPD provides planning guidance on the mix of new
housing provision required in Manchester to meet the requirements of the City’s planning

policies and government guidance about planning policies for housing provision.

Manchester Residential Quality Guidance (December 2017)

The Manchester Residential Quality Guidance (‘MRQG’) was published in draft in August
2016 and adopted by the City Council’'s Executive in December 2017. It sets out MCC'’s
design and quality standard for new housing. The quality guidance demands design
excellence in all new housing built in the city, sets minimum space standards and seeks to

ensure high environmental standards.

The Manchester Strategy

The Manchester Strategy sets out a long-term vision for the city following a period of
consultation in 2015. The vision includes the objective to ‘be a beacon for sustainable
design’in order to be a thriving and sustainable city. The planning process is identified as

being a facilitator in delivering these objectives.

Manchester’s Great Outdoors — a Green and Blue Infrastructure Strategy for Manchester
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The Manchester Green and Blue Infrastructure Strategy and Action Plan aims to build on
investment to date and create a high quality, well maintained green and blue spaces which
are integral part of neighbourhoods. The objectives of the Strategy include using
appropriate infrastructure to create successful neighbourhoods and support the city’s

growth.

Residential Growth Strategy (2016)

The Residential Growth Strategy recognises the critical relationship between housing and
economic growth. There is an urgent need to build more new homes for sale and rent to

meet future demands from the growing population.

Manchester: A Certain Future (MACF)

MACEF is the city-wide climate change action plan, which calls on all organisations and
individuals in the city to contribute to collective, citywide action to enable Manchester to

realise its aim to be a leading low carbon city by 2020. The Zero Carbon Framework

The Zero Carbon Framework outlines the approach that will be taken to help Manchester
reduce its carbon emissions over the period 2020-2038. The target was proposed by the
Manchester Climate Change Board and Agency, in line with research carried out by the

Tyndall Centre for Climate Change, based at the University of Manchester.

The Emerging Manchester Local Plan

MCC is undertaking a review of the Core Strategy and the Saved Policies of the UDP. The
first stage of consultation on the Local Plan Issues document was consulted upon
between 7" February 2020 and 15t May 2020. However, given that the Plan is at a very early
stage and there are no draft policies that have been published at the time of writing, no
weight has been afforded to the emerging Manchester Local Plan in the decision-making

process.

The Emerging PfE

The Places for Everyone Joint Development Plan Document for Bolton, Bury, Manchester,
Oldham, Rochdale, Salford, Tameside, Trafford and Wigan (‘the PfE Plan’) was submitted
for examination on 14" February 2022 by the Greater Manchester Combined Authority on
behalf of the nine local planning authorities. The submitted Plan was the version that had
been published under Regulation 19 for consultation between 9" August and 3™ October
2021. Three Inspectors were appointed by the Secretary of State on 15t March 2022 to

examine the PfE Plan.
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The hearing sessions started on 15t November 2022 and will run until 30 March 2023.

Therefore, at the time of writing, the PfE has limited weight in the decision making process.

National Planning Policy Framework (2021)

The revised National Planning Policy Framework (“the Framework”) was published in July
2018, with subsequent iterations published in February 2019 and July 2021. The
Framework sets out the Government’s planning policies and guidance and how this is to

be applied.

Paragraph 8 states that, “Achieving sustainable development means that the planning
system has three overarching objectives, which are interdependent and need to be pursued
in mutually supportive ways (so that opportunities can be taken to secure net gains across

each of the different objectives):

a) an economic objective — to help build a strong, responsive and competitive economy, by
ensuring that sufficient land of the right types is available in the right places and at the right
time to support growth, innovation and improved productivity; and by identifying and

coordinating the provision of infrastructure;

b) a social objective - to support strong, vibrant and healthy communities, by ensuring that
a sufficient number and range of homes can be provided to meet the needs of present and
future generations; and by fostering well-designed, beautiful and safe places, with accessible
services and open spaces that reflect current and future needs and support communities’

health, social and cultural well-being; and

c) an environmental objective — to protect and enhance our natural, built and historic
environment; including making effective use of land, improving biodiversity, using natural
resources prudently, minimising waste and pollution, and mitigating and adapting to climate

change, including moving to a low carbon economy.”

Paragraph 11 states that, “Plans and decisions should apply a presumption in favour of

sustainable development. For decision-taking this means:

c) approving development proposals that accord with an up-to-date development plan

without delay; or

d) where there are no relevant development plan policies, or the policies which are most

important for determining the application are out-of-date, granting permission unless:
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i. the application of policies in this Framework that protect areas or assets of particular

importance provides a clear reason for refusing the development proposed; or

ii. any adverse impacts of doing so would significantly and demonstrably outweigh the

benefits, when assessed against the policies in this Framework taken as a whole.”

Paragraph 60 states that, “To support the Government’s objective of significantly boosting
the supply of homes, it is important that a sufficient amount and variety of land can come
forward where it is needed, that the needs of groups with specific housing requirements are

addressed and that land with permission is developed without unnecessary delay.”

Paragraph 99 states that, “Existing open space, sports and recreational buildings and land,

including playing fields, should not be built on unless:

a) an assessment has been undertaken which has clearly shown the open space, buildings

or land to be surplus to requirements; or

b) the loss resulting from the proposed development would be replaced by equivalent or

better provision in terms of quantity and quality in a suitable location; or

c) the development is for alternative sports and recreational provision, the benefits of which

clearly outweigh the loss of the current or former use.”

Paragraph 111 states that, “Development should only be prevented or refused on highways
grounds if there would be an unacceptable impact on highway safety, or the residual

cumulative impacts on the road network would be severe.”

Paragraph 126 states that, “The creation of high quality, beautiful and sustainable buildings
and places is fundamental to what the planning and development process should achieve.
Good design is a key aspect of sustainable development, creates better places in which to
live and work and helps make development acceptable to communities. Being clear about
design expectations, and how these will be tested, is essential for achieving this. So too is
effective engagement between applicants, communities, local planning authorities and other

interests throughout the process.”

Paragraph 130 states that, “Planning policies and decisions should ensure that

developments:

a) will function well and add to the overall quality of the area, not just for the short term but

over the lifetime of the development;
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b) are visually attractive as a result of good architecture, layout and appropriate and effective

landscaping;

c) are sympathetic to local character and history, including the surrounding built environment
and landscape setting, while not preventing or discouraging appropriate innovation or

change (such as increased densities);

d) establish or maintain a strong sense of place, using the arrangement of streets, spaces,
building types and materials to create attractive, welcoming and distinctive places to live,

work and visit;

e) optimise the potential of the site to accommodate and sustain an appropriate amount and
mix of development (including green and other public space) and support local facilities and

transport networks; and

f) create places that are safe, inclusive and accessible and which promote health and well-
being, with a high standard of amenity for existing and future users; and where crime and
disorder, and the fear of crime, do not undermine the quality of life or community cohesion

and resilience.”

Paragraph 159 states that, “Inappropriate development in areas at risk of flooding should be
avoided by directing development away from areas at highest risk (whether existing or
future). Where development is necessary in such areas, the development should be made

safe for its lifetime without increasing flood risk elsewhere.”

Paragraph 174 states that, “Planning policies and decisions should contribute to and

enhance the natural and local environment by:

a) protecting and enhancing valued landscapes, sites of biodiversity or geological value and
soils (in a manner commensurate with their statutory status or identified quality in the

development plan);

b) recognising the intrinsic character and beauty of the countryside, and the wider benefits
from natural capital and ecosystem services — including the economic and other benefits of

the best and most versatile agricultural land, and of trees and woodland;

¢) maintaining the character of the undeveloped coast, while improving public access to it

where appropriate;

d) minimising impacts on and providing net gains for biodiversity, including by establishing

coherent ecological networks that are more resilient to current and future pressures;
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e) preventing new and existing development from contributing to, being put at unacceptable
risk from, or being adversely affected by, unacceptable levels of soil, air, water or noise
pollution or land instability. Development should, wherever possible, help to improve local
environmental conditions such as air and water quality, taking into account relevant

information such as river basin management plans; and

f) remediating and mitigating despoiled, degraded, derelict, contaminated and unstable land,

where appropriate.”

7.45 Paragraph 183 states that, “Planning policies and decisions should ensure that:

7.46

a) a site is suitable for its proposed use taking account of ground conditions and any risks
arising from land instability and contamination. This includes risks arising from natural
hazards or former activities such as mining, and any proposals for mitigation including land
remediation (as well as potential impacts on the natural environment arising from that

remediation);

b) after remediation, as a minimum, land should not be capable of being determined as

contaminated land under Part lIA of the Environmental Protection Act 1990; and

c¢) adequate site investigation information, prepared by a competent person, is available to

inform these assessments.”

Paragraph 185 states that, “Planning policies and decisions should also ensure that new
development is appropriate for its location taking into account the likely effects (including
cumulative effects) of pollution on health, living conditions and the natural environment, as
well as the potential sensitivity of the site or the wider area to impacts that could arise from

the development. In doing so they should:

a) mitigate and reduce to a minimum potential adverse impacts resulting from noise from
new development — and avoid noise giving rise to significant adverse impacts on health and

the quality of life;

b) identify and protect tranquil areas which have remained relatively undisturbed by noise

and are prized for their recreational and amenity value for this reason; and

c) limit the impact of light pollution from artificial light on local amenity, intrinsically dark

landscapes and nature conservation.”

National Planning Practice Guidance
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On 6™ March 2014 the former Department for Communities and Local Government
published the National Planning Practice Guidance (“PPG”). The PPG is regularly updated
and provides further guidance on the interpretation of national planning policy within the

Framework. It is, therefore, a material consideration in the determination of the application.

Summary

As defined by the adopted policies map, the site comprises unallocated land within the
South Manchester sub area. This section has detailed the adopted and emerging local and
national planning policy and guidance, including Manchester's PPOSS and several SPDs,
that is of relevance to the site and the proposed development. The subsequent sections of
this Statement assess the proposed development against the relevant policies of the

adopted Development Plan for Manchester and the Framework (2021).
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AFFORDABLE HOUSING STATEMENT

This section sets out how the proposals will contribute to the housing mix in the City.

Quantity of Affordable Housing

The proposed development comprises 65 new homes, of which 13 (20%) will be affordable.
Of the 13 affordable units, 54% (7no) will be social rented and 46% (6no) will be

intermediate housing.

Mix of Affordable Housing

The Applicant is proposing a mix of 2- and 3- bedroom affordable homes. A schedule of

the affordable housing proposed is provided below.

B1 2 4 84.63 Affordable
(Social Rented)

C1 3 2 93.18 Affordable
53.8% (Social Rented)

c2 3 1 94.94 Affordable

(Social Rented)

C1 3 6 93.18 46.2% Affordable
(Intermediate)

Total 13 100%

Location and Distribution of Affordable Housing

As detailed within the Design and Access Statement prepared by APD, all affordable
homes will be pepper-potted throughout the development to encourage a cohesive and
integrated community.

Design and Construction of Affordable Housing

The affordable homes proposed will be designed to be tenure blind. Furthermore, all of the

homes proposed are in accordance with MCC's emerging space standards and the NDSS.
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Therefore, the proposed design and construction of the affordable housing will ensure that
it is materially indistinguishable in terms of outward design and appearance from the

market housing proposed on the site.

Summary

The proposed development will deliver a policy compliant level of affordable housing
(20%). Of the 13 affordable units, 54% will be social rented and 46% will be intermediate
housing. The affordable units will comprise a mix of 2- and 3-bedroom homes, which will

be pepper potted throughout the development and will be designed to be tenure blind.
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APPRAISAL OF THE PROPOSALS

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires all applications
to be determined in accordance with the Development Plan unless material considerations

indicate otherwise.

This section assesses the proposals against the relevant policies of the adopted
Development Plan for MCC and the Framework (2021). The technical assessments used
to inform this appraisal of the proposals are submitted in full alongside this planning

application. The key planning considerations are as follows:

e Principle of Development

Highways, Accessibility, and Parking

Residential Amenity

Biodiversity and Ecological Enhancement

Arboriculture

Design

Principle of Development

In order to determine whether the principle of development is acceptable there are two key
matters which require consideration:

1. The Principle of Residential Development; and

2. Playing Field Matters

Each matter is considered in turn to demonstrate the acceptability of the proposed

development in the context of MCC'’s Development Plan and the Framework.

Residential Development

Core Strategy Policy H1 identifies the need for approximately 60,000 new dwellings to be
provided in Manchester between 2009 and 2027. This equates to an average of 3,333
dwellings per annum. Noting that the rate of delivery will vary across the lifetime of the
Core Strategy, Manchester’s housing requirement is significant, and the introduction of the
Government’s standard method means that Manchester will actually need to deliver more

housing because it is defined as an “urban area” where an additional 35% will be applied
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to the housing need figure. For Manchester, this could result in the requirement to deliver

an additional 3692 homes per annum.

The Core Strategy includes more specific housing policies for each of the City’s sub areas.
Policy H 6 relates to the South Manchester sub area, where the application site is located,
and states that South Manchester will accommodate around 5% (3,240 homes?®) of new
residential development over the lifetime of the Core Strategy. The application site is
located outside of any District Centre and therefore the priority is for housing which meets
identified shortfalls, including family housing and provision that meets the needs of elderly

people, with schemes adding to the stock of affordable housing.

The preference for larger, family homes to be delivered on sites outside of district centres
in South Manchester is further emphasised in the supporting text to Core Strategy Policy
H 6, within which it is stated that, “It is important to increase housing choice by adding to
the stock of larger housing units to complement new housing on higher value sites to retain

or attract high income earners by releasing under-occupied property.”

In accordance with MCC’s Development Plan, the application site is unallocated “white
land” located in the South Manchester sub area. The site is located within an established
residential neighbourhood between Chorlton and Whalley Range where traditional housing
is the primary land use. Chapter 5 of this SPS sets out the site’s accessibility credentials
and demonstrates that the site is sustainably located in close proximity to bus and
Metrolink services, as well as existing shops, schools and other amenities. Taking this into
account, the application site is a logical housing site and would make a significant
contribution towards meeting MCC's housing requirements, specifically family housing, by

providing 65no new homes including 13no affordable homes.

Due to the urban nature of South Manchester, opportunities to deliver family housing are
limited. This is reflected in the supporting text for Policy H 6 which states “the small
proportion of new development reflects the lack of land available for new residential

development in South Manchester”.

In view of the above, the site is located within in an area of Manchester where residential
development is acceptable and the proposals will provide a large proportion of 3- and 4-

bedroom family homes, subject to accordance with development management policies in

2 Lichfields Analysis using MHCLG and ONS data (April 2022)
3 Table 9.1 of the Manchester Core Strategy 2012 - 2027
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the Core Strategy. On this basis, the proposals accord with Core Strategy Policies H 1 and
H6.

The Saved UDP also contains some policies that could be considered relevant in
determining whether the principle of residential development is acceptable. However,
consideration must be given as to whether these policies are out of date and therefore the

weight they should be afforded in the decision making process.

To determine whether the policy is out of date consideration must be given to both the
expiry date of the Development Plan and compliance of the relevant Development Plan
policies with the Framework. The saved UDP policies do not stipulate a plan period but the
UDP was originally adopted in 1995 (27 years ago) and therefore it has been assumed that
the policies are time expired. Furthermore, in relation to Saved UDP Policies DC6.1 and
DC6.2, there is no reference to ‘backland’ development in the Framework or the Planning

Practice Guidance. In view of this, no weight should be afforded to these policies.

Notwithstanding that DC6.1 and DC6.2 are by definition “out of date” and therefore carry
no weight in the decision-making process, the proposals accord with DC6.1 and DC6.2 for

the following reasons:

e The minimum back-to-back privacy distances between the existing properties on
Brantingham Road, Morville Road and Wilbraham Road achieve in excess of the 20m
guideline, provided by MCC's Residential Design Guide. A minimum privacy distance
of 21.4m in the south west corner boundary with Morville Road and all other properties
achieve 25m or greater. Therefore, there will be no loss of privacy to adjoining

dwellings and their associated rear gardens.

e The layout has been designed so that the proposed dwellings back onto existing
residential development with car parking and roads to the front of the housing
proposed. Landscaping and boundary treatments will be utilised at the access point
in between the existing properties on Wilbraham Road to reduce the impacts of noise
from vehicles accessing the residential development. Therefore, access and parking
arrangements will not significantly increase noise and disturbance for occupiers of

existing adjoining dwellings.

e The proposed development comprises a mix of 2 storey and 2.5 storey dwellings
which are proposed in appropriate locations more centrally within the site, in keeping

with the surrounding properties and the suburban nature of the area.
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e None of the trees within the site boundary are protected and, given the retention of the
vast majority of principal tree cover and the new planting proposals within the site, the

development proposals are acceptable in arboricultural terms.

e The proposed development will result in the achievement of an 8.32% gain in Habitat
Units on the site through the ecological enhancements proposed to the ecological

area and the landscaping proposed within the development site.

e Each of the proposed houses will have a private garden, and the proposals will not

impact on the amenity space of the existing dwellings surrounding the site.
e The site is not located within a Conservation Area.

