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To  Head of Planning    FAO: Robert Griffin 

From  Head of Compliance, Enforcement and Community Safety 

Contact Officer:  Sharon McAndrew   Our Ref: 693907   

Date:  19 March 2021                         Telephone:  

 
 

Consultation on Planning Application 
 
Application No: 129020/FO/2020 
 
Description: Erection of 1 no. 13 storey building and 1 no. part 4 and part 5 storey building 
to form purpose built student accommodation together with a single storey side and rear 
extension to the retained and refurbished Oakley Villa and conversion to form amenity and 
communal space together with associated landscaping, cycle parking, car parking and 
associated works following the demolition of existing office accommodation on the site 
  
Location:  Oakley, 188 Wilmslow Road, Manchester, M14 5LL 
 
 
I write in response to your memorandum of the 24 February 2021 regarding the above 
application and to inform you that I have considered the application and recommend that 
the following conditions are attached to any approval. 
 

DEMOLITION/CONSTRUCTION PHASE* 
 
1) A Construction Management Plan shall be submitted to and approved in writing by the 
City Council as local planning authority before development commences. This will contain 
a Noise & Vibration section (in addition to a dust emission section) that shall base the 
assessment on British Standard 5228, with reference to other relevant standards. It shall 
also contain a community consultation strategy which includes how and when local 
businesses and residents will be consulted on matters such out of hours works. Any 
proposal for out of hours works (as below) will be submitted to and approved in writing by 
the City Council as local planning authority, the details of which shall be submitted at least 
4 weeks in advance of such works commencing. 
 
and 
  



2) Construction/demolition works shall be confined to the following hours unless otherwise 
agreed in writing by the City Council as local planning authority: 

● Monday - Friday: 7.30am - 6pm 

● Saturday: 8.30am - 2pm 

● Sunday / Bank holidays: No work 

Reason - To safeguard the amenities of the occupiers of nearby residential and 
commercial properties during the construction/demolition phase. 
 
The construction Management Plan is acceptable apart from the proposed construction 
hours for Saturdays are not in accordance with the MCC guidance as they intend on 
starting at 08:00hrs. 
 
*The applicant should refer to 
https://secure.manchester.gov.uk/info/100006/environmental_problems/2956/noise/9 and 
IAQM/EPUK Construction Guidance at: http://iaqm.co.uk/guidance/. 
 

DEL   
Deliveries to commercial premises 
  
Deliveries, servicing and collections, including waste collections shall not take place 
outside the following hours: 07:30 to 20:00, Monday to Saturday, no deliveries/waste 
collections on Sundays/Bank Holidays. 
 
Reason - To safeguard the amenities of the occupiers of nearby residential 
accommodation. 
  
 

LIGHT 
External Lighting Scheme 
  
a) Before the use hereby approved commences external lighting shall be designed and 
installed in accordance with a scheme approved in writing by the City Council as local 
planning authority so as to control glare and overspill onto nearby residential properties. 
 
b) Prior to occupation of the development a verification report will be required to validate 
that the work undertaken throughout the development conforms to the recommendations 
and requirements in the approved light consultant's report. The report shall also undertake 
post completion testing to confirm that acceptable criteria have been met. Any instances of 
non-conformity with the recommendations in the report shall be detailed along with any 
measures required to ensure compliance with the criteria. 
 
Reason - To safeguard the amenities of the occupiers of nearby properties. 
 
 

NSE4 

http://www.manchester.gov.uk/download/downloads/id/15267/controlling_pollution_from_construction_sites.pdf
http://www.manchester.gov.uk/download/downloads/id/15267/controlling_pollution_from_construction_sites.pdf
https://secure.manchester.gov.uk/info/100006/environmental_problems/2956/noise/9
http://iaqm.co.uk/guidance/
http://iaqm.co.uk/guidance/


a) Before the development commences a scheme for acoustically insulating the proposed 
residential accommodation against noise from Wilmslow Road shall be submitted to and 
approved in writing by the City Council as local planning authority. There may be other 
actual or potential sources of noise which require consideration on or near the site, 
including any local commercial/industrial premises. The approved noise insulation scheme 
shall be completed before any of the dwelling units are occupied. 

