Greater Manchester Ecology Unit —

Bats

Buildings and trees on site were surveyed by an experience consultancy, for bat roosting potential
and one emergence survey, late in the survey season carried out on one building. No evidence of
bats was found with all buildings proposed for demolition assessed as having negligible bat roosting
potential, with the building for retention assessed as moderate risk, downgraded to low risk
following the emergence survey owing to a high level of external lighting. In addition, as this
building with low to moderate potential is to be retained, reasonable avoidance measures can be
applied. GMEU recommend a condition along the following lines is applied to any permission.

Works associated with the building to be retained including demolition of extensions shall be carried
out in accordance with the details contained in the Ecological Appraisal, Bowland Ecology reference

BOW17/1126 Section 5.7 as already submitted with the planning application and agreed in principle
with the LPA prior to determination. If works associated with this building are not commenced prior

to 1st May 2022 an additional emergence survey will be carried out.

In addition, three trees proposed for removal were assessed as having low bat roosting potential and
requiring further survey. Labelled as BT4 a semi-mature yew, BT5 a holly nd BT7 a semi-mature yew,
in the ecological report. Given they are low risk further and based on the photographs GMEU are
content for further assessment to occur via condition along the following lines.

The removal of tree called BT4, BT5 and BT7 may have the potential to cause harm to bats as
identified in the Bowland Ecology reference BOW17/1126 sections 5.8 and appendix E and shall not
in any circumstances occur unless further information on the risk potential to bats has been provided
to and agreed in writing by the local planning authority

Nesting Birds

Trees and shrubs will be lost as a result of the development, potential bird nesting habitat. All
British birds’ nests and eggs (with certain limited exceptions) are protected by Section 1 of the
Wildlife & Countryside Act 1981, as amended. GMEU recommend a condition along the following
lines be applied to any permission.

No works to trees or shrubs shall occur between the 1st March and 31st August in any year unless a
detailed bird nest survey by a suitably experienced ecologist has been carried out immediately prior
to clearance and written confirmation provided that no active bird nests are present which has been
agreed in writing by the LPA.

Mammals

Habitats on site were assessed as providing potential nesting habitat for hedgehog and grey squirrel
dreys were recorded in some of the trees on the site.

Hedgehog are a UK Biodiversity priority species and therefore a material consideration. GMEU
recommend a condition along the following lines is applied to any permission.



Prior to any earthworks a resonable avoidance measures method statement for hedgehogs shall be
supplied to and agreed in writing by the LPA

Grey squirrels are included within schedule 9 part 1 of the Wildlife & Countryside Act 1981 (as
amended) ie they are regarded as a pest species. However, it is still illegal to cause them
unnecessary suffering. le any control has to be humane. Felling a tree with an occupied drey would
be an offence under the Wild Mammal (Protection) Act 1996. GMEU recommend an informative
along the following lines is applied to any permission.

The applicant is reminded that, under the Wild Mammal (Protection) Act 1996 it is an offence to
inflict unnecessary suffering to wild mammals. Planning consent does not provide a defence against
prosecution under this act.

Invasive Species

Rhododendron was recorded on the site. Rhododendron ponticum is included within schedule 9
part 2 of the Wildlife & Countryside Act 1981, as amended. It is an offence to introduce or cause to
grow wild any plant listed under this schedule.

It is quite probable that the Rhododendron on site are ornamental varieties not included under
schedule 9 part 2. They are also unlike japanese knotweed unlikely to propagate from plant
fragments or to have a seed bank within the soil like himalayan balsam, plus it is not illegal to grow
rhododendron on a site such as this. GMEU are therefore satisfied that the risks of an offence are
very low and can be covered by an informative along the following lines.

It is an offence under the Wildlife & Countryside Act 1981, as amended to introduce, plant or cause to
grow wild any plant listed in Schedule 9 part 2 of the Act. Species such as Rhododendron ponticum
(purple flowered species) are included within this schedule. If any Rhododendron or soil
contaminated with Rhododendron is to be taken off site a suitably experienced consultant should be
employed to advise on how to avoid an offence.