In addition to the above, the existing site access is wide enough to accommodate a 5.5m
carriageway with 2m footways at each side and a 6m left turn entry/exit radii at the
connection point to Wilbraham Road, without the need for the demolition of No.354
Wilbraham Road. Detailed access drawings are submitted as part of the Transport

Assessment prepared by Focus Transport Planning which support this.

Summary

In accordance with Policy H 6 of the Core Strategy, the proposed development will deliver
family dwellings in a sustainable location within South Manchester. It has also been
demonstrated that the proposals comply fully with the requirements of the aforementioned
Saved Policies of the UDP, albeit UDP Policies should be afforded no weight in the decision
making process because they are by definition “out of date”. Consequently, the

development of the site for housing is acceptable in principle.

Playing Field Matters

A Playing Pitch Mitigation Proposal has been prepared by Sports Planning Consultants and
is submitted in support of this planning application. The report should be read in full

however a summary is provided below.

The site comprises former playing field land albeit the site has not been in playing field use

since 2016. In view of this, Core Strategy Policy EN 10 and Paragraph 99 of the Framework
apply.
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“Existing open space, sports and recreational
buildings and land, including playing fields,
should not be built on unless:

a) an assessment has been
undertaken which has clearly
shown the open space, buildings
or land to be surplus to
requirements; or

b) the loss resulting from the
proposed development would be
replaced by equivalent or better
provision in terms of quantity and
quality in a suitable location; or

c) the development is for alternative
sports and recreational provision,
the benefits of which clearly
outweigh the loss of the current or
former use.”

“The Council will seek to retain and improve
existing open spaces, sport and recreation
facilities to the standards set out above and
provide a network of diverse, multi-functional
open spaces...

Proposals on existing open spaces and sport and
recreation facilities will only be permitted where:

e Equivalent or better replacement open
space, sport or recreation facilities will
be provided in the local area; or

e The site has been demonstrated to be
surplus for its current open space, sport
or recreation function and the City wide
standards set out above are maintained,
and it could not fulfil other unsatisfied
open space, sport or recreation needs,
and a proposed replacement will remedy
a deficiency in another type of open
space, sport or recreation facility in the
local area; or

e The development will be ancillary to the
open space, sport or recreation facility
and complement the use or character.”

Policy EN 10 of the Core Strategy relates to ‘Safeguarding Open Space, Sport and Recreation
Facilities’. When assessing proposals on existing open spaces and sport and recreation
facilities, Policy EN 10 states that such proposals will only be permitted where they meet

one of the three exceptions listed within the policy (as detailed in Table 7 above).

When comparing the wording of Policy EN 10 to that of the relevant national planning
policy (Paragraph 99), the policies are generally aligned albeit there are some minor
inconsistencies. For example, Policy EN 10 (bullet point 1) requires the replacement of
open space, sport or recreation facilities to be provided in the “local area” (Author’s
emphasis). Additionally, Policy EN 10 (bullet point 2) requires the City-wide standards for
open space to be maintained and for it to be demonstrated that the site could not fulfil
other unsatisfied open space, sport or recreation needs, and that a proposed replacement
will remedy a deficiency in another type of open space, sport or recreation facility in the

local area.
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Consequently, it is evident that the criteria listed in Policy EN 10 are not wholly consistent
with Paragraph 99 of the Framework. Therefore, it could be considered that Policy EN 10
is out-of-date. In any event the proposals have been assessed against both Policy EN10

and Paragraph 99 of the Framework.

A Playing Pitch Mitigation Proposal has prepared by Sports Planning Consultants. The
strategy has been informed by extensive pre-application discussions with MCC planning
and MCRActive. Set out below is a summary of how the proposals have robustly addressed

the requirements of Core Strategy EN10 and Paragraph 99 of the Framework.

Firstly, it is important to note that the former playing field is of poor quality and has been
unused for over 5 years, as evidenced at Section 2 of this SPS. There is no public access
to the site and there are no parking or toilet and changing facilities on site and this has

always been the case.

The usable playing field area is measured at 1.33 ha. There is also an old non-turf cricket
wicket on-site. However, no cricket club was ever based at the site and the owners have
no recollection of cricket ever being played on the site. The size and configuration of the

site is not compatible for cricket.

The site is listed in the MCC Playing Pitch and Outdoor Sport Strategy (2022) as a disused
site and there is no site action plan for the former playing fields. The playing field land is,

therefore, of limited value to the community because it has no access.

During pre-application consultation with MCRactive, a mitigation strategy was identified to
enhance playing field provision in the local area, which was similar to that agreed in the
case of Northenden College, for which Wythenshawe Park was identified as the mitigation
site (LPA reference: 131147/F0/2021). The Mitigation Proposal demonstrates that pitch
shortfalls are evident across the City, however, these are less acute in the South Analysis
Area. Consequently, the application site is not surplus to requirements and, thus, there is a
need to provide equivalent or better replacement sport facilities in the local area to comply

with Policy EN10 and Paragraph 99 of the Framework.

As an outcome of consultation with MCRactive, Alexandra Park has been identified to
provide replacement playing field land. The area of Alexandra Park identified for the
replacement playing pitches extends to approximately 3.29ha and comprises a circular
shaped parcel of land. The northern half (1.21ha) of the mitigation site is not currently used
for any formal sporting use and includes an unmanaged natural grass cricket wicket, which

is in a state of disrepair and is not in a condition suitable for use. Aerial photography
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suggests that the cricket wicket has been unmaintained since approximately 2003. The
southern part of the mitigation site accommodates one natural grass adult football pitch.
The existing pitch has faint line markings, but there are no goal posts in place. A plan

showing Alexandra Park is enclosed at Appendix 7.

As detailed in the Agronomy Report which supports this planning application, the existing
natural grass surfaces within Alexandra Park are not currently capable of supporting a
playing field that can be utilised all year round. This is largely due to a combination of the
poor-quality site topsoil, the absence of an effective drainage system, the agronomic
condition of the turf, and the absence of suitable surface levels to promote surface water
drainage and safe play. Therefore, significant works would need to be undertaken to enable

the mitigation site to be used as playing field.

In accordance with Sport England policy, Sport England will oppose any proposals that will
result in the loss of playing fields unless one of five exceptions apply. This includes

Exception 4, which states that:

“Exception 4 - The area of playing field to be lost as a result of the proposed development

will be replaced, prior to the commencement of development, by a new area of playing field:

of equivalent or better quality, and

of equivalent or greater quantity, and

in a suitable location, and

subject to equivalent or better accessibility and management arrangements.”

The mitigation strategy proposed will result in both a quantitative and qualitative
improvements to the land identified at Alexandra Park. The combination of quantitative
replacement of 1.21ha of playing fields, along with significant investment in qualitative
improvements to the existing pitch on-site, which will further improve capacity, presents a
comprehensive mitigation package, which meets local needs and priorities as set out in
the PPS and MCC Parks Strategy. It will deliver a home site for Moss Side Football Club

and enable the club to develop sustainably at Alexandra Park.

Further to the above, a package of mitigation for cricket based on the PPS and
MCC/MCRactive priorities is proposed to comprise non-turf pitch provision at South West

Manchester Cricket Club and improvements to the square at Alexandra Park to move the
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quality rating from ‘standard’ to ‘good’. This would bring significant benefits to cricket in

the area.

Consequently, the proposed playing field mitigation strategy at Alexandra Park is wholly

acceptable because:

e It will replace 1.21ha of playing field land with a new playing pitch and will result in

significant qualitative improvements to a second pitch;

e Moss Side Football Club have confirmed interest in Alexandra Park becoming a
partner club and they required 1no 11 aside good quality grass pitch and 1no youth
11v11 good quality grass football pitch which the proposals can accommodate and
therefore the proposals can directly meet the need of an existing football club in line
with PPS priorities. A letter from Moss Side FC is enclosed at Appendix 8 which states

the Club’s requirement and intent to utilise new facilities at Alexandra Park.

e MCR Active have confirmed that the Council would be supportive of the creation of an
additional pitch and enhancement of the existing pitch at Alexandra Park. A letter from

MCC has been submitted in support of this application which confirms this position.

e Alexandra Park is located within close proximity to the application site being within
20-25 minutes walking time and therefore will meet the same catchment area/demand

as the application site.

e The non-turf pitch provision at South West Manchester Cricket Club and
improvements to the square at Alexandra Park would bring significant benefits to
cricket in the area. A letter is appended from South West Manchester Cricket Club in

support of the non-turf cricket wicket (Appendix 9).

Summary

Overall, the proposed mitigation strategy for playing field land at Alexandra Park accords
with Policy EN10 of the Core Strategy, Paragraph 99 of the Framework and Exception 4 of
Sport England’s policy because the loss resulting from the application site, which is
currently privately owned land with no public access, will be replaced by better football and
cricket provision at Alexandra Park (20-25 minutes walking distance) and South West

Manchester Cricket Club (10 minutes walking distance).
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A financial contribution for the proposed playing field mitigation strategy at Alexandra Park
will be discussed with the Council during the determination of the planning application and

will be secured through a Section 106 Agreement.

Highways, Accessibility, and Parking

A Transport Assessment has been prepared by Focus Transport Planning to consider
highways and transport issues related to proposals for new residential development of up

to 65 dwellings at the site.

Residential Development Trip Demand & Trip Assignment

The proposals will not generate a substantive level of vehicle trip demand during traditional
weekday ‘rush hour periods’, with maximum two-way vehicle demand associated with the
proposals predicted to be no more than 43 vehicles per hour. Such demand is the

equivalent of less than 1 additional development vehicle trip movement every minute.

Development traffic has been assigned to the immediate highway network based on
observed peak hour directional traffic proportions at the connection of Wyverne Road to
A6010 Wilbraham Road. This exercise suggests that it is unlikely that total development
traffic demand in excess of 31 vehicles per hour would be experienced on any immediate

section of the Wilbraham Road corridor.

Operational capacity assessments have been undertaken for key immediate sections of
the local highway network. It is concluded that the additional development flow levels will
not result in a material change in local network operating conditions, and that the proposed

T-junction layout could be expected to operate with a substantive level of spare capacity.

Road Safety

An appraisal of the operational safety of the immediate local highway network has been
carried out through a review of historical Personal Injury Accident (‘PIA") data obtained
from the crashmap.co.uk database for the most recently available 5.5-year search period
(2016 to Summer 2021 inclusive).

No accident events have taken place in the immediate vicinity of the site track connection
or at the adjacent junction of A6010 Wilbraham Road / Wyverne Road. Only two injury
accident events have been recorded within the wider study area over the 5.5-year search
period, with both of these incidents being of slight injury class and both taking place

outside of core weekday traffic periods (late evening).
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Therefore, there are no clear or substantive prevailing road safety issues that would call
into question the proposed development of the site for residential use or require direct

additional highway safety mitigation measures funded by the development proposals.

Accessibility

Vehicle access to the application scheme is proposed via an adoptable standard access
road connection direct to Wilbraham Road. The access point would be delivered on part of
the existing track, on land within the Applicant’s control. However, the access point would

be comprehensively upgraded to offer a full adoptable standard highway route.

The access junction arrangements would include a 5.5m driveway width, 3m / 4.5m left
turn entry / exit radii and 2.0m footway connections provided to both sides of the site

access junction connection, with these footway links extended into the site.

The site represents a suitable location for residential development, being located within an
existing mature residential area, within a practical walking distance of good frequency
public transport services and a range of everyday local shops, services and facilities. The
site is also close to high quality cycle infrastructure. Therefore, the site’s location will
promote opportunities for the use of alternative travel modes to the private car, which will

help to manage the overall traffic impact associated with new development.

Parking

It is proposed that all properties would be served by driveway parking, allowing off-road /
in-curtilage storage for a minimum of 2no vehicles. A number of the proposed 4-bedroom
properties also include for additional single garage storage (providing a total of 3 in-

curtilage parking spaces for these dwellings).

Each dwelling will be equipped with an EV charging point, as shown on the submitted EV

Charging Point Plan.

Cycle parking across the site would be delivered at 100% via a combination of either garage
storage (where relevant) or dedicated lockable cycle store features within rear garden

areas.

The internal looped highway network to the application scheme has been designed to be
able to accommodate typical service vehicle movements appropriate to a residential land
use. Appendix TA4 of the Transport Assessment illustrates vehicle swept path
assessment runs within the site, including the movement of large refuse collection
vehicles.
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Summary

Overall, it is considered that the traffic impact experience as a result of the proposed
development will not result in ‘severe’ network operational effects that would require the
provision of additional network capacity or safety improvements. Therefore, the proposed
development accords with Policy T 2 of the Core Strategy and Paragraph 111 of the

Framework.

Residential Amenity

Policy DM 1 of the Core Strategy states that all development should have regard to effects
on amenity, including privacy, light, noise, vibration, air quality, odours, litter, vermin, birds,

road safety and traffic generation.

Given the urban nature of this part of Manchester and close proximity to existing properties
on Morville Road, Wilbraham Road, Brantingham Road and Maine Road Football Club, the
proposals have carefully considered the amenity of existing and future residents, as

detailed further below.

Privacy

As detailed above, and within the Design and Access Statement, the minimum privacy
distances within the development all achieve in excess of the 20m, in accordance with
MCC's Residential Design Guide privacy standards. In terms of existing properties, a
minimum privacy distance of 21.4m is achieved but all other proposed properties are 25m
or more from existing dwellings. Therefore, there will be no loss of privacy to adjoining
dwellings and their associated rear gardens. Consequently, there will be no adverse impact

on residential amenity in terms of privacy, in accordance with Policy DM 1.

Lighting

A Lighting Impact Assessment has been prepared by BWB. As part of the lighting strategy
a review has been undertaken of the potential impact created by new and existing lighting

in relation to the proposed development.

Street Lighting

A street lighting design for the residential development roads has been prepared. The

street lighting lux plot layout is appended to the submitted Lighting Impact Assessment.

The proposed street lighting design comprises high quality 6m high column mounted LED
luminaires, equipped with specific optics to maximise useful light and minimise wasteful

light. lllumination has been proposed to meet the recommendations of BS 5489-1 and BS
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EN 13201-2. The design has been produced to provide illumination at Lighting Class P4
(5.0 Lux average, 1.0 Lux minimum), for a quiet residential road in an E3 environmental

zone.

With reference to the street lighting lux plot layout, the closest existing residential
properties are at 338 and 354 Wilbraham Road. The Institute of Lighting Professionals’
('ILP") obtrusive light limitation for an area classified as environmental zone E3 is 10 lux
pre-curfew and 2 lux post-curfew. These properties have been assessed using
unobstructed vertical calculation surfaces on the building elevations, demonstrating 0.0
lux. As such, the proposed street lighting scheme meets the ILP obtrusive light limitations

and will, therefore, not result in unacceptable impacts on existing residential properties.

Floodlighting

A replacement lighting design for the Maine Road Football Club floodlight installation has
been prepared. The football pitch lighting lux plot layout is appended to the submitted
Lighting Impact Assessment. The replacement floodlighting will be secured by a suitably

wording planning condition and the works will be carried out by Anwyl.

The proposed lighting design comprises high quality LED floodlights, equipped with
specific optics to maximise useful light and minimise wasteful light. The floodlights on the
west side of the pitch are proposed to be fitted with factory fitted cowls to further reduce
light spill as far as practicable. It is proposed that the replacement floodlights are installed

on the existing 6no. 15m high lighting towers.

The replacement floodlight installation will result in a significant improvement on the
existing installation in terms of contribution to local area sky glow. This will not only benefit
residents of the proposed development but will also benefit existing local residents who

currently experience adverse impact as a result of sky glow.

The proposed residential properties facing Maine Road Football Club have been assessed
using an unobstructive vertical calculation surface on the building elevations,
demonstrating maximum 3 lux vertical illumination. As such, the proposed replacement
floodlight scheme meets the ILP obtrusive light limitations and will, therefore, not result in

unacceptable impacts on existing residential properties.

Overall, the lighting design strategy presented demonstrates that the proposed street
lighting installation and replacement floodlight installation can achieve the required
minimum lighting levels and distribution to meet relevant standards and guidance, whilst

also achieving compliant levels of lighting impact to the existing and proposed residential
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developments. Consequently, there will be no adverse impact on residential amenity in

terms of light, in accordance with Policy DM 1.

Noise and Vibration

A Noise Impact Assessment has been prepared by E3P and is submitted alongside this
planning application. The assessment looks to determine the key noise sources in the
immediate vicinity of the site and to assess their impact upon proposed residential

receptors and to specify mitigation measures, where required.

E3P have undertaken attended road traffic measurements for the surrounding road
network (Wilbraham Road, Brantingham Road and Morville Road), in accordance with
Calculation of Road Traffic Noise. Unattended measurements have also been carried out
to quantify noise levels from the nearby Maine Road Football Club to the east of the site.
A match between Main Road Football Club and Abbey Hulton United took place on

Saturday 1st of October and was captured within the unattended survey.

A 3D noise model has been constructed to assess noise levels across the site due to road
traffic and sports pitch sound associated with the football club. The predicted external and
internal noise levels have been compared to the criteria given in BS 8233:2014.

Consideration has been given to external amenity space and internal habitable rooms.

The noise model has been used to predict noise levels in rear garden areas to be used for
relaxation. The predicted levels range between 42 dB and up to 57 dB. As gardens
bounding the sports pitch are subject to noise levels in excess of 55 dB, barriers are

required to certain plots to control external noise.

Overall, in terms of mitigation, E3P has advised on whole dwelling ventilation requirements
for certain plots and acoustic barriers (2.1m high) for plots (52 to 65) closest to the football
pitch. Standard glazing is confirmed to be sufficient across the site. Consequently, the
Noise Impact Assessment concludes that, with mitigation measures in place, no adverse

impact is expected due to existing sound sources.

Further to the above, a Construction Environmental Management Plan (‘CEMP’) has been
prepared by Anwyl and is submitted alongside this planning application. During
construction, noise and vibration will be controlled and limited so far as reasonably
practicable so that sensitive receptors are protected from excessive noise and vibration
arising from construction. The principles of Best Practicable Means will be employed to

minimise the noise levels during construction. Recommendations for control of noise and
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vibration on construction sites are set out in BS: 5228. The following measure will be used

where appropriate on this site:
e Hydraulic plant will be used in preference to pneumatic plant where possible.

e Plant and equipment will be maintained in good working order and fitted with silencers

and acoustic panels where appropriate.
e All plant will be shut down or throttled back between periods of use.

e Methods used for concrete breaking and demolition should be carefully considered,

non-percussive means should be used where possible.
e Acoustic enclosures may be required in sensitive locations such as near generators.

Therefore, the proposed development will not have an adverse impact in terms of noise
and vibration, in accordance with Saved UDP Policy DC26.2, Core Strategy Policy DM 1,
and paragraphs 174 and 185 of the Framework.

Air Quality

An Air Quality Assessment has been prepared by Redmore Environmental and is submitted
alongside this planning application. The proposals have the potential to cause air quality
impacts as a result of fugitive dust emissions during construction and road traffic exhaust
emissions associated with vehicles travelling to and from the site during operation.
Therefore, an assessment has been undertaken in order to determine baseline conditions

and assess potential air quality effects as a result of the proposals.

Potential construction phase air quality impacts from fugitive dust emissions were
assessed as a result of earthworks, construction and trackout activities. It is considered
that the use of good practice control measures, such as those relating to site management,
monitoring and site preparation (as detailed in Table 19 of the Assessment), would provide
suitable mitigation for a development of this size and nature and reduce potential impacts

to an acceptable level.

Potential impacts during the operational phase of the proposals may occur due to road

traffic exhaust emissions associated with vehicles travelling to and from the site.

Dispersion modelling was therefore undertaken in order to predict pollutant concentrations

at sensitive locations as a result of emissions from the local highway network both with

and without the development in place. Results were subsequently verified using local

monitoring data. Review of the dispersion modelling results indicated that predicted air
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quality impacts as a result of traffic generated by the development were not significant at

any sensitive location in the vicinity of the site.

Consequently, based on the assessment results, air quality factors are not considered a
constraint to planning consent for the development. Therefore, the proposed development
accords with policies EN 16 and DM 1 of the Core Strategy and paragraph 174 of the

Framework.

Odour

The proposed residential development will not result in any unacceptable impact on odour.
Therefore, there will be no adverse impact on residential amenity in terms of odour, in

accordance with Policy DM 1.

Litter, vermin and birds

A Waste Management Strategy and associated Plan have been submitted as part of this
planning application and are included within the Design and Access Statement. The
proposed waste strategy provides individual refuse storage for each house and all houses
will include secure bin stores. Therefore, waste will be stored securely within individual

plots or within the bin collection areas on allocated waste collection days.

Consequently, there will be no adverse impact on the amenity of existing or prospective

residents as a result of litter, vermin and birds, in accordance with Policy DM 1.

Road safety and traffic generation

A detailed assessment of road safety and traffic generation is provided above.

In summary, the site development traffic impact is expected to be of generally limited scale
and would not result in ‘severe’ network operational effects that would require the provision
of additional network capacity or safety improvements. An appraisal of the operational
safety of the immediate local highway network has been carried out, which concludes that
no accident events have taken place in the immediate vicinity of the site track connection
or at the adjacent junction of A6010 Wilbraham Road / Wyverne Road. Consequently, there
are no clear or substantive prevailing road safety issues that would call into question the
proposed development of the site for residential use or require direct additional highway

safety mitigation measures funded by the development proposals.

Therefore, the proposed development will not have an adverse impact on residential

amenity, in accordance with Policy DM 1.
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Design

Good design is emphasised to be a key aspect of sustainable development within national
planning policy (Paragraph 126 of the Framework). Policy EN1 of the Core Strategy expects
new development in Manchester to take into consideration its location within the specific
character areas and reinforce the sense of place and local distinctiveness of the City. This
is considered an important element in increasing the sense of local ownership of and
respect for a neighbourhood. In addition, Core Strategy Policy DM1 also states that all
development should have regard for the impact on the surrounding areas in terms of the
design, scale and appearance of the proposed development and the character of the

surrounding area.

An assessment of the local vernacular has been undertaken in the Design and Access
Statement prepared by APD, which has informed the design of the proposed development

and the chosen material palette, as detailed at Section 6 of this SPS.

The proposed development will comprise 2 and 2.5 storey semi-detached and detached
dwellings, which is reflective of the scale and type of dwellings in the vicinity of the site,
and will, therefore, ensure that the site sits comfortably within its surroundings. The
elevation designs have been informed by the vision to create a high-quality development
that reflects the character of the local area. The designs offer a contemporary
interpretation of the types of existing homes surrounding the site to positively impact the
character of the area. Furthermore, as a result of the carefully chosen material palette, the
proposed development will achieve a sensitive and robust solution to the relationship
between existing and proposed dwellings and create a sense of place, which includes
house types that reference the local architectural language and blend seamlessly with the

existing residential grain.

Throughout the design evolution of the scheme due regard has been given to the
incorporation of measures to aid energy efficiency, as detailed further in the Environmental
Standards Statement submitted alongside this planning application. As a result, the
proposed development has been designed with a with a holistic low energy design concept
involving a fabric first approach in the u-values, design air permeability and ventilation
targets, along with the consideration and application of low zero carbon renewable
technologies. The development will also include an Air Source Heat Pump system to each
dwelling. As a result of the energy efficiency measures proposed, the predicted site wide
reduction in CO2 over Part L 2021 of the Building Regulations can be summarised as 31%

with SAP 10 carbon factors.
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Further to the above, all of the homes proposed have been developed so as to meet NDDS.

The proposed landscaping strategy will ensure that the development will be visually
attractive. The soft landscaping scheme will incorporate species-rich grassland, native
hedges and hedgerows, specimen shrub planting, amenity shrub planting, amenity hedges,
and amenity lawn turf. Furthermore, as detailed in the preceding sections of this statement,
the proposed development includes an ecological enhancement area, which will comprise
higher distinctiveness habitat, wildflower neutral grassland, and will also host invertebrate

hotels, bee nesting boxes and brash piles for hedgehog.

Overall, the proposed scheme has been designed to provide a high-quality residential
development that adheres to the requirements of Core Strategy Policies EN 1 and DM 1,
reinforcing the sense of place and local distinctiveness. The proposed development will
be well-designed, have regard to local character and context, employ a high-quality
material palette, and incorporate measures to aid energy efficiency, in accordance with
policies EN 1,DM 1, EN 4, EN 6, EN 8, and paragraph 130 of the Framework.

Biodiversity and Ecological Enhancement
Ecological Impact Assessment

An Ecological Impact Assessment has been prepared by Tyler Grange and is submitted

alongside this planning application.

The proposals for the site will, for the majority, require the removal of habitat considered
to be of negligible ecological importance. Habitats on the site that are of local importance
comprise scattered broadleaved trees present along the site’s boundary. The scattered
trees will be retained where possible or will be mitigated for by providing habitat of equal
or higher value. A landscaping scheme has been prepared, which demonstrates that 87no.
new native and amenity trees, and associated soft landscaping, will be delivered at the site.
The landscaping scheme also prioritises the use of native species, which contribute to the

overall biodiversity of the site and provide opportunities for a range of wildlife.

The assessment emphasises that the proposals provide an opportunity to enhance the site
habitats for a range of fauna through the following features, which have been incorporated

into the final scheme for the site:

e Creation of habitats such as native hedgerows, trees and species-rich wildflower

grassland,;

e Provision of bat roost boxes integrated within new buildings or on retained trees; and,
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e Provision of bird nest boxes integrated within new buildings, targeting house sparrow,

swift and starling.

A bat and bird box plan has been submitted alongside this planning application for

approval.

The Ecological Impact Assessment also details the potential effects on protected and
priority species including amphibians, bats, birds, hedgehogs, badger, reptiles, water voles,
and otters. The assessment concludes that the potential effects for all protected and
priority species are low or negligible and would be avoided, or adequately mitigated, as a
result of the proposed development, such as by the inclusion of precautionary working
methods during construction, the implementation of hedgehog highways, the provision of

bat boxes and the use of sensitive landscaping.

Biodiversity Net Gain

A biodiversity net gain assessment using the Defra Metric 3.1 has been undertaken based
on the proposed site layout with the enhancement of the south-eastern parcel. A
preliminary calculation with post-intervention habitat enhancement measures would result

in an 8.32% net gain of habitats.

Ecological Enhancement Strategy

An Ecological Enhancement Strategy has been prepared by Tyler Grange and is submitted
alongside this planning application. The strategy addresses the mitigation, compensation
and enhancement measures identified within Ecological Impact Assessment undertaken

by Tyler Grange.

The ecological enhancement at this site includes: 10 bat boxes installed, 10 bird boxes
installed, 6 invertebrate boxes, provision of hedgehog highways and brash piles across the

site; within the housing area and the ecological enhancement area.

The enhancements and mitigation outlined in the strategy are suitable for the local species
that may be present on-site or in the surrounding area. With the adoption of this strategy,
the site proposals will provide a benefit to a variety of local wildlife and will promote
biodiversity in the local area, in accordance with Policy EN 15 and paragraph 174 of the

Framework.

Arboriculture

An Arboricultural Impact Assessment has been submitted in support of the application,

which includes the necessary arboricultural information to support the planning
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application. The report also includes a Tree Protection Plan with an associated

Arboricultural Method Statement.

The proposals necessitate the removal of two trees of moderate quality (Category B), one
tree, one group and a total of circa. 92m2 from a further two groups of low quality
(Category C). The remaining trees, which form the majority of the site’s tree cover, will be

retained as part of the development and protected during construction.

A Landscape Masterplan has been prepared and is submitted in support of this planning
application. The Masterplan proposes the introduction of 87no. new native and amenity
trees and associated soft landscaping. Therefore, the scheme exceeds MCC's ‘3 for 1’

replacement planting policy.

Given the limited quantum of the trees proposed for removal, the retention of the vast
majority of principal tree cover, and the new planting proposals within the site, the
development proposals are acceptable in arboricultural terms and accord with local

planning policy pertinent to trees and green infrastructure.

Retained trees will require physical protection during the course of the development. The
Tree Protection Plan provides details of tree protection in accordance with BS5837:2012.
This includes details of locations and specification for Tree Protection Barriers; sensitive
excavation works within the Root Protection Areas (‘RPAs’); no-dig surfacing within RPAs;

and arboricultural site supervision/monitoring requirements.

Trees G5 and G6 are located towards the south-western extent of the site and will provide
a screen from the neighbouring properties. There will be a degree of shading from the tree
towards plot 1, however, a good level of separation will remain between the plot of the tree
canopy to avoid an overbearing tree/building relationship. A degree of shading is expected

when tall/mature trees are retained at the site boundaries.

Overall, the layout has been suitably designed to incorporate the site's tree stock
highlighted for retention, and the proposed soft-landscaping scheme will deliver
arboricultural benefits through the provision of feature amenity tree and shrub planting in
accordance with Policy EN9 of the Core Strategy. Furthermore, the scheme will exceed

MCC's ‘3 for 1’ replacement planting policy by delivering tree planting at a ratio 12:1.

Summary

In summary, the principle of the proposed development accords with the adopted

Development Plan and current national planning policy, being high-quality family housing
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located within South Manchester Furthermore, the proposed development is acceptable in
terms of highways, accessibility and parking, residential amenity, design, biodiversity and

ecology and arboriculture.
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OTHER ENVIRONMENTAL AND TECHNICAL CONSIDERATIONS

This section of the SPS summarises the other environmental and technical considerations

that have been addressed as part of this planning application.

Sustainability

An Environmental Standards Statement has been prepared by Watt Energy. The Statement
assesses the proposed development against the relevant climate change and

sustainability policies and targets.

The proposed development has been designed with a fabric first approach with U-values,
design air permeability and ventilation targets all aspiring to exceed Building Regulations
Part L 2021 standards. This approach demonstrates a holistic low energy design concept,
involving very low limiting values and thus led to high-energy performance targets and

being defined as a low carbon development.

A Low Zero Carbon ('LZC’) feasibility assessment has been carried out, with all suitable
technologies investigated for their suitability to the site and development. The assessment
determined that an Air Source Heat Pump system for each dwelling will provide an
additional 30% reduction in carbon emissions bringing the total reduction to 31%. In
addition to this renewable technology provision, the development can also be defined as

carbon neutral because it will have net zero carbon emissions.

The following energy efficient design measures are proposed as part of the development:

High levels of insulation throughout with minimal thermal bridges.
e Passive solar gains and internal heat sources.

e Excellent level of airtightness.

e Good indoor air quality by openable windows.

e 100% low energy lighting throughout.

e Efficient ASHP and associated cylinders to each dwelling

100% operational energy supplied by a renewable energy provider i.e., no gas boilers.

In addition to the following of the energy hierarchy through the efficient design and

renewable technology measures mentioned above, and meeting all relevant Manchester
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City Council carbon targets, the proposed development will include many sustainability
measures throughout construction and once completed, including by ensuring that

efficient water fixtures are proposed and that construction waste is minimised.

Therefore, the proposed development accords with policies DM1, EN 4, EN 6, and EN 8 of
the Core Strategy and paragraph 8 of the Framework.

Ground Conditions

E3P has prepared Phase | and Phase Il Geoenvironmental Site Assessments. Both

assessments are submitted alongside this planning application.

The Phase | Geoenvironmental Site Assessment comprises a desk-based assessment that
determines potential contaminated land liabilities and geotechnical constraints as part of
the proposed development of the site. The Phase | Assessment recommended intrusive

ground investigation to confirm the conceptual site model.

10.10 In summary:

A review of online records held by United Utilities indicates the presence of an
abandoned sewer running through the southeast sector of the site. No other drainage

infrastructure is noted with the site boundary.
e There are no current or historic landfill sites located within 250 m of the site.

e In terms of radon, less than 1% of houses above the ‘Action Level'. Therefore, no

special precautions are required.

e The site is not located within a Coal Authority Reporting Area and is not deemed to be

at risk from historic underground coal mining.

¢ No hazardous installations that could potentially prejudice the proposed construction
of highly sensitive residential dwellings have been identified within influencing

distance of the site.

10.11 As detailed in the Phase Il report, E3P has completed an intrusive ground investigation

comprising: 14 no. mechanically excavated trial pits; 4 no. window sample boreholes; and
4 no. environmental monitoring installations. In terms of contaminated land, it is concluded
that the risk to human health can be mitigated by the installation of a chemically suitable

cover system within all proposed garden areas where Made Ground soils are present.
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10.12

10.13

10.14

10.15

10.16

10.17

10.18

In summary, by following the mitigation measures outlined within the Phase Il Assessment
prepared by E3P, the proposed development will accord with Policy EN 18 of the Core
Strategy and paragraph 183 of the Framework.

Flood Risk and Drainage

A Flood Risk Assessment has been prepared by RSK and is submitted alongside this

planning application.

The proposed site lies in an area designated by the Environment Agency as Flood Zone 1

and is outlined to have a chance of flooding of less than 1 in 1,000 (<0.1%) in any year.

The Framework sets out a Sequential Test, which states that preference should be given
to development located within Flood Zone 1 and at the lowest risk of flooding from all
sources. The Flood Risk Assessment demonstrates that the requirements of the
Sequential Test have been met. The proposed development is classified as ‘less
vulnerable’ and, therefore, considered appropriate within Flood Zone 1 without application

of the Exception Test.

The assessment considers several sources of flooding, including fluvial, tidal, surface
water, groundwater, sewer, reservoir, and flooding from artificial sources. The level of risk
for each source is assessed. The level of risk varies between ‘very low’ and ‘low’ for all
sources of flooding assessed apart from flooding from sewers which is identified as being
of a ‘medium’ level of risk. However, the Flood Risk Assessment demonstrates that flood
risk from sewer flooding can be mitigated, such as by ongoing maintenance of the on-site

systems.