Contributing to and Enhancing the Natural Environment

Section 170 of the NPPF 2019 states that the planning policies and decisions should contribute to
and enhance the natural and local environment. The main ecological impacts are loss of trees, loss
of associated bird nesting habitat and loss of associated bat foraging habitat. (The site had high
levels of common pipistrelle activity associated with the trees). Replacement tree planting should
therefore be provided to mitigate for tree loss and in the long term restore bat foraging and bird
nesting habitat.

Significant levels of new tree planting are proposed along the boundaries, as well as other planting
that will be an improvement ecologically even if ornamental on the existing habitats on site. The
proposals are likely to be adequate to mitigate and enhance the site in the long term and includes
some native species such as beech and field maple. GMEU would however recommend that the
ecological value is improved further by substituting non-native birches with silver birch (B. pendula).

In terms of the short-term mitigation whilst the trees mature, GMEU recommend provision of bird
boxes on mature retained trees for typical urban/suburban species and to enhance the site for
foraging bat by ensuring that any new external lighting has less unnecessary impacts than the
existing external lighting on the retained trees and retained building. The details can be conditioned
via a landscape condition and a separate external lighting strategy condition along the following
lines.



Prior to development an external lighting strategy shall be submitted to and approved in writing by
the LPA. The strategy shall:

Identify areas/features on site that are potentially sensitive to lighting for bats;

show how and where lighting will be installed and through appropriate lighting contour plans
demonstrated clearly that any impacts on bats is negligible/less than that previously present on site;

Specify frequency and duration of use.

MCC Highway Services —

A high level of on-street parking has been observed on Langley Road during University term time,
associated with the terraced properties. The route is subject to a 20mph speed limit, there are
junction protection restrictions at Langley Road's junction with Wilmslow Road.

Access

Vehicular access to the Application Site is currently afforded via Langley Road. A new
emergency access vehicular access point is also proposed to be provided to Langley
Road.

The existing service vehicle access off Langley Road that services the office building

would be closed and reinstated to footway. The dropped kerb adjacent to bus stop that

previously allowed egress from the site should also be reinstated. Any changes to the adopted
highway including reinstatements and new dropped crossings should be taken forward via a suitable
highway agreement (S278). Dropped kerbs and tactile paving should be provided across the vehicle
access points.

Any proposed gates should open inwards and not impact adopted footway. Barrier
controls should be located a minimum 5m from the edge of the carriageway so waiting
vehicles do not impede through traffic.

At the point of vehicle egress, any boundary treatment should be visually permeable from
600mm upwards.

Highway Safety
The accident information provided covered the most recent five-year period available from
the database (01/11/2014 - 31/10/2019).

There have been a notable number of accidents involving cyclists in the area. There are
12 recorded incidents at the junction of Moseley Road and Wilmslow Road.

The proposed development will be adding additional cycle trips to the local network. It is
recommended that the applicant review the layout of this junction in light of this high
accident rate and fund measures to improve safety at the junction for all users and
particularly cyclists. This should be conditioned.



Trip generation

The existing site operates as an office with circa 180 staff and 53 on-site parking spaces.
The TRICS database has been used to predict that the existing office use has the potential
to generate circa 55 two-way vehicle movements during the AM peak hour and 44 twoway
during the PM peak hour.

The information provided has been reviewed by TfGM and they have not raised ant
concerns regarding predicted trips.

Car Parking

Eight car parking spaces are proposed on-site

- 3 accessible spaces for students and staff

- 4 standard bays with electric vehicle charging points
- 1 standard bay.

The standard bays should be minimum 2.4m wide x 4.8m length and the accessible bays
should be 3.6m wide x 6.0m length - bays should be separated by a 6m aisle width.

CAR CLUB BAY

As there is no on-site car parking facility for student residents it is recommended that a car
club bay is located nearby to the development and this is funded by the Developer. This
will discourage car ownership and also assist residents who may require occasional use of
a vehicle.

Student Parking Management Strategy

It is noted that a strategy is proposed so Students would not be permitted to bring their
own cars to the site (or to the University) as a condition of their tenancy, this is welcomed.
This strategy should be conditioned.