It is intended that surface water runoff from the proposed residential development will
outfall from the site via the existing combined sewer to the south as agreed with UU. The
proposed strategy will utilise attenuation in the form of a series of oversized storage pipes
(1200mm diameter) running under most of the site’s road network providing approximately
366m3 of storage. This is supported by a 14m3 geo-cellular crate storage unit at the end
one of a side run. The design rainfall event for this assessment has been taken as the 1 in
100-year event (+40% climate change) with the intention of retaining surface water runoff

generated from the site within the proposed on site network.

In terms of foul drainage, the entire local sewer network consists of a network of combined
sewers. The UU Pre-development enquiry specifies that the site will be allowed to drain

into the existing public combined system.
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10.19

10.20

10.21

10.22

10.23

The design incorporates a gravity connection to the existing 600mm x 900mm combined
sewer in Wilbraham Road. It is proposed to outfall the site’s foul drainage to the same
connection point as the proposed surface water connection, but the two systems are

distinct and do not combine before.

Therefore, the proposed development accords with Policy EN 14 of the Core Strategy and
paragraph 159 of the Framework. Consequently, the Assessment concludes that the

development of the site should not be precluded on flood risk grounds.

Crime and Safety

The planning application is supported by a Crime Impact Statement, which has been

prepared by Greater Manchester Police (‘GMP’) Design for Security.

It is stated that a residential development is an appropriate use for the site given the
surrounding land uses. Furthermore, it is noted that the proposals will result in the
redevelopment of land which, if it remains unused may attract criminal and anti-social
activity, for example, fly-tipping, which may affect the quality of life of nearby residents and

security of their houses.

The following features of the proposed development are stated to make a positive

contribution to the prevention and fear of crime:

e Developments built around a cul-de-sac tend to attract less crime than those located
on ‘through’ roads that have a greater volume of traffic, including pedestrian traffic,

where offenders tend to be less conspicuous.

e Houses are mostly arranged in a perimeter block, with defensible to the front and rear

of each dwelling.

e The rear garden boundaries of the many of the proposed houses will adjoin those of
existing houses reducing the risk of offenders approaching these houses from the

rear.

e The development includes a range of sizes of housing, which helps to diversify the
resident population. A broader age range of residents can help to retain a presence
throughout the day, e.g., families with young children, working people and retired

people.

e There are a significant number of houses within the development, which increases the

likelihood of residents of some of the properties being present throughout the day.
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The presence of residents or even just visible signs of people present - cars on
driveways, lights on, external lighting on at entrance doors, for example - will help to

deter offenders.

e The proposed layout of the dwellings will help to animate the loop road and facilitate

passive surveillance across the development.
e Defensible space is included on the street facing elevations.

e Rear garden boundaries of the houses can be secured with appropriately high fencing

and gates.

e The provision of garage and driveway parking spaces will reduce the risk of vehicles

being targeted by offenders.

e Private and public amenity space has been included in the scheme, which will soften
the appearance of the development. The inclusion of social spaces provides an
opportunity for residents to meet and build relationships, which can help to develop a

sense of community within the scheme and deters crime and anti-social behaviour.

e Measures to enhance the appearance of the street in the form of entrance and

transitional squares are included on the plans.

10.24 Recommendations to enhance the security of the development are made within the report.
The recommendations, and the Applicant’s response to these (in bold), are summarised

below:
10.25 The recommendations are summarised as follows:

e introduce environmental enhancements to the streetscape at appropriate spaces
within the development. The proposed development includes a number of
environmental enhancements, as detailed in the submitted Ecological Enhancement

Strategy, and a BNG of 8.32% will be achieved on-site;

¢ include measures to prevent vehicles parking on the access road and green verges. A
‘Land Use Plan’ has been prepared and submitted, which highlights housing, adopted

roads/verges and areas to be maintained by a management company;

e clearly define ownership, management and maintenance of peripheral greenspaces.
A ‘Land Use Plan’ has been prepared and submitted, which highlights housing,

adopted roads/verges and areas to be maintained by a management company;
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10.26

10.27

10.28

10.29

10.30

10.31

e install appropriately secure fencing and gates to define and secure front and rear
boundaries to the houses. The submitted Boundary Treatment Plan illustrates the

types and locations of boundary treatments proposed as part of the development;

e include provision for secure cycle parking within the garage or rear garden of each

house. The cycle storage specification was shared with GMP; and,

e specify Secured by Design standard doors, windows, glazing and door hardware for
the houses and garages. The Applicant has confirmed that the physical security
specifications recommended at Section 4 of the Crime Impact Statement will be

included within the proposed development.

Overall, the Crime Impact Statement concludes that GMP consider a residential scheme
appropriate and are happy to support the proposals. The proposed development has been
designed to be safe and secure for prospective users and has incorporated the measures
recommended by GMP to contribute to the prevention of and fear of crime, in accordance

with Core Strategy Policy DM 1 and paragraph 130 of the Framework (2021).

Waste Management

The proposed waste strategy, detailed in the Design and Access Statement, provides
individual refuse storage for each house comprising general refuse, recycling and food
waste bins. For all houses, secure bin stores will be provided and bin collection areas will
be for use on allocated waste collection days. A completed waste proforma has been
submitted alongside this planning application and is enclosed at Appendix 5. Appendix
TA4 to the Transport Assessment demonstrates vehicle swept path assessment runs

within the site, including the movement of large refuse collection vehicles.

The submitted CEMP explains how construction waste will be dealt with and managed.
The only building to be demolished comprises the existing garage to the rear of 354
Wilbraham Road.

Therefore, the proposed development accords with Policy EN 19 of the Core Strategy.

Local Labour Agreement

A Local Labour Benefit Proposal has been prepared by Anwyl Homes and is submitted

alongside this planning application.

Anwyl Group already employs around 10% of the Group workforce from the Manchester

and Greater Manchester regions and is committed to continuing to source local labour
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10.32

10.33

from these regions to deliver work at the application site. In order to fulfil recruitment
needs, the company regularly attends Careers Fairs in local proximity to new and existing
developments and will seek to attend such events within the Chorlton area whenever

reasonably practicable to do so.

Therefore, opportunities to provide jobs for local people through construction of the
proposed development have been fully considered, in accordance with Policy EC 1 of the

Core Strategy.

Summary

This section has demonstrated the acceptability of the proposals in terms of energy,

ground conditions, and flood risk and drainage.
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11

11.1

PLANNING BENEFITS

The proposals will deliver a series of social, environmental and economic benefits which

should be afforded significant weight in the determination of the planning and include:
Social
The proposed development will deliver the following package of social benefits:

e Facilitate GMYF's future investment plans so that the Charity can continue with their
support of over 50 affiliated clubs across Greater Manchester, and to reach out to

further clubs. GMYF have the following future investment plans:

- GMYF would like to invest a minimum of £0.5m in Jimmy Egan’s boxing
gym in Wythenshawe. GMYF are also looking for a new Boxing club base

in Burnage so that they can invest in this part of the City.
- GMYF would like to employ 2 new full time youth workers at Blakely.

- GMYF want to start an apprenticeship scheme in September 2023, working

alongside Bolton University.

- Expand the GMYF team by recruiting another five youth workers in 2023 to
focus on targeted work within associated Clubs with a view to increasing

numbers over time.

- Now that GMYF have a blueprint for a successful Youth Centre reflected at
the Partington initiative, GMYF want to replicate this in new locations by

securing another disused building and breathing new life into it.

- Expand the use of Ormside to deliver transport, cover accommodation and
activity costs so that more young people could benefit from the full

experience of outdoor pursuits.

- A full funding package for the training of youth workers would be

developed to degree level if required for new and existing team members.

- Widen GMYF's activity network throughout Greater Manchester so that
young people can experience the arts, water-based sports and interests.
These activities require significantly more funding and wider skills from the

team therefore greater resources from the Federation are required.
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- Assist Clubs with dedicated Duke of Edinburgh staff at zero cost to support
more young people through the programme which they currently cannot

offer on scale.
- Focus on enhancing grant funding stream to the Club network.

- Target the improvement of GMYF facilities and activities for the Club’s

young people by offering them food and a warm space in GMYF buildings.

e Deliver affordable housing in accordance with Manchester’s policy requirement of
20% (Policy H 8 of the Core Strategy), comprising 54% (7no) social rented and 46%
(6no) intermediate housing, which will make an important contribution to the City’s

affordable housing supply;

e Deliver a high-quality housing development, which will provide a good choice and mix
of housing for families in a sustainable location with good access to jobs, services

and facilities;

e Deliver playing field mitigation land of 1.2Tha at Alexandra Park to accommodate
flexible pitch provision, including 11 a side youth pitch and enhancements to a second

pitch to bring it back into regular use throughout the year;

e Enable the delivery of Moss Side FC’s vision to find an established home ground and

grow their junior football section who are currently struggling for suitable venues;
e Provide a non-turf pitch at South West Manchester Cricket Club; and,

e Undertake improvements to the square at Alexandra Park to move the quality rating

from ‘standard’ to ‘good’.
Economic

11.3 The proposed development will contribute towards building a strong, responsive and

competitive economy. Specifically, the proposed development:

e generate 249 gross temporary construction related jobs (130 net jobs) comprising 178
direct jobs (93 net) and 71 indirect (37 net)*.

4 The calculations were undertaken by economists at Kada Research using a combination of site
intelligence, benchmarks (CITB, HMT) and official statistics (BRES and ONS).
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generate £121,718 in council tax revenue per annum and £0.5 million in New Homes

Bonus over four years®.

The development could result in £0.5m in retail spend per annum (£0.4m in

convenience goods and £0.17m in comparison goods)°®.

As aresult of the construction spend, will potentially result in 14 work placements, 261

training weeks on site, and 8 new qualifications’.

Environmental

11.4 The proposed development will not result in significant harm to the natural environment

and will help to improve biodiversity. In particular, the proposed development will:

Achieve an 8.32% gain in Habitat Units on the site through the delivery of grassland
habitat on the ecological area, in addition to the landscaping proposed within the

development site;

Plant 87no trees as part of the proposals which exceeds the Council’s replacement

tree policy and will contribute towards creating a healthy community;

The proposed development will achieve a 31% reduction in carbon emissions over the
Part L1A 2021 of the Building Regulations, which surpasses all of MCC’s current

planning policy targets;

Deliver a housing development where all homes will be using all electric heating

systems;

Provide a financial contribution to support the delivery of modern LED floodlighting at
the adjacent Maine Road Football Club, which will adequately illuminate the pitch,
whilst also according with the limits set out in the ILP Guidance for the Reduction of
Obtrusive Light (2021);

Ensure that each dwelling has an EV charging point to reduce emissions from private

car usage,

S jbid.
6 jbid.
7 jbid.
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e Deliver 100% cycle parking across the site via a combination of either garage storage
(where relevant) or dedicated lockable cycle store features within rear garden areas;

and,
e Be accessible by sustainable modes of travel.

Summary

11.5 Overall, the proposal represents sustainable development, in accordance with Paragraph
8 of the Framework, and will deliver a number of economic, social and environmental

benefits.
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12

12.1

12.2

DRAFT SECTION 106 HEADS OF TERMS

the consideration of the planning application.

This section sets out a first draft of the heads of terms for a Section 106 agreement in

relation to the proposed development at the site.

These draft heads of terms are set out on behalf of Anwyl to inform the preparation and
negotiation of a Section 106 agreement with MCC to support this planning application. The

table set out below details those contributions to be discussed further with MCC during

Affordable Housing

20% on site provision, of which 54% will be
social rented and 46% will be intermediate
housing.

Replacement Playing Pitch Site (Alexandra
Park)

A financial contribution, the sum of which will
be agreed with the Council, will be provided to
deliver the proposed playing field mitigation at
Alexandra Park and South West Manchester
Cricket Club. Manchester City Council will be
responsible for the management and
maintenance of the playing field, as confirmed
by MCR Active.

Biodiversity Net Gain

The land identified for
enhancement will be secured.

ecological

Administrative Provisions

The Applicant shall pay to MCC on or before
the completion of the Agreement the
reasonable legal costs (£tbc) incurred by MCC
in connection with the preparation and
completion of the Agreement

Summary

12.3 This section has detailed the Section 106 contributions that the Applicant intends to
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13

13.1

13.2

13.3

13.4

13.5

13.6

13.7

SUMMARY AND CONCLUSION

This SPS has been prepared by Asteer Planning on behalf of Anwyl Homes in support of a
full planning application at Land off Wilbraham Road, Chorlton.

The description of development is as follows:

“Full planning application proposing the erection of residential development (Use Class
C3(a), with associated infrastructure, including landscaping, ecological mitigation, drainage
and car parking, access from Wilbraham Road, and demolition of garage to the rear of 354
Wilbraham Road.”

Greater Manchester Youth Federation

Section 2 provides the background to The Greater Manchester Youth Federation, the

owners of the site.

GMYF is a registered charity, whose origin dates to the mid 1800’s. GMYF currently works
with a wide variety of voluntary youth groups and projects throughout the most
disadvantaged communities of Greater Manchester. However, GMYF has been operating
in an extremely challenging environment due to a long period of sustained funding cuts
and the impacts of the Covid-19 pandemic. Therefore, following a strategic review, the
charity is disposing of redundant land it owns, such as the land off Wilbraham Road. The
receipt from the sale of the land will be reinvested to deliver on GMYF’s future investment
plans, which aim to create opportunities for as many young people as possible in Greater

Manchester.

Further funding is essential to allow the 125-year old charity to continue to operate in the
long-term and to fulfil its aim of delivering a year-round programme of recreational and
educational opportunities to young people, volunteers and leaders within GMYF's affiliated

clubs that encourages them to reach their full potential.
Anwyl Homes
The landowner, GMYF, has selected Anwyl Homes as the preferred developer for the site.

Section 3 provides the background to Anwyl, the Applicant.

Anwyl is a proud family builder, with over 90 years of experience in the housebuilding
industry. Having initially started in the Rhyl area, Anwyl Homes has grown rapidly and is
operating within two regions namely Anwyl Homes Cheshire & North Wales and Anwyl

Lancashire (based in Chorley) with the aim of building around 800 homes per year.
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13.8

13.9

13.10

13.11

13.12

13.13

Pre-application Engagement

Section 4 provides a summary of the pre-application consultation undertaken with MCC,
Sport England, and other key stakeholders prior to the submission of the planning
application. A Statement of Community Involvement (‘SCI’) has been prepared by UK
Networks and has been submitted alongside this planning application. The SCI should be

read in conjunction with this section of the SPS.

The Applicant has sought to work proactively with MCC planning, highways and flood
officers, the Greater Manchester Ecology Unit, Ward Councillors and local residents. These
discussions have informed the replacement playing pitch strategy and the design and
layout of the proposed scheme. The proposals have incorporated the feedback received
during the pre-application engagement undertaken wherever possible, whilst ensuring that

the proposed development accords with local and national planning policy requirements.

The Site and its Surroundings

Section 5 of the SPS provides a detailed description of the site’s location, characteristics,
and accessibility credentials. It provides a description of the site’s current status and its

physical attributes.

The application site extends to approximately 2.22ha and comprises an irregular shaped
parcel of land accessed via Wilboraham Road. The former playing field land is privately
owned by GMYF, is secured and is not accessible to the public. The identified ecological
mitigation area is owned by the St Margaret’s Centre. The application site was formerly in
use as playing pitches (primarily football), but this use ceased in 2016. The application site
sits in a predominantly residential area and is in an accessible location, being within a
practical walking distance of good frequency public transport services and a range of
everyday local shops, services and facilities, in addition to being close to high quality cycle

infrastructure.

The Proposed Development

Section 6 describes the use and amount, layout, scale and massing, appearance, and
means of access to the development for which planning permission is sought. The
application proposals are described in detail in the accompanying Design and Access

Statement prepared by APD, which should be read in alongside this SPS.

The proposed development comprises 65n0. homes, in addition to associated
infrastructure, including landscaping, ecological mitigation drainage and car parking, and

access from Wilbraham Road. The overall housing mix that is presented in Tables 1 to 3
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13.14

13.15

13.16

13.17

13.18

above reflects the Council’s planning policy requirements for more family housing in this
part of Manchester and, thus, there is a large proportion of 3no. and 4no. bed properties
proposed. The proposed development has been designed with due regard given to the
site’s surroundings and the technical assessments undertaken by the Applicants’ project
team. Overall, the proposals will deliver a high-quality residential development that is
visually attractive and sympathetic to the character of the local area, whilst also achieving

a net gain in biodiversity on-site.

Planning Policy Framework

Section 7 of the SPS sets out the key planning policies at the national and local level, which
are relevant to the determination of this planning application. The application proposals
are evaluated in the context of the relevant policies identified in the subsequent sections
of the SPS.

As defined by the adopted policies map, the site comprises unallocated land within the
South Manchester sub area. This section has detailed the adopted and emerging local and
national planning policy and guidance, including Manchester's PPOSS and several SPDs,
that is of relevance to the site and the proposed development. The subsequent sections of
this Statement assess the proposed development against the relevant policies of the

adopted Development Plan for Manchester and the Framework (2021).

Affordable Housing Statement

Section 8 of this SPS sets out how the proposals will contribute to the housing mix in the

City.

The proposed development will deliver a policy compliant level of affordable housing
(20%). Of the 13 affordable units, 54% (7no) will be social rented and 46% (6no) will be
intermediate housing. The affordable units will comprise a mix of 2- and 3-bedroom
homes, which will be pepper potted throughout the development and will be designed to

be tenure blind.

Appraisal of the Proposals

Section 9 assesses the proposals against the relevant policies of the adopted
Development Plan for MCC and the Framework (2021). The technical assessments used
to inform this appraisal of the proposals are submitted in full alongside this planning

application.
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13.19

13.20

13.21

13.22

13.23

13.24

13.25

In summary, the principle of the proposed development accords with the adopted
Development Plan and current national planning policy, being high-quality family housing
located within South Manchester Furthermore, the proposed development is acceptable in
terms of highways, accessibility and parking, residential amenity, design, biodiversity and
ecology, arboriculture, waste management, and the Council’s requirements regarding local

labour.

Other Environmental and Technical Considerations

Section 11 of the SPS summarises the other environmental and technical considerations

that have been addressed as part of this planning application.

This section has demonstrated the acceptability of the proposals in terms of energy,

ground conditions, and flood risk and drainage.

Planning Benefits

The proposals will deliver a series of social, environmental and economic benefits which

should be afforded significant weight in the determination of the planning and include:

Overall, the proposal represents sustainable development, in accordance with Paragraph
8 of the Framework, and will deliver a number of economic, social and environmental

benefits.

Conclusion

Overall, the proposals comprise a high-quality residential development that will deliver
family dwellings in a sustainable location within South Manchester. The proposed
mitigation strategy for playing field land at Alexandra Park has been carefully developed
through pre-application discussions with MCC and relevant consultees and has been
demonstrated to accord with the relevant local and national planning policy because the
proposal replace the application site with better football and cricket provision at Alexandra
Park and South West Manchester Cricket Club, respectively. A financial contribution for the
proposed playing field mitigation strategy will be secured through a Section 106

Agreement.

As discussed in detail within this Supporting Planning Statement, GMYF has been
operating in an extremely challenging environment owing to a long period of sustained
funding cuts and the impacts of the Covid-19 pandemic. The selection of Anwyl Homes, a
reputable housebuilder with a track record of delivering quality housing, as the preferred

developer for the site will enable the monies from the sale of the land to be reinvested in
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several critical areas of the charity, such as capital projects, safeguarding, activities and
trips, governance and a new team of youth workers, to ensure that the 125 year old charity
is able to support its affiliated clubs, volunteers and young people across Greater

Manchester for many years to come.
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Disclaimer:

Do not scale from this drawing

All contractors must visit the site and be responsible for taking and checking dimensions.
All construction information should be taken from figured dimensions only.
Any discrepancies between drawings, specifications and site conditions must be brought to the attention of
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This drawing is for planning purposes only. It is not intended to be used for construction purposes. Whilst all LO C A l l O N P LA N
reasonable efforts are used to ensure drawings are accurate, Astle Planning and Design Ltd accept no
responsibility or liability for any reliance placed on, or use made of, this plan by anyone for purposes other

than those stated above.
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APPENDIX 4

Landscape Plans



T21 Blue Gum
Eucalyptus

neighbouring gardens

within EEA | | G11 Privet portion

plants to be utilised garden to be retained l’T24 Rowan
within new gardens

G9 Tree group in neighbouring garden— H3 Privet hedge, southern edges to be ~H3 Privet hedge, northern edges and core plants Key:
T23 Hawthorn G10 Wild Cherry scrub— trimmed to allow boundary fence construction within neighbouring garden to be retained G12 Tree group within 1l Al Existing Trees to be Retained (Canopy, trunk and
T22 Leyland Cypress to be removed. Intact | | G11 Privet within neighbouring— |
T20 Sycamore

RPA shown, T' reference included within label text)
NB: Blue line = 'B' Category tree canopy,

Grey line = 'C' Category tree canopy

1/—‘\\ -
to be removed % .// SITT ) - 1 No FsD : ! T I I) Existing Trees to be Removed
T19 Sycamore Ve //A/ v\ Z//A/// %7 0 7% — - 8/10cm Std = 1 L
to be retained : m— ' B ; o/ A IR RAK K ZERE K ARG\, |- N 3 CHE
\ /0 /. g . S u | ’ < ‘l e . LN e . A N Proposed Trees,
- k . {' N S e : 7'7 \ A /\-/ C. R | ) L Native (No.61, 70% of total)
. . Z /0 . . N . .. ! |
D S AT I No MsLS - L L o P L ' : i
. .o Lo S L7 . 3 b Y L "’ >, . \ . \ .
o - K . 1 . [\ _6/8cmLtStd ] S B -.», ‘ 23 L 24 25 l ) 26 X
S . etoomsig w9 o - 21 22. S o ) : \ L ropoeed Trees
1 No SaLS ce \ o ’ 17 .- ‘ U l . o ‘ o ] i AR “' | . o " _— Amenity (No. 26, 30% of total)
6/8cm Lt Std 15 |- 16 - Tt s N . |y e o AREAY 7 SV ==
A o ‘II' R—— SR <z I
. O -—i— e i L e
1 No BpLS ! - < dlB 2 o1 c1 o1 D1 = e
6/8cm Lt Std \ c1 Cc1 22 23 xisting Vegetation to be Retaine:
7 _y_(_B \ o1 D1 18 19 “
- e 16 | 17 — — N \ s
) ' \ Plant Mix F4 ‘l \‘____ [ | Existing Vegetation, to be Removed (or Pruned).
T18 Wild Cherry ’ — — ; - Plant Mix F3 ! ‘| See notes on drawing.
o be retained 4 2o | |PEOtMiXEIT Plant Mix G4 A
0 be retaine : : qF * * 0 Sl Plant Mix D18\ Plant Mix G3 &
16 \\ 17 19 - [ A® - 1L — B et Propqsed Native Hedges & Hedgerows:
ONo Tap  |Plan ix b Pt | I oy = Location Plan - o e o
A Plant Mix F1 1 a : = — 6 No Tab 9 No Liv = L Taxus baccata (Yew) 1-1.5m
| "-‘:‘,' i . - - ':: - 6 NO Tab ‘kﬂant Mix E18\
G8 Holly scrub group, area ! o Plant Mix D17 74 No Liv ‘ 5 No BoP 3 No SaSh w4 Proposed Amenity Hedges:
Sl . . 8 o B Lonicera nitida 'Elegant' Box Honeysuckle
ithin site to be retained Plant Mix F2 1 No BpO 2 No Bpés 4 No vbd 10/12cm SStd [ i | Cotoneaster franchetti Franchet's Cotoneaster 1-1.5m
" 4 No PIOL il -1
48 No Tab :
6/8cm Lt Std —— 10/12cm SStd . Plant Mix H4 M
Plant Mix H3
89 No Cab 1 No MsSS : 1No CdG 1 No SaA -
G8 HOIIy scrub group, 4 No PIOL 10/12cm SStd 2 No Buj/ 2 No Bu 11NNOVCI:)(;(SB 1 No VbdS 10/12cm SStd 27 \ Proposed Dogwood Mix Planting
western and southern edges WY 4/ “——_ L | M7 PNtMIX H2— 1071000 Soig 1012omssd | 1 No Ve _ o A
to be trimmed to allow fence ‘ s = [ ..’ No BcP T i, A TR .
construction. Intact plants to 4 No Vbd EAO *‘;‘ . AN AEE ™ Q o -1 No MEv *%2?
be utilised within EEA. ;]0/'1\]20 SSCSCj y o _‘!_ ............ .Y # — = ‘ - o [ - * IR _! 6/8cm Lt Std Proposed Specimen Shrub Planting
cm T . . L L .8 i j
’ 1 No SKG \4 : . o . D\ 49 No Liv—~ T
. Plant Mix H1 . " e e 5 : oo T e
. 54 S ’ 53 * Q \<| 28 Proposed Amenity Shrub Planting
1 No MDM 5 No Cof RN No SaLu—" | e .
6/8cm Lt Std - ‘. r  6BomLtSd - L 1 N B -L'S A 7 No Liv 5 i o LT
e e e (o] . P . .ot
: 7AN T : W2 6/8em Lt sFt)d \ 53 | A o 1 No AiA
54 . . R 'f/ > . - . I _Jr_ - . . o O Al Proposed Planting Mixes (not within gravel areas)
1 No MsLS | 54 | o B e - 1 No BpO o " 6i8om St
egcm LStStd - ———t = R N2 A 52 | 10/12cm SStd L. o T q
55 | 55 o T NoBos S 78 No Liv R | ,
; . . 3 0} BpS : e T - L. et v - .’| Proposed Amenity Lawn Turf. Rolawn Medallion
18 No Cof~___ 1 No PoD ) [ 8/10em St : ] Plant Mix D7 — e e . et or simiar approved
H2 Hawthorn hedge, eastern Plant Mix C1 | ' o 5 . . Plant Mix G5 40 2§ No Liv eY ' ]
edges to be trimmed to allow \\ DL e S h I Plant Mix A5 S
i 1.8 No Cof SO SR B > . H \ l i S L Proposed Species-rich Grassland, Neutral.
boundary fence construction Plant Mix C2 . o [ 55 * -, \ . 2' No A A Plant Mix BS < 24 No Liv o o Neutral Soils Meadow mix from British Wildflower Seeds
Plant Mix ASN' I . - r~ O ACA = . s S : www. britishwildflowerseeds.co.uk
H2 Hawthorn hedge, western S0 == E§2 - 6/8cm Lt Std oLlv I
e LN AT e . NN i . 26 No L L . J-1 No Pst
edges and core plants within goes o ‘ ' - 1 No PPB " ' oA oem e P d Species-rich Grassland, EM7 from E t
. . i .« ° . dJ I - . g ropose eCles-I1C rassland, rom cmorsgate
neighbouring garden to be 1P§‘",LM"(‘:A} 5 .. 51 ° © ' 54 No Liv I (Meadow mix for Sandy Soil) ’
retained Plant I?/Iix 81 N . ' e Plant Mix CT1 S www.wildseed.co.uk
18 No Cof S Nl Plant MixF5 AR
o o ' . . 51 : - ’ e Proposed Gravel/Slate (no geotextile, planted with
T 18 No Cof o : 51 \ 9 N_O L.IV o o various plant mixes). Gravel depth 50-75mm.
1 No Pst Plant I\P/lllgnlﬂ\/lix c3 B —— Plant Mix C12 ‘ For gravel/slate type see entry below.
6/8cm Std N R 50 o
B s | e |
. < '2 Nb TWO — 1 \ “ Proposed Gravel/Slate (with geotextile, unplanted).
1 No AiA Plant Mix E2 —¥=2 . 6/8cm LtStd e ( 1 No CbP ________l__ﬂ_._______ . T Gravel depth 50mm-75mm.
6/8cm Std 3 No Sgi 7 e e CtLe 34 No Cof ’ . For gravel/slate type see entry below.
61 No Cof S 50 - - 2 No RfF Plant Mix C13 o - J1NoBpS
1 8 Plant Mix D8 : o &2 s0em st .
6 No Cof | . N @ Proposed Gravel/Slate types:
i 62 No Cof o e p = Plum Slate 20mm
Plant Mix E3 < NO ( 31
T17 Wild lant Mix D1 ‘ Plant Mix E12 = PR @ ts :TStafl;oCradshirlezlgink Gravel 20mm
Cherry \ D - v v Z NQ CQf ] = lren rave mm
55 No Cof A D Prant Mix G140
1 No RfF — "= “{ : ——
33 No Lrl'wbE ey 31 D | || Stevounday
10 Plant Mix D2 =e ’ a | I |
— _— o
32 No LnE ’ 2
Plant Mix C4 \
1
1 No Pst . 32 T 1/3N0LNS|EM
6/8cm Std o . . o cm Lt St
‘ ._. 1 No MMo
1 No MsLS T _- 6/8cm LtStd
6/8cm Lt Std B
~~~~~~~~~ -33. a Slight adjustment to entrance roadway. 24/11/2022
L MRD
1 No CbEF 1 No CdAB Rev  Description Date
(0]
6/8cm Lt Std
~ : Tyler
1 No MEv - =
B/6cm Lt St | Gran ge
i
I Head Office: Marsden Estate, Rendcomb,
K Cirencester, Gloucestershire GL7 7EX
’ . ' 34 s 1 No Salu E:info@tylergrange.co.uk
........ N i : 3 6/8cm Lt Std W: www.tylergrange.co.uk
G7 Tree group in Plant Mix C15 , w # o
neighbouring &b No Cof = . R Project title
gardens Plant Mix E16 | 36 ? Lo Land off Wilbraham Road, Chorlton
2 No MsS +____J LT e
Ll - b
. 35 \ 35 o N ..
H1 Privet hedge, eastern edges to be trimmed to R - 3¢ No LnE 3 No LnE—~ e 35 ‘- Drawing fitle
: : antMixD5— | /" A ‘ . .
. allow boundary fence construction ‘1 Ce o FeB | @ R - B -1 No GDSK Soft Landscape Drawing (1 of 3)
H1 Privet hedge, western edges and core plants ¢4 6 N S ... - 48 8/10cm Std
| within neighbouring garden to be r.etqlned ‘ 2 E ' 20 Plant Mix 7 —k 16 No LnE e — ,,
This document should not be relied on or used in circumstances Xz ;i o e T 9 No Liv—~{ %~ S Plant Mix G6 G o
other than those for which it was prepared and for which Tyler /R — — -‘-E'__\_—rr~ RIS .62, . . : R 13 No LnE R
Grange was appointed. a J - ‘ S \ S Plant Mix C8 ) " S I B S ™ ) 3_6 o 1 No MEv Scale 1:250 @ AT Drawn MRD
& | <L : : 92 No Liv—"1 : L -~ |'~1NoSaS - 2 E;j 9 No LnE—!" T " ‘ g' 6/8cm Lt Std Date 18.11.2022 Checked -
Tyler Grange accepts no responsibility for this document to any { &+ * -~ c 1'No MFB L [ oo Q. 8iM0emsd - ‘ : I I | N
other party other than the person by whom it was appointed. 4 -,\L 5 p\ Plant Mix E\ ! 1 L] " ~1 No SaLS 3 % L Plant I;I/hA)f( 2‘: LnE ~— _'/' o o Py
Xy : 85No Liv | oo ] S  6/BcmlLtStd D\ . . ) I 0 10m _ .
Tyler Grange Group Limited R 1 No MbSP 2 U I plant wix B4 e ~12 No LnE 2 g7 P ™ e Drawing number Revision
Copyright © Tyler Grange Group Limited 2022 8/10cm SStd \ - . T I\l i O \ IR 14807_PO05(1) a



AutoCAD SHX Text
Tyler

AutoCAD SHX Text
Grange

AutoCAD SHX Text
1:250 @ A1

AutoCAD SHX Text
0

AutoCAD SHX Text
10m


AR R e R 27 No Liv . ! . - :
"-'—“'”"-E'Gr 4 lant Mix E10 A I D\ 3 Plant ,\%X'\,ig LnE V%
Coe v Plant Mix C9 T N :
A . Bal 0 . ces . o - R 1 No AcA
1 No MMo . Plant Mix Ad _ 19 No Liv \Q ___________ W INo GDSK———T7 " —5NoEEG 6/8cm Lt Std
. . . Plant Mix ‘4 LT . = = * 8/10cm Std 43 | 43 6 No VmA
6/8cm Lt Std g o ] Plant Mix E9 - 1No BpLS—~ T al “1 No MMo 2 No Sch .
Co T D\ 8 ot 1P,8arm)/ll>li£/2 \ - . . e/semLtStd : s o —6/5cm Lt Std * 10712cm S:);Stho LnE . 1 No SaLS
e 74— Plant Mix B2 S| 7. 64" .. yoooRF © NpERIN-9 No Daf 7! Lk esemusud
1 No AcA P LRy “%1 | 27 NoLiv o L oS L ;% 6 No PIOL 9. L %‘}'{
6/8cm Lt Std R N . I 27 No Liv AR G B o S . : i
. o i —Plant Mix C10 ADuid o } 5 41 - B - - 42 - 23 No LnE—~~~ ;
. S 8 1 No CdAB 64 =) . o . . . ’ L. \ : . w \(]
R : 64 S e o | .
3 o o Lot : PEr
R B = I , ~ ah QRS 3 No LnE~ [» |
D VU 65 | 65 e i8S lant Mix H5 . L 1 No MsLS
% - - oo : : , 3 No PtS 39 ~ 6/8cm Lt Std
ANoPtS l-- AT
Plant Mix H6 40 | 40 L T1 Hawthomn
%) 7 - . L~
‘ L to be removed
T16 Ash - N Y
T15 Plum to be , 5o M1 sl E - : — . l .40 ( L )
retained S i @l A R oy 7 1] IR PR
2 t” a . & . —\%‘Wég S\ o e i) 1105‘1‘2 Bsf’sc?j ; / \q L T
DL A i e il | BNoTab oo No Cab K bR N N/
~~~~~~~ ' BG . <247 No Tab- 6 No Tab L_Piant Wix D1 o Ca @ o e I
VAQAQAQA 3 No BpT Plant Mix D15 1 No ALRS ’Q \ L @ :.:.:E ] . A . :4,‘!
o R NSNS rartaem vy st 12/140m Hyy Std % SR 1BpLS
1 No MsLS 28 No Dogwood Shrub Mix