Move-in/out Procedure

It is noted that all on-site car parking would be made available for students moving into/out
of the site at the start/end of term time and demand for on-site parking during move-in /
move-out events would be managed by the site operator. It is recommended that a
Condition is attached to any subsequent Planning permission requesting that an
Operational Management Plan is submitted to and agreed in writing with the Local
Planning Authority, prior to first occupation of the development.

Pedestrians

It is proposed that the existing site access from Wilmslow Road would be used by
pedestrians. An additional new pedestrian access point is proposed at the south-eastern
corner of the Site off Langley Road, close to its junction with Wilmslow Road. It is
recommended that all pedestrian routes are minimum 2m wide.

To assist pedestrians and enhance road safety it is queried if any consideration has been
given to the provision of signalised pedestrian facilities across Wilmslow Road in the
vicinity of the site. A facility could be incorporated into the bus gate signals.

Public Realm/Materials
Commuted sums are required for any non-standard materials, street trees etc used on the
adopted highway. To be agreed with MCC Highways S278 team as required.



Cycle Storage

Cycle stores for circa 172 cycles are proposed within the basement with access from the

main pedestrian access off Wilmslow Road. A further 42 spaces are proposed close to the
Wilmslow Road access. This represents a 50% allocation. The applicant should monitor usage of the
cycle storage and provide additional as required - this should be included in the conditioned Travel
Plan.

It is also recommended that the Developer promotes additional schemes to encourage
sustainable travel such as bicycle hire etc.

TAXI PICK-UP and DROP-OFF
No detail has been provided regarding this activity, details of a suitable location and how
this will be managed should be included in the site management plan.

Waste/Servicing
It is proposed that servicing would be undertaken on-street on Langley Street and also
within the car parking area.

Swept path assessments of refuse collection / delivery vehicle manoeuvres are provided
which are acceptable in principle, to ensure servicing is appropriately managed it is
recommended that a servicing management plan is conditioned.

Travel Plan

A draft Interim Travel Plan has been prepared to accompany the planning application.
This is acceptable in principle, and it is recommended that a Condition is attached to any
subsequent Planning permission requesting that a Travel Plan is submitted to and agreed
in writing with the Local Planning Authority, prior to first occupation of the development.

CMP

A construction management methodology plan has been submitted with the application.
This will require on-going discussion and agreement with the MCC Network Resilience
team. It is recommended that a CMP is suitably conditioned.

The applicant is also advised that any requirements for licensing, hoarding / scaffolding
and any associated temporary traffic management arrangements will need discussion and
agreement with the council's Highways Applications and Network Resilience teams via
Contact Manchester (Tel. 0161 234 5004).

Dilapidation surveys are also requested and the applicant should include photographs and
commentary on the condition of carriageway / footways on construction vehicle routes
surrounding the site.

Suggested Conditions

- Cycle parking

- Student Management Stratgey including Move in/out procedure

- Servicing Management Plan

- Off Site Highways highway safety at Mosely Road junction, reinstatements, etc.

- CMP

- Travel Plan

- Car Club Bay

- ELV



MCC as LLFA
Recommend the following conditions:

Condition 1: No development shall take place until surface water drainage works have been
implemented in accordance with Non-Statutory Technical Standards for Sustainable Drainage
Systems (March 2015) or any subsequent replacements national standards and details that have
been submitted to and approved in writing by the Local Planning Authority.

- Evidence that the EA have been consulted on the drainage strategy as the proposed development
lies within a SPZ3.

- Details of surface water attenuation that offers a reduction in surface water runoff rate in line with
the Manchester Trafford and Salford Strategic Flood Risk Assessment, i.e. at least a 50% reduction in
runoff rate compared to the existing rates, as the site is located within Conurbation Core Critical
Drainage Area. 50% betterment should be calculated using discharge rates of the surveyed existing
drainage system, not the modified rational method.

- Consideration of green SuDS components, e.g. rain gardens, which could be achieved by SuDS-
enabling some of the vegetation already included in the landscape proposal.

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

- Evidence that the drainage system has been designed (unless an area is designated to hold and/or
convey water as part of the design) so that flooding does not occur during a 1 in 100 year rainfall
event with allowance for climate change in any part of a building. This should demonstrate how any
flooded volume from system surcharge would be safely managed on site.

- Hydraulic calculation of the proposed drainage system (with updated 50% betterment calculation);

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

- Construction details of flow control and SuDS elements.