28 No Dogwood Shrub Mix

50% Cornus sanguinea

)
50% C. sanguinea 'Midwinter Fire'
7N/ \/

5
AVEVAN \/ ’ !

T14 Sycamore to be“x >4 <[
" remove

V7
6/8cm Lt Std

Bulb Mix 4 k\w,/,‘
50% Cornus sanguinea —__Bulb Mix 3 / %’A\'@
50% C. sanguinea 'Midwinter Fire' 3 No PpA Ry
~T12 Wild Cherry P

, 12/14cm Hvy Std </
to be retained

6/8cm Lt Std

e E— S

T <SI»
B2
S

T2 Sycamore
/A%

to be retained

iC

)

T3 Sycamore
to be retained

G1 Tree group, mainly
Wild Cherry, with
understorey of Holly and
G2 Pair of Lombardy Poplars Ivy, to be retained
in neighbouring gardens

T13 Goat Willow
to be retained

G5 off-site trees, largely to be
retained/untouched

G5 eastern portion of off-site trees
to be removed/trimmed back

\ X
\
N

[

=

G6 Sycamore group
to be retained

T11 Sycamore
to be retained

Site signage

A

458

T10 Sycamore to be retained
T8 Sycamore to be retained

T9 Sycamore
to be retained
Bulb Mix 1

G4 northern/central portion Key:
of group to be retained y:

Bulb Mix 2
4 No TcHS
12/14cm Hvy Std

Existing Trees to be Retained (Canopy, trunk and

G4 th i f RPA shown, 'T' reference included within label text)
southern portion o NB: Blue line = 'B' Category tree canopy,

group to be removed Grey line = 'C' Category tree canopy

3 No TcHS

— 1
\

175 ¥ 12/14cm Hvy Std I/'" R
5 5 No Vbd o ycamore \ 5 /5 RS I \| Existing Trees to be Removed
Cornus 'Midwinter Fire' (winter Snowdrops and daffodils in EM?7 species-rich grassland for Wiltshire Meadow - Neutral —_ to be removed \‘ X " (J‘\ 1 ’
stems) meadow grass (Spring) Sandy soils species-rich grassland 5 No PIOL — 6 No VmA \ X \‘~__"
- 4 oy — 5 No EPG ~5NoBCP  ~—
i W e R . 3 No PcRC Y —5NoVbd 1
- : o= .t i) L N/ A H Proposed Trees,
L T T — 4~5No CK; 4 ! Native (No.61, 70% of total)
_ : . ‘ ” . : /x‘\‘ S (\
et S Existing building “-5No PcRC .
T to be removed \5 Nb EP$G 4 Proposed Trees,
Site signage example Green Screen example (with 'Woerner' ivy) Pyracantha 'Dart's Red' (with berries) /”/%l { f Amenity (NO 26, 30% of total)
i ¥
- _ : “~5No RhCW ¢ L
P 5 5 i ’/% <
, . iy, “-5No PcRC
. Z 7 G3 scrubby tree group to
=Ty “5NoEPG 4 be removed Existing Vegetation to be Retained
) o -0 : . . A N "5 No RhCW "¢,
P MY Sl - W =) -5 No PcRC o
e F X g { e . . iy " ) . . . v 3| Existing Vegetation, to be Removed (or Pruned).
Hodsra hefx ‘Goldehit Hedera helx Woemer Hedsra heii White Ripple "5 No CKE~ 7% i Line of Green Screens (each 1.2m width, total No.27) with Y {| " See notes on drawing.
-5 No Bcé g the following repeated sequence: N4
1*>-6 No VmA 0 1 No. Hedera helix 'White Ripple' Height 1.8m (Total No.6)
; ¢ 2 No. H. helix '"Woerner' height 1.8m (Total No.11) ] Proposed Native Hedges & Hedgerows:
g 2 ! 1 No. H. helix 'Goldchild' height 1.8m (Total No.5) | Carpinus betulus (Hornbeam) 1.8-2m
' ' ' hal Ligustrum vulgare (Privet) 1-1.5m
; (( 1 No. Pyracantha 'Dart's Red' height 1.5m (Total No.5) ToCC0| Taxus baccata (Yew) 1-1.5m
ATEEIRRES s 7] ;% |
: ¢
— ' | < [ ] Proposed Amenity Hedges:
i B 1 IS ¥ { | Lonicera nitida 'Elegant' Box Honeysuckle
TNy ;1 7 wies—|  Cotoneaster franchetti Franchet's Cotoneaster 1-1.5m
b 4 : '\
ST : ik ? Proposed Dogwood Mix Planting
' r DA
= |2 ) == T5 Small-Leaved %
{ : || \BS o small-Leave Proposed Specimen Shrub Planting
; 24 y Lime to be retained &
1 - . - el 1
- |
|
|
| 2 _____ -
L— T W T6 Ash to be retained | - ...J Proposed Green Screens, No.27, from Mobilane
N —Existing hard surfacing likely to www.mobilane.com
‘\‘ restrict RPA of T6 (see comments
\ within 14807 _R01 for full details) SREans
L C
E Proposed Amenity Shrub Planting
)
]
Location Plan

Southern part of scheme (for Ecological Enhancement Area see below)

Proposed Native Bulb Mix Planting

N

Proposed Planting Mixes (not within gravel areas)

G13 Fruit tree group, mainly Malus

(apple) and Wild Cherry, semi-mature,
all to be retained

AR AR

Proposed Amenity Lawn Turf. Rolawn Medallion
or similar approved

Proposed Species-rich Grassland, Neutral.
Neutral Soils Meadow mix from British Wildflower Seeds
www. britishwildflowerseeds.co.uk

S\
o

Proposed Species-rich Grassland, EM7 from Emorsgate
(Meadow mix for Sandy Soils)
www.wildseed.co.uk

ECOLOGIGAL
ENHANCEMENT
AREA

Proposed Gravel/Slate (no geotextile, planted with
various plant mixes). Gravel depth 50-75mm.
For gravel/slate type see entry below.

Proposed Gravel/Slate (with geotextile, unplanted).
Gravel depth 50mm-75mm.
For gravel/slate type see entry below.

' _ — e I— G15 Group of Proposed Gravel/Slate types:
. . . e E— selfseeded Ash ——G16 Group of tall @@ o — Plum Slate 20mm
— with dense scrub (17M) Hybrid Black @ s = Staffordshire Pink Gravel 20mm
understorey, to be Poplar amongst dense t = Trent Gravel 20mm
G14 Tree group, Horse retained vegetation and rubble,
Chestnut and Holly with T25 Ash multistem tree close to site boundary, to be NB: Young plants removed from main site i.e. G8 Holly to be retained (group =
dense lvy, to be retained retained (may need some pruning to avoid future and G10 Wild Cherry to be relocated within EEA area extends out of site) | | Site boundary
growth damaging the boundary fencing) .l
Ecological Enhancement Area to southeast of scheme
0 10m
e ™ —

T I Project title Scale 1:250 @ A1 Drawn MRD

. Date 18.11.2022 Checked -
Land off Wilbraham Road, Chorlton
G This document should not be relied on or used in circumstances
rﬂ nge other than those for which it was prepared and for which Tyler
Grange was appointed.
Head Office: Marsden Estate, Rendcomb, o _ _ _ . .
Cirencester, Gloucestershire GL7 7EX Tyler Grange accepts no responsibility for this document to any | Slight adjustment to entrance roadway. 24/11/2022 Drawing title Drawing number Revision
other party other than the person by whom it was appointed. MRD . 14807 _P05(2) b
E:info@tylergrange.co.uk a Existing trees within EEA, more detail ~ 22/11/2022 Soft Landscape Drawing (2 of 3) -
W: www.tylergrange.co.uk

Tyler Grange Group Limited added. MRD
Copyright © Tyler Grange Group Limited 2022
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Planting Schedules

Plant Species Notes

WiRraee Mapdow Seed M - N outne o T g pdony Mzt o Sandy Sols TREES
MEFE‘M' !"'5'"—.'!1.-’35;’.'-?-‘" Md“‘" o Proposed trees all indicated on the plan;
e vy o [oors mon s Tan [ [Paeae i . P g gt owre et e ¢ Tres  msbeven natves 10% and ameny 0% R
™ AW |Aoer SaTyaEe _I"'.IHﬂ.ID'AII:I'!.h' o Jh—mh_ - Ll ERARSEAT ¢ bt 150-T PocE. B LTy i g .'|l“-|-|- T e T 1 1] i . Pnkr:'anly ngr‘lt?':andarz{ Standard and Selected Standard stock. Heavy Standard stock is used in the main
Tk | MRS Gesrcampeeie Lodde Sed Shes® il ko’ Lo s ] S’ 15344 | 38020 (Fawsy Sioncard. caw sten nm e [BR Cavwrsa ragra [T O N o] LAl dmerany =icney Wi public areas fofhe soull
ThH | BplS |Befus perdus i Bach BEom 250000 | [Lipni Segan). o iem 185 1Tm. 56 LAAPAMLAY (METHHIHT fliciy MAnng-wer Carfinrea rgra Zcmamen Foempeac HEDGES & HEDGEROWS
Tha | Bl | Dol ek Tk [Faatigioks Edved Bty In-tere  [300-Fem| - [Soeciod dandend Do clesd He i 200ce & b BY Conpaddim naaa gl Crucis imasp gt . Proposedhedgesandhe(ltlgerowsallindica‘tedonlheplan.; _ _
1Ha | W‘: mw _Shl'l:h'-h B-10em m“. _sw o s 1 TR0 79 El-l:r'ﬂ.‘w E:l-'l:l'" |'|. = I-hn:'l.-hnpl * Hedges proposed are native (3) and amenity (2), se.edetalls in Planting Schedule;
! 1 r] “'Bh' L e The two northernmost are Hornbeam hedgerows with trees.
I | EpS6 |Bauepe Etver Bacn it (30, | [Baeron Stonooe 2 cow st SO0 £ 08 BR | leontdb mimnats  Adbne Hekid et b Gt
THa, | BpT | B ok Triss Peapng Hech Tk 13-Har  3NGSem| - ey B ncend e den o Sicn. (5 e L T L [Craeye Dy Pk sk e s ) CORNUS MIX
1ka | C=rT _cwm.mml-n prwmw ?m'!m ¥ o s [ 22 ]m-n_ _L#' Traednrt chew sbam 15%3-TMM e m BT wm ;-...-_H I.q'lu'llﬂ . Er(‘)lfosed mixtodbeI usteg an;e;dge of two public meadow areas either side of the road entrance to the
1o | GFFF |Capies betis Tmbgats S Fosters’ Homtes ‘7 Foplons' 13m  [Een | [Beieried Slandon. ses yen i 2o BA Paybmca Tl [ Parenp . B = 5;[,/0'“0"0:32:gng’zian’;:BR@m_eg"c;n
Lo 1 Fx0 W w..lmr Fdgidy Bar b B-10em !'!J-HII:H_ a8 F-M ch e 175200 p"“'Fm' _MF"I.II ! 50% Cornus sanguinea 'Midwinter Fire' BR 60-80cm
Wi | Wl |dishe sphene {Crmh Azpia [T T [Light Smedact cheat nin 183 1Toem BF i Hoary P jLrmnizcon hepchar [augh Hewdsd
1Ho | WeSE. |miai spbeean ok Ags iz |W00EEn |Sstrie Snoe, pe wen e 1S BR F e —— iCawup Lncavam e Ko Dy T o on the o
' 1 . r . N
1Hi Prey | Profius podie Hisss (B Clwavp Al Ia-Herd  [M¥-ERem| L Haiy Slaroeid clar dlen moe J00cH L Faigan et Lok W’-’Ll'l-ll'l'l# Bl Treid . Plrgr?;s:rir:::;;lr:gz:tzgl:';i:i:cl’m;:Zmeeapc:inlvovingspeciesgiventhenemral-acid soil conditions;
Bk SES | Sarknancopene Fecuran B-Bcm 250-M0em | Lighl Sasdari cls wlare 150-5TS5cm, B S GO S W Stk e ) Ekmich e Toinclude:
fi W Ead _ﬁiﬂ.ﬂ--l.n.l.l!!l BAlem 1} mTl_ _Ew'ﬁ'j e e LR mrl_ﬁ'w: T — I FEA e SR BT Choisya 'Greenfingers' Physocarpus spp.
Tha it | TR e e il Gl Lisabesd Al 013w [300-E0en (Bt Siirvtrd, Sew Wiwn A 2000 B [ Reruncia scrie inarima Pamreip :;'g:;:z*:: Panda’ g:ﬁ;?:y:;"&g:ingham'sWhi'e'
1ka Sath |Sonuw sccoperm RN Senling  Moven Seeoaser Sesding 1130w [300-2e0em [l Stancied, e win e 300cw BA T [ —— ok Mistanthus Morning Light' Stipa giganton
7 hai TrHE Irﬂw _ﬁnl- LA L 11 M ‘El:(l'l_ _?'HJEWI SR s me 00n; R Tetacats geaeei = e Wl Pailn Phormium spp. Viburnum x.davidii
Sha | Two |Ties codusns Winke Drsnge [l Lorved Livne Wil o’ Bfem 2505w | Sighl Diieiinst, ¢hila sharn 130-EToci, 4% Tt e [ k
1 Lo peTRely g Soms AMENITY SHRUB & HERBACEOUS PLANTING
UL M""‘:!F-"'T'-Tﬂl ~ m_ﬂd m:m e Areas of amenity shrub and herbaceous planting are shown on the plan;
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Phormium 'Maori Queen'

Magnolia 'Satisfaction'

Callicarpa 'Profusion’

Prunus padus 'Libertii' blossom

Malus 'Mokum' blossom Malus 'Evereste' in blossom Malus 'Direktor Moerland' blossom

Cotoneaster franchetti hedge

Specification Notes

GENERAL

Proposals to be read in conjunction with Architects and Engineers Drawings;

All landscape operations to be in accordance with all relevant and current BS and BS EN standards including BS 8545: 2014, BS4428:
1989 & BS 3936: 1990,1992,2007; and all amendments to date;

Plant material to conform with the National Plant Specification;

All stock (other than container grown) shall be planted between November 30th and 28th February. Planting operations shall be carried
out in suitable open weather and all plants re-firmed if lifted by frost during the contract. No planting shall take place in dry, hot and sunny
weather or indeed if frost and snow are present, or in cold east winds, regardless of the stock specified;

Any plant material planted outside the recognised planting season (Nov-Feb), to be containerised stock and supplied at the sizes
specified;

Plant handling and planting operations to be in accordance with HTA "Handling and Establishing Landscape Plants parts | - lII;

All planting to be maintained and guaranteed for 12 months to include watering, weeding, litter picking, pest & disease control;

The landscape contractor is to take all safety precautions to prevent any injury to any persons. The landscape contractor shall comply
with the requirements of the Health and Safety at Work Act 1974 and current Construction, Design and Management Regulations;

The landscape sub-contractor shall confirm the location of all underground services before commencement of planting and report where
trees/ hedges are suggested within 2m of underground services and 5m of buildings.

SOIL AND MULCH

Soils should be certified to BS 3882:2015 (topsoil) and BS 8601:2013 (subsoil), but most importantly found via a soil scientists
interpretive report and soil resource plan to be fit for the specific landscape function. Topsoil and subsoil will be of similar textural range
and 'keyed in' at interface;

Existing topsoil to be stripped and likely removed due to contamination based on the findings within the "Phase Il Geoenvironmental Site
Assessment" dated June 2022. 'A 600mm clean cover system will be required in all gardens and landscaped areas where Made ground
remains. Excavation can cease where the natural drift deposits are identified. Where natural soils are encountered in the upper 600mm,
these areas will require a 150 mm growing medium directly overlying the natural drift deposits in proposed gardens, landscaping and
public open space. Further validation testing of the natural drift deposits will be required to confirm suitability for use within the upper
600mm’;

Any compacted subsoil to be broken up to allow free drainage and to enable topsoil to key into surface;

Imported topsoil to be to BS3882:2015, weed free, medium texture, neutral PH value, reasonably stone free with no stones over 20mm in
size;

Finished topsoil levels to be flush with adjacent paved surfaces;

Soil depths to be 600mm for all trees; 450mm for shrub and hedge planting, 150mm for grass turfing and seeding;

Backfill for trees as per detail and other planting to be a mix of 50/50 approved/stored topsoil and shrub planting compost evenly mixed;
All planting areas (those not covered by gravel/slate) to be covered with a 75mm depth of medium grade bark mulch.

PLANT MATERIAL TREATMENT

* All to be British grown stock and fully hardened off;

Root Dip - Proprietary Root Dip applied to all bare root stock at time of lifting at nursery and prior to planting;

Anti-Desiccant - Proprietary anti-desiccant to be applied to foliage of all containerised/rootballed material in leaf prior to transportation and
during any delay in planting;

Pruning - Allow for pruning of hedge plants by up to a third following planting as applicable;

Tree Stakes and Ties - Stakes to be pressure treated, round, smooth and peeled Larch or Chestnut.

EXISTING TREES AND SHRUBS

* Where existing trees and shrubs are to be retained they will be subject to a full Arboricultural inspection for safety;

Any surgery required shall be in accordance with BS3998: 2010 'Tree Work - Recommendations';

All existing trees and hedges to be retained are subject to BS5837: 2012 'Trees in relation to Construction - Recommendations', and
should be fully fenced off in accordance, prior to the commencement of any works;

No storage of materials, disposal of rubbish, fires, spillage of oil and ground
be carried out within existing tree/hedge canopies or their Root Protection Areas.

The contractor shall maintain protective fencing around retained trees and hedgerows until all site works are completed. The contractor
will then remove the fencing and reinstate the ground maintaining all existing levels;

All works shall comply fully with the Arboricultural Method Statement.

ion or changes in level shall

PROPOSED TREES

Contractor to ascertain the location of all sewers and services prior to tree planting;

No trees to be planted within 3 metres of sewers or services or other easement recommended by the relevant statutory undertaker
without the use of tree root barriers. Use Green Blue Urban Reroot 2000 in the vicinity of dwellings and Reroot Ribbed Barrier in the
vicinity of paths/hard surfaces and services (refer to tree pit details). All tree pits with root barriers are subject to engineer's approval.
All trees shown to be planted ensuring that they are at least 5 metres away from buildings. A number of smaller cultivars have been
selected within this scheme that are closer than 5m but these have been selected due to their limited rooting spread, their low water
demands and the relatively free-draining nature of the site soil;

Allow for the use of container grown stock during the periods 1 April to 31 October, and field grown stock from 1 November to 31 March
unless otherwise specified in the planting schedule;

Trees planted within public grassed areas to be provided with appropriate conical strimmer guards;

All tree pits should be comprise of 300mm of topsoil over 600mm free draining subsoil to replicate normal ground conditions;

Heavy Standard Trees in soft landscape to be double staked and fixed in accordance with the tree pit detail.

Light Standard, Selected Standard & Standard Trees in soft landscape to be single staked and fixed in accordance with the tree pit detail.
Where necessary increase tree pit dimensions to ensure that tree pits are at least 75mm deeper and 150mm wider than the rootball.
Break up bottom of pits to a depth of 150mm. Compacted glazed sides of pits should be roughened;

Cut back any broken or damaged roots to sound growth;

Plant trees upright, in the centre of the pit and at original soil depth.

SHRUBS

Before planting, remove any non-perishable containers and carefully prune any damaged roots. Plant upright or well balanced with best
side to front. Carefully return excavated topsoil/shrub planting compost mix, packing around evenly spread roots or root ball and heel well
in;

Planting holes for shrubs to be 150mm wider than root spread and 450mm deep.

For spacing of shrubs within plant mixes see comments within Plant Species Notes;

Water plants thoroughly immediately after planting;

Immediately after planting cut back any damaged, dead or diseased branches;

After planting rake soil to a fine tilth with approved cambers and no hollows;

After raking apply approved bark mulch to a depth of 75mm or gravel/slate to a depth of 50-75mm (choice as detailed on plan).

HEDGING

Plant hedging in trenches 450mm depth and large enough to take the full spread of roots;

Set out plants evenly as scheduled;

Backfill with excavated topsoil/shrub planting mix;

Prune back native hedging hard at the appropriate season in year one (and outside of the bird nesting season September 1st to February
28th);

Prune amenity hedging as appropriate to each individual species.

RABBIT GUARDS
e If deemed a risk in this location, install rabbit guards supported by canes around each transplant (to supplier specification);
* The contractor shall maintain rabbit spirals and canes in place during the management and maintenance period.

PREPARATION OF TURF BEDS, AMENITY GRASS and WILDFLOWER AREAS

Prepare the ground by rotavation to break up topsoil to full depth and reduce top 100mm to a fine tilth. Avoid doing this when the soil is
wet, to avoid damaging the soil structure and drainage. All turfed areas are to be weed free prior to turfing;

Remove all undesirable particles brought to the surface including clay balls and stones larger than 25mm in any dimension, building
debris, or roots;

Grade the final surface to smooth contours ensuring the removal of all localised hollows and ridges, allowing for any settlement so that
finished levels should be approx. 30mm higher than adjacent kerbs and manholes.

TURFING

e Turf to be in accordance with BS3936:1998;

Unless otherwise stated, turf is to be good quality cultivated turf, consisting of 25% Dwarf Rye Grass, 20% Chewing Fescue, 35%
Creeping Red Fescue, 20% Smooth Stalked Meadow Grass (equivalent quality to Rolawn Medallion Grade turf), fibrous and well rooted,
mown and free of matted or dead grass and pernicious weeds;

Turves to have been treated by an approved selective weed killer not more than 3 months and not less than 4 weeks before lifting;

Turf is to be delivered within 36 hours of cutting and shall be off loaded by hand unless arranged on pallets for mechanical handling;
Turf, which is not laid immediately on delivery, or turf inadequately stored, or in poor condition shall be rejected;

Turf shall not be laid in exceptionally dry weather or when the ground is frozen or waterlogged;

Al turf shall be laid from planks laid on the previously laid row in alternate grain up grain down rows, with broken joints between rows and
well butted up;

Grass to cut to a height of approximately 35mm.

GRASS SEEDING - AMENITY and WILDFLOWER

Seeding to be undertaken between April-October (in accordance with supplier recommendations);
Seed in calm weather with seed evenly distributed in 2 directions;

Sowing rates as recommended by supplier (usually 4g/m?);

Roll seed to ensure contact with the soil (“crinkle” or "Cambridge” or as appropriate);

First and subsequent cuts in accordance with supplier recommendations.

BULB PLANTING

* All bulbs must be commercially grown, not collected from the wild;

Bulbs to be planted at 25 bulbs per square metre and planted in a naturalistic approach;

Bulbs shall be thrown onto the ground to ensure natural spacing and planted where they fall;

Bulbs should be planted with the base of the bulb at the depth of 100mm. Bulbs shall have their base in contact with the soil at the base
of the hole;

Where bulbs are to be planted in formal grass areas plug of turf shall be neatly removed to form the planting hole and replaced after
planting;

All bulbs to be planted between September and November.

GRAVEL GARDENS

Many of the front gardens are to be covered by a layer of gravel 50-75mm deep;

There are three specifications; two gravels; and one slate (as indicated on the main drawings);

Some beds are unplanted due to their location (under porches) or small/narrow size. These will be underlain by a rain permeable
geotextile sheet to reduce weeds. The planted areas are not to have a geotextile sheet underlay;

Where hedges edge gravel gardens it may be aesthetically prudent to also lay gravel under the hedge (rather than a bark mulch) but
there may be a cost constraint;

The Hornbeam hedges and hedges directly adjacent to turfed areas will have a bark mulch.

WATERING
e Planting areas are to be brought up to field capacity on completion of planting and during maintenance
visits subject to prevailing conditions.

WEEDING AND LITTER CLEARANCE
* Planted areas to be maintained weed and litter free during maintenance and management period.
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Carpinus betulus hedge (winter)
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APPENDIX 5

Waste Proforma



'Appendix E Proforma for Planning Applications

Py

Planning Application — Waste Management Strategy

Planning Application Number: N JA.

Date Submitted:

Estimated volumes/ m?® required by the development

Low Rise Domestic
Capacity Number of bins Confirm what is
Waste Types Required required per to be provided
(litres) household

General refuse 140 / 240 | 1 x wheelad bin ZaoL
Pulpable Recycling | 140/ 240 | 1 x wheeled bin \40L.
Mixed Recyeling | 145240 | 1 x wheeled bin |40L
Garden Waste 140/ 240 |1 x wheeled bin 240L
Food Waste 23 1 x 23 litre caddy 24

High Rise Apartment Developments

Yes/MNo - how much space has been provided?

0.43m” has been provided per

Space o manoauvre and access
containers individually has also
haen provided so that each
container can be accessed and
removed for collection individually.

apartment for the container space.

NfA.

23

MANCHESTER
CITY COUNCIL




Commercial Developments
Please state number of bins you propose, showing calculations where appropriate.

General Wasle -

Pulpable Recycling - NI, A.
Mixed Recycling -

Food Waste -

Industrial Waste -

| Has / will a contract be obtained with a licenced waste carrier? | O

Mixed Use Developments

| Are the stores for residential and commercial separate from each other? K=

Internal Stores (Residential and Commercial)

Please provide details of intemnal stores / segregation of waste and recycling.

N/A.

Storage Areas for Waste Containers (Residential and Commercial)

Please provide details of container stores, attaching plans if appropriate.

lepen 0 WASTE PMANAENGTT PAN DWG No. WMo fauision ‘B

Ensure all bins in the store are accessible

S

Ensure recycling faciliies are as easy to access as general refuse
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Plaase confirm details of waste store ventilation and hygiene / cleaning proposals

Ventilation - V[

Hygiene - H]M 2

Please provide details of who will be responsible for placing the bins at the collection point
and returning them to the store / property promptly e.g. resident / management company

(esioer,

Please ensure that you have attached:

P

Detalled plans of waste stores Ej
Location plans showing stores =
Location plans showing the proposed collection point and the route the colflection

vehicle will take c

Please ensure that you have completed this form In accordance with our GDO4 Waste
Storage and Collection Guidance for New Developmenls
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APPENDIX 6

Policy Appendix



Policy

Policy Summary

Policy Compliant

Manchester Core Strategy
Policy SP 1 ‘Spatial Principles’

Policy SP 1 provides the key spatial
principles that will guide the strategic
development of Manchester to 2027,
including that all development should have
regard to the character, issues and strategy
for each regeneration area as described in
the North, East, Central and South
Manchester and Wythenshawe Strategic
Regeneration Frameworks and the
Manchester City Centre Strategic Plan. The
policy also sets out ‘Core Development
Principles’, including that development in all
parts of the City should: make a positive
contribution to neighbourhoods of choice;
minimise emissions, ensure efficient use of
natural resources and reuse previously
developed land wherever possible; and,
improve access to jobs, services, education
and open space by being located to reduce
the need to travel and provide good access
to sustainable transport provision

Yes.

The proposed development has had due
regard to the character of South Manchester,
within which the site is located. The
proposed development will make a positive
contribution towards the cited core
development principles, particularly through
its high-quality design, landscaping,
ecological mitigation, energy efficiency
measures and its accessible location, as
detailed further within the Supporting
Planning Statement, Design and Access
Statement and accompanying technical
assessments.

Policy H 1 ‘Overall Housing Provision’

Approximately 60,000 new dwellings will be
provided for in Manchester between March
2009 and March 2027. It is stated that,
outside the Inner Areas, the emphasis will be
on increasing the availability of family
housing, therefore, lower densities may be
appropriate. South Manchester is expected
to accommodate approximately 3,240 (net)
dwellings over the Plan period.

Yes.

The proposals will contribute to
Manchester’s supply of family housing. The
proposed development will provide 65no.
dwellings, including a policy compliant level
of affordable housing (13no. dwellings). The
development proposes a mix of house types,
including semi-detached and detached
homes with a range of 2, 3 and 4 bedrooms,




Policy Summary

Policy Compliant

thus, providing a good choice and mix of
housing for families in a sustainable location
with good access to jobs, services and
facilities.

Policy H 6 ‘South Manchester’

South Manchester will accommodate around
5% of new residential development over the
lifetime of the Core Strategy. High density
development in South Manchester will
generally only be appropriate within the
district centres of Chorlton, Didsbury,
Fallowfield, Levenshulme, and Withington, as
part of mixed-use schemes. Outside the
district centres priorities will be for housing
which meets identified shortfalls, including
family housing and provision that meets the
needs of elderly people, with schemes
adding to the stock of affordable housing.

Yes.

The proposals will contribute to
Manchester’s supply of family housing. The
proposed development will provide 65no.
dwellings, including a policy compliant level
of affordable housing (13no. dwellings). The
development proposes a mix of house types,
including semi-detached and detached
homes with a range of 2, 3 and 4 bedrooms,
thus, providing a good choice and mix of
housing for families in a sustainable location
with good access to jobs, services and
facilities.

Policy H 8 ‘Affordable Housing’

New development will contribute to the City-
wide target for 20% of new housing provision
to be affordable. Developers are expected to
use the 20% target as a starting point for
calculating affordable housing provision. It is
envisaged that 5% of new housing provision
will be social or affordable rented and 15%
will be intermediate housing, delivering
affordable home ownership options.

Yes.

The proposed development comprises 65
new homes, of which 13 (20%) will be
affordable. Of the 13 affordable units, 53.8%
will be social or affordable rented and 46.2%
will be intermediate housing. An Affordable
Housing Statement, which sets out how the
proposals will contribute to the housing mix
in the City, is included within the Supporting
Planning Statement.




Policy
Policy EN 10 ‘Safeguarding Open Space,
Sport and Recreation Facilities’

Policy Summary

Proposals on existing open spaces and sport
and recreation facilities will only be permitted
where:

e Equivalent or better replacement
open space, sport or recreation
facilities will be provided in the local
area; or

e The site has been demonstrated to be
surplus for its current open space,
sport or recreation function and the
City wide standards set out above are
maintained, and it could not fulfil
other unsatisfied open space, sport or
recreation needs, and a proposed
replacement will remedy a deficiency
in another type of open space, sport
or recreation facility in the local area;
or

e The development will be ancillary to
the open space, sport or recreation
facility and complement the use or
character

Policy Compliant
Yes.

Section 9 of the Supporting Planning
Statement provides a detailed assessment of
the proposals against the requirements of
Policy EN10.

Overall, the proposed mitigation strategy for
playing field land at Alexandra Park accords
with Policy EN10 of the Core Strategy,
Paragraph 99 of the Framework and
Exception 4 of Sport England’s policy
because the loss resulting from the
application site, which is currently privately
owned land with no public access, will be
replaced by better football and cricket
provision at Alexandra Park (20-25 minutes
walking distance) and South West
Manchester Cricket Club (10 minutes walking
distance).

Policy T1 ‘Sustainable Transport’

To deliver a sustainable, high quality,
integrated transport system to encourage
modal shift away from car travel to public
transport, cycling and walking, to support the
needs of residents and businesses and to
prepare for carbon free modes of transport,
the Council will support proposals that:

¢ Developing alternatives to the car

e Relieving traffic congestion and

improving access to jobs

Yes.

The Transport Assessment prepared by
Focus states that the site represents a
suitable location for residential development,
being located within an existing mature
residential area, within a practical walking
distance of good frequency public transport
services and a range of everyday local
shops/services & facilities, and close to high




Policy Summary
e Improve access to transport services
e Improve pedestrian routes
e Improve the cycle network
e Contribute to improvements to the
public transport network
e Facilitate modes of transport that
reduce carbon emissions
e Would reduce the negative impacts of
road traffic
e Take account of the needs of road
users according to a broad hierarchy
consisting of, in order of priority:
1. Pedestrians and disabled
people
Cyclists, public transport
Commercial access
General off peak traffic
General peak time traffic

SIEAEN

Policy Compliant

quality cycle infrastructure. The Transport
Assessment is submitted alongside this
planning application.

Policy T 2 ‘Accessible areas of opportunity
and need’

The Council will actively manage the pattern
of development to ensure that new
development:
e Islocated to ensure good access to
the City's main economic drivers
e |s easily accessible by walking,
cycling and public transport
e Qutside the City Centre, all new
development should provide
appropriate car parking facilities, the
need for disabled and cycling parking,
taking account of the parking
guidance.

Yes.

The Transport Assessment prepared by
Focus states that the site represents a
suitable location for residential development,
being located within an existing mature
residential area, within a practical walking
distance of good frequency public transport
services and a range of everyday local
shops/services & facilities, and close to high
quality cycle infrastructure.

Furthermore, it is concluded that there are no
clear or substantive prevailing road safety




Policy

Policy Summary

o The car parking standards are
maximums and the cycle and
disabled car parking
standards are minimums.
However the Council will take
the circumstances of each
proposal into account to
establish what level of parking
is appropriate.

e Includes proportionate Traffic Impact
Assessments and Travel Plans for all
major applications and for any
proposals where there are likely to be
access or transport issues.