Reason: To promote sustainable development, secure proper drainage and to manage the risk of
flooding and pollution. This condition is imposed in light of national policies within the NPPF and
NPPG and local policies ENO8 and EN14.

If there is no clear adoption policy in place to take over the proposed drainage system after
construction, the LLFA suggest the following construction and maintenance condition to be
considered by the LPA:

Condition 2: No development hereby permitted shall be occupied until details of the
implementation, maintenance and management of the sustainable drainage scheme have been
submitted to and approved by the local planning authority. The scheme shall be implemented and
thereafter managed and maintained in accordance with the approved details. Those details shall
include:



- Verification report providing photographic evidence of construction as per design drawings;
- As built construction drawings if different from design construction drawings;

- Management and maintenance plan for the lifetime of the development which shall include the
arrangements for adoption by any public body or statutory undertaker, or any other arrangements
to secure the operation of the sustainable drainage scheme throughout its lifetime. This should
include required maintenance tasks for all drainage components, including a schedule to prevent
blockage of the detention basin inlet/outlet.

Reason: To manage flooding and pollution and to ensure that a managing body is in place for the
sustainable drainage system and there is funding and maintenance mechanism for the lifetime of the
development

GMP - Recommend that a condition to reflect the physical security specifications set out in section
four of the Crime Impact Statement should be added, if the application is to be approved.

United Utilities — Recommend conditions to cover drainage.
EA - Environment Agency Commentary

Due to current internal resource constraints, our Groundwater and Contaminated Land Team has
not been able undertaken a review of the risk posed by the proposed development to controlled
waters. We would therefore advise that you refer to our published Guiding Principles for Land
Contamination which outlines the approach we would wish to see adopted to managing risks to the
water environment from this site and consult with your Environmental Health / Environmental
Protection Department for further detailed advice.

Where planning controls are considered necessary we would recommend that you seek to integrate
any requirements for human health protection with those for protection of the water environment.
This approach is supported by Paragraph 170 (e and f) of the National Planning Policy Framework
(NPPF).

Further to the above, please see outlined below several informatives which should be considered
and used to inform/advise development going forward.

Local Planning Authority (LPA) Informative - Contaminated Land Investigation / Remediation

The NPPF takes a precautionary approach to land contamination. Before the principle of
development can be determined, land contamination should be investigated to see whether it could
preclude certain development due to environmental risk or cost of remediation.

Where contamination is known or suspected, a desk study, site investigation, remediation and other
works may be required to enable safe development. The minimum requirements for submission
with a planning application are a preliminary risk assessment, such as a site walkover or desk top
study.

Site investigation and remediation strategy reports may be required for submission with a planning
application for sensitive land use types or where significant contamination, or uncertainty, is found.
When dealing with land affected by contamination, developers should follow refer initially to the
following guidance: https://www.gov.uk/contaminated-land



Neighbour notification responses

| am also in receipt of 234 objections to the proposals and objections from a number of local Civic
Societies, residents and other interest groups, and from ward Councillors.

Many of the comments raise concerns with the scale and height of the proposals; visual impacts on
park and surrounding area; overshadowing of the park and specific elements/ gardens within it; the
inappropriateness of the design; loss of light and overbearing impacts on existing residential
properties; lack of car parking to serve the proposed level of development, impact on the retained
Oakley House building by virtue of the scale and massing of the proposed buildings. Given the
volume of responses this is only a cursory summary of the issues raised at this time.

In addition to these matters arising from the physical aspects of the proposals a majority of
comments indicate that further student accommaodation in Fallowfield is unwanted and will
undermine the sustainability of the neighbourhood and permanent residents in the area. Many
examples of current problems associated with student behaviour such as impacts on services, waste
disposal, litter, noise and disturbance at anti social hours, more recent issues arising from student
behaviour during lockdown and non-compliance with Covid 19 regulations and that these proposals
and additional numbers of students in the area will exacerbate these issues. It is raised that the
proposals are not aligned with recent reports of the Council regarding the locations for PBSA.

| am still awaiting a number of other responses from consultees | am seeking an understanding of
when | might receive these and will supply a summary of these when | have them.