Policy Compliant

issues that would call into question the
proposed development of the site for
residential use or require direct additional
highway safety mitigation measures funded
by the development proposals.

The Transport Assessment is submitted
alongside this planning application.

Policy EN 1 ‘Design Principles and Strategic
Character Areas’

All development in Manchester will be
expected to follow the seven principles of
urban design, as identified in national
planning guidance and listed above and have
regard to the strategic character area in
which the development is located.
Opportunities for good design to enhance the
overall image of the City should be fully
realised, particularly on major radial and
orbital road and rail routes. Design and
Access Statements submitted with
proposals for new development must clearly
detail how the proposed development
addresses the design principles, reinforces
and enhances the local character of that part
of the City and supports the achievement of
the Core Strategy Strategic Objectives.

Yes.

The proposed development will be well-
designed, have regard to local character and
context, employ a high-quality material
palette, and incorporate measures to aid
energy efficiency, as detailed within the
Supporting Planning Statement, in the Design
and Access Statement and on the
accompanying drawings.




Policy EN 4 ‘Reducing CO2 Emissions by
Enabling Low and Zero Carbon Development’

Policy Summary

The Council will seek to reduce fuel poverty
and decouple growth in the economy, growth
in CO2 emissions, and rising fossil fuel
prices, through the following actions:

e All development must follow the
principle of the Energy Hierarchy

e Wherever possible new development
and retrofit projects, including energy
generation plant, must be located and
designed in a manner that allows
advantage to be taken of
opportunities for low and zero carbon
energy supplies.

e Where possible new development and
retrofit projects will be used as a
mechanism to help improve energy
efficiency and provide low and zero
carbon energy supplies to existing
buildings.

e Where appropriate new development
and retrofit projects will be required
to connect to and/or make
contributions to low or zero carbon
energy schemes and/or to
incorporate provision to enable future
connection to any existing / potential
decentralised energy schemes.

e The use of building materials with low
embodied carbon in new
development and refurbishment
schemes.

Policy Compliant
Yes.

An Environmental Standards Statement has
been prepared by Watt Energy and is
submitted alongside this planning
application. The Environmental Standards
Statement details how the development will
incorporate sustainable design and resource
efficiency in line with the Energy Hierarchy,
so as to meet the policy requirements and
Council targets whilst reducing its overall
environmental impact.




Policy EN 6 ‘Target Framework for CO,
reductions from low or zero carbon energy
supplies’

Policy Summary

Applications for residential development of
10 or more units and all other development
over 1,000 sg m will be expected as a
minimum to meet the CO2 emissions
reduction targets, unless this can be shown
not to be viable. This should be
demonstrated through an energy statement,
submitted as part of the Design and Access
Statement. Such a statement will be
expected to set out the projected regulated
energy demand and associated
CO2emissions for all phases of the
development.

Policy Compliant
Yes.

An Environmental Standards Statement has
been prepared by Watt Energy and is
submitted alongside this planning
application.

In order to achieve the Sustainability Targets
the following Energy Efficient design
measures are achieved in the new
development:
e High levels of insulation throughout
with minimal thermal bridges.
e Passive solar gains and internal heat
sources.
e Excellent level of airtightness.
e Good indoor air quality by openable
windows.
e 100% low energy lighting throughout.
e Efficient ASHP and associated
cylinders to each dwelling
e 100% operational energy supplied by
a renewable energy provider i.e., no
gas boilers.

Policy EN 8 ‘Adaptation to Climate Change’

All new development will be expected to be
adaptable to climate change in terms of the
design, layout, siting and function of both
buildings and associated external spaces.

Yes.

An Environmental Standards Statement has
been prepared by Watt Energy and is
submitted alongside this planning
application, which assesses the site against




Policy Summary

Policy Compliant
the relevant climate change and
sustainability policies and targets.

As described in the Design and Access
Statement prepared by APD, the proposals
include measures to ensure a sustainable
low carbon development is achieved to
mitigate against climate change.

Policy EN 9 ‘Green Infrastructure’

New development will be expected to
maintain existing green infrastructure in
terms of its quantity, quality and multiple
function. Where the opportunity arises and in
accordance with current Green Infrastructure
Strategies the Council will encourage
developers to enhance the quality and
quantity of green infrastructure, improve the
performance of its functions and create and
improve linkages to and between areas of
green infrastructure. Where the benefits of a
proposed development are considered to
outweigh the loss of an existing element of
green infrastructure, the developer will be
required to demonstrate how this loss will be
mitigated in terms of quantity, quality,
function and future management.

Yes.

The proposed development includes a high-
quality landscaping scheme, which will
contribute to the character of the area, street
scene and planting by providing well
considered spaces which frame views,
provide seasonal colour and interest, act as
gateway markers and focal points and create
useable and simple spaces which are low
maintenance. A total number of 87no trees
will be planted as part of the proposals.

Furthermore, a replacement playing pitch will
be provided at Alexandra Park was to provide
replacement provision for the loss of playing
field land at Harry Dalton Fields. A detailed
Mitigation Proposal has been prepared by
Sports Planning Consultants and is
submitted alongside this planning
application.

Policy EN 14 ‘Flood Risk’

In addition to the requirements for site-
specific Flood Risk Assessments (FRAs) set
out in PPS25, an appropriate FRA will also be

Yes.




Policy

Policy Summary

required for all development proposals,
including changes of use, on sites greater
than 0.5ha within Critical Drainage Areas
(CDAs) and Canal Hazard Zones identified in
the SFRA.

All new development should minimise
surface water run-off, including through
Sustainable Drainage Systems (SUDS) and
the appropriate use of Green Infrastructure.
Developers should have regard to the surface
water run-off rates in the SFRA User Guide.

Policy Compliant
A Flood Risk Assessment and Drainage
Strategy has been prepared by RSK.

The proposed site lies in an area designated
by the Environment Agency as Flood Zone 1
and is outlined to have a chance of flooding
of less than 1 in 1,000 (<0.1%) in any year.

It is intended that surface water runoff from
the proposed residential development will
outfall from the site via the existing
combined sewer to the south as agreed with
UU. The proposed strategy will utilise
attenuation in the form of a series of
oversized storage pipes (1200mm diameter)
running under most of the site’s road
network providing approximately 366m3 of
storage. This is supported by a 14m3 geo-
cellular crate storage unit at the end one of a
side run. The design rainfall event for this
assessment has been taken as the 1in 100-
year event (+40% climate change) with the
intention of retaining surface water runoff
generated from the site within the proposed
on site network.

Policy EN 15 ‘Biodiversity and Geological
Conservation’

Developers will be expected to identify and
implement reasonable opportunities to
enhance, restore or create new biodiversity,
either on-site or adjacent to the site,
contributing to linkages between valuable or
potentially valuable habitat areas where
appropriate.

Yes.

Land to the south-east of the proposed
housing area (referred to as ‘St Margaret’s
land’) will be enhanced as part of the
proposals to deliver grassland habitat. The
delivery of grassland habitat on the St




Policy Summary

Any adverse impacts on biodiversity will need
to be justified against the wider benefits of
the proposal, assessed against other LDF
policies. Where adverse impacts are
unavoidable, developers will be required to
provide appropriate mitigation and/or
compensation.

Development should wherever possible seek
to maintain, enhance or restore existing

geology.

Policy Compliant

Margaret’s land, in addition to the
landscaping proposed within the
development site, will result in the
achievement of a net biodiversity gain of
8.32% on the site.

Policy EN 16 ‘Air Quality’

The Council will seek to improve the air
quality within Manchester, and particularly
within Air Quality Management Areas,
located along Manchester’s principal traffic
routes and at Manchester Airport. Developers
will be expected to take measures to
minimise and mitigate the local impact of
emissions from traffic generated by the
development, as well as emissions created
by the use of the development itself,
including from Combined Heat and Power
and biomass plant.

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

Yes.

An Air Quality Assessment has been
prepared by Redmore Environmental in order
to determine baseline conditions and assess
potential air quality effects as a result of the
proposals. The assessment concludes that
air quality factors are not considered a
constraint to planning consent for the
development.

Policy EN 17 ‘Water Quality’

With reference to the Manchester-Salford-
Trafford SFRA and other relevant documents:
e Development should avoid any
adverse impact on water quality,

Yes.

A Flood Risk Assessment and Drainage
Strategy has been prepared by RSK.




Policy Summary
including during the construction
phase, and wherever possible should
seek to enhance water quality, both
chemical and ecological;

e Development should minimise
surface water run-off from
development and associated roads,
and maximise the use of appropriate
sustainable drainage systems, to
minimise groundwater contamination,
and to avoid pollutants reaching
watercourses;

e Development close to a watercourse
should also ensure that waste or litter
cannot enter the watercourse from
the site;

e Development should, where feasible
and appropriate, seek to open up any
culverted or hidden watercourse
beneath the site to improve the
ecological status of that watercourse

Policy Compliant

The proposed site lies in an area designated
by the Environment Agency as Flood Zone 1
and is outlined to have a chance of flooding
of less than 1 in 1,000 (<0.1%) in any year.

It is intended that surface water runoff from
the proposed residential development will
outfall from the site via the existing
combined sewer to the south as agreed with
UU. The proposed strategy will utilise
attenuation in the form of a series of
oversized storage pipes (1200mm diameter)
running under most of the site’s road
network providing approximately 366m3 of
storage. This is supported by a 14m3 geo-
cellular crate storage unit at the end one of a
side run. The design rainfall event for this
assessment has been taken as the 1in 100-
year event (+40% climate change) with the
intention of retaining surface water runoff
generated from the site within the proposed
on site network.

The submitted Construction Environmental
Management Plan also includes details of
how surface water run-off will be dealt with
during construction.

Policy EN 18 ‘Contaminated Land and
Ground Stability’

The Council will give priority for the
remediation of contaminated land to
strategic locations as identified within this
document. Any proposal for development of

Yes.

E3P has prepared Phase | and Phase I
Geoenvironmental Site Assessments. Both




Policy

Policy Summary
contaminated land must be accompanied by
a health risk assessment.

Policy Compliant
assessments are submitted alongside this
planning application.

The Phase | Geoenvironmental Site
Assessment comprises a desk-based
assessment that determines potential
contaminated land liabilities and
geotechnical constraints as part of the
proposed development of the site. The Phase
| Assessment recommended intrusive
ground investigation to confirm the
conceptual site model.

A summary of the reports is provided in the
Supporting Planning Statement.

Policy EN 19 ‘Waste’

The Council will

e Require all developers to demonstrate
the proposal’s consistency with the
principles of the waste hierarchy
(prevention, reduction, re-use,
recycling/composting, energy
recovery, final disposal)

e Require all developers to submit a
waste management plan to
demonstrate how both construction
and demolition waste will be
minimised and recycled on site

Yes.

A Waste Management Strategy has been
prepared as part of the Design and Access
Statement by APD. A Waste Proforma has
also been prepared and submitted alongside
this planning application.

Policy PA 1 ‘Developer Contributions’

Where needs arise as a result of
development, the Council will seek to secure
planning obligations in line with Circular
5/2005, Community Infrastructure Levy
regulations or successor
regulations/guidance.

Yes.

The Draft Section 106 Heads of Terms are
contained within Section 12 of the
Supporting Planning Statement. The Section
106 Heads of Terms will be discussed with




Policy

Policy Summary

Through such obligations, the Council may
seek contributions for the following with
priority assessed on a site by site basis:

Affordable housing

Education

Health and wellbeing facilities
Community facilities

Provision of Green Infrastructure
including open space

Public realm improvements
Protection or enhancement of cultural
heritage

Protection or enhancement of
environmental value

Safety and security improvements
Training and employment initiatives
Highway improvements, traffic
management, sustainable transport
and disabled people's access
Climate change mitigation /
adaptation

Policy Compliant
the Council following the submission of the
planning application.

Policy DM 1 ‘Development Management’

All development should have regard to the
following specific issues:

Siting, layout, scale, form, massing,
materials and detail

The character of the surrounding area
Effects on amenity

Accessibility

Community safety and crime
prevention.

Design for health.

Yes.

The proposals have had regard to the
specific issues listed in Policy DM 1. The
Supporting Planning Statement provides a
summary of the technical assessments
undertaken in relation to the site and the
design development that has influenced the
proposed development, which address the
issues identified in Policy DM 1.




Policy Summary

e Adequacy of internal accommodation
and external amenity space.

e Refuse storage and collection

e Vehicular access and car parking

e Biodiversity, landscape,
archaeological or built heritage

e Green Infrastructure

e Peat-based products in
landscaping/gardens

e Flood risk and drainage

e Existing or proposed hazardous
installations

e Subject to scheme viability,
developers will be required to
demonstrate that new development
incorporates sustainable construction
techniques

The ‘saved’ policies of the Manchester Unitary Development Plan

Policy DC7.1 ‘New Housing Development’

The Council will negotiate with developers to
ensure that new housing is accessible at
ground floor level to disabled people,
including those who use wheelchairs,
wherever this is practicable. All new
developments containing family homes will
be expected to be designed so as to be safe
areas within which children can play and,
where appropriate, the Council will also
expect play facilities to be provided.

Policy Compliant

Yes.

The Design and Access Statement prepared
by APD demonstrates that the properties will
be accessible for all and the development
will maintain a well-informed, safe, and
attractive neighbourhood, which promotes
the wellbeing of its residents and visitors.

Policy DC26.2 ‘Development and Noise’

New noise-sensitive developments (including
large-scale changes of use of existing land or
buildings), such as housing, schools,
hospitals or similar activities, will be

Yes.

A Noise Impact Assessment has been
prepared by E3P which states with mitigation




Policy

Policy Summary

permitted subject to their not being in
locations which would expose them to high
noise levels from existing uses or operations,
unless the effects of the noise can
realistically be reduced. In giving effect to
this policy, the Council will take account both
of noise exposure at the time of receiving a
planning application and of any increase that
may reasonably be expected in the
foreseeable future.

Policy Compliant

measures in place, this assessment has
shown that no adverse impact is predicted
day or night at the receptors due to road
traffic and sports pitch sound.

Policy DC6.1 ‘Housing on “Backland” Sites’

The Council will not normally grant consent
for residential development on "backland"
sites, that is, sites with limited access to a
road because they are surrounded by
housing or other uses.

Yes.

An assessment of the proposed
development against Policy DC6 at Section 9
of the Supporting Planning Statement.

Policy DC6.2 ‘Housing on “Backland” Sites’

Development will not be permitted unless:

a) there is no loss of privacy to adjoining
dwellings and associated rear
gardens;

b) access and parking arrangements do
not significantly increase noise and
disturbance for occupiers of existing
adjoining dwellings;

c) the scale and design of the
development is compatible with the
character of buildings in the
surrounding area;

d) there is sufficient space between the
proposed and existing dwellings to
avoid problems of significant
overshadowing or of over-dominant

Yes.

An assessment of the proposed
development against Policy DC6 at Section 9
of the Supporting Planning Statement.




Policy Summary Policy Compliant
appearance affecting either the
existing or the proposed dwellings;

e) the proposal does not involve the loss
of important trees or other natural
features of high amenity value or the
loss of locally important wildlife
habitats;

f) the proposed and existing dwellings
retain adequate levels of private
amenity space; and

g) inthe case of development within a
Conservation Area, in particular, the
built form and the surrounding
spaces maintain or enhance the
character of the area.




APPENDIX 7

Alexandra Park Plan
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APPENDIX 8

Letter from Moss Side FC



23/11/2022
Moss Side Football Club
Moss Side

Manchester

To Whom it may concern
Re: Refurbishment and improvement of football offer at Alexandra Park

Moss Side FC have a long history in the local area and we have long sort a facility we can call home.
With the proposed improvements to the park site it will not only allow our adult team to train and
regularly play league football but allow us to expand the junior offer too.

We fully support the proposals in place and look forward to building a community partnership with
the park going forward.

Should you have any further questions, please feel free to contact me via the e-mail below.

Thanks

)R Pﬁ@g&

Mike McKenzie
Manager, Moss Side FC

Mike@tuf-c.co.uk



APPENDIX 9

Letter from South West Manchester Cricket Club



South West Marcheaster Cricket Cluk
Cllesirare R, Manchesrer
141 350G

N N 2D 2

To Whoo it may concern
Ra; Reprovision of cricket wicket

Sauth Manchester Cricket club iz 0 groweng elub and the proavision of a Non Turf Cricket
wicket will help us engrmously to accommodate play and training noxt season.

The demand for cricket at aur club and neighbouring clubs in contral and seuth BMand hestor
is exceedlng capacily sa this wicket will help mest this demand

Shauld you wish tovalidate this statement please fee| free to contact me via the details
helow

Fegarts

PRif Marshall

Ry Mer GO Sernrerary

ghilmarshall482 @ hlintermat . com

07773 116165
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