Noise survey data must include measurements taken during a rush-hour period and night 
time to determine the appropriate sound insulation measures necessary.  The following 
noise criteria will be required to be achieved: 

Bedrooms (night time - 23.00 - 07.00)         30 dB LAeq (individual noise events 
shall not exceed 45 dB LAmax,F by more than 15 times) 

Living Rooms (daytime - 07.00 - 23.00)      35 dB LAeq 

Gardens and terraces (daytime)                   55 dB LAeq 

b)  Prior to first occupation of the residential units, a verification report will be required to 
validate that the work undertaken throughout the development conforms to the 
recommendations and requirements in the approved acoustic consultant's report. The 
report shall also undertake post completion testing to confirm that the internal noise criteria 
have been met. Any instances of non-conformity with the recommendations in the report 
shall be detailed along with any measures required to ensure compliance with the internal 
noise criteria. 

Reason: To secure a reduction in noise from traffic or other sources in order to protect 
future residents from noise disturbance. 

The PDA Acoustic report reference J003148/4667/3/TD dated 18 December 2020 said 
that “It should be noted that building envelope and façade design details for the proposed 
development are currently unavailable. Therefore, calculated internal noise levels have 
been based on typical details for this type of development as described in Sections 5.2-
5.3. Minimum acoustic specifications have been identified for the glazing and trickle 
ventilators”.   

The mitigation strategies detailed in section 5.4 of the acoustic report have been derived 
based on the results of the SP model and assumed details as described in Sections 5.2-
5.3, to achieve the recommended internal noise level criteria as detailed in BS 8233 & 
WHO 1999. 

If construction details vary from those detailed in the Acoustic Report the applicant will 
need to demonstrate that the MCC internal noise criteria will still be met. 

I have no objections to the external noise levels within the development, as there is an 
external area where the noise levels achieve 45-50dBA and there are outdoor amenity 
spaces within walking distance of the development. 

We will require a verification report to demonstrate the internal noise levels have been 
achieved. 

NSE6 
Noise – external equipment insulation 
  



a) Externally mounted ancillary plant, equipment and servicing shall be selected and/or 
acoustically treated in accordance with a scheme designed so as to achieve a rating level 
of 5dB (LAeq) below the typical background (LA90) level at the nearest noise sensitive 
location. Prior to commencement of the use hereby approved the scheme shall be 
submitted to and approved in writing by the City Council as local planning authority in 
order to secure a reduction in the level of noise emanating from the site.  
  
b)  Prior to occupation of the development a verification report shall be submitted to and 
approved in writing by the City Council as local planning authority to validate that the work 
undertaken throughout the development conforms to the recommendations and 
requirements in the approved acoustic report. The report shall also undertake post 
completion testing to confirm that the noise criteria have been met. Any instances of non-
conformity with the recommendations in the report shall be detailed along with any 
measures required to ensure compliance with the agreed noise criteria. 
  
Reason - To minimise the impact of the development and to prevent a general increase in 
pre-existing background noise levels around the site. 
 

The planning statement mentions that the application site intends on using Air Source 
Heat Pumps for hot water and heating.  The applicant should ensure that these and all 
other externally mounted plant will meet the MCC noise criteria 

 
 
REF* 
Before the development commences a scheme for the storage and disposal of refuse shall 
be submitted to and approved in writing by the City Council as local planning authority.  
The details of the approved scheme shall be implemented as part of the development and 
shall remain in situ whilst the use or development is in operation. 
  
New developments shall have refuse storage space for segregated waste collection and 
recycling. Internal and external storage areas are required. 
  
Reason - In the interests of amenity and public health. 
  
*The proforma/ Waste Management Strategy must include the following information: 

● Estimated volumes and types of waste produced by the development; 

● Details of internal and external stores for both waste and recycling, including any 

plans and designs; 

● Location of the proposed collection point and details of the route the collection 

vehicle will take; 

● Details of how waste will be transferred between stores and to the collection 

location; and 

● Details of number and capacity of bins proposed and collection frequency. 

● Other details as per ‘Waste Proforma v1.0’ - refer to guidance at: 
http://www.manchester.gov.uk/downloads/download/6048/waste_management_strategy 

The applicant has provided details of the total refuse storage space across the whole of 
the development, but I am concerned that the storage space provided for the tower block 
is inadequate as looking at the plans, the refuse stores appear to be roughly the same size 

http://www.manchester.gov.uk/downloads/download/6048/waste_management_strategy
http://www.manchester.gov.uk/downloads/download/6048/waste_management_strategy


in both buildings but the tower block will house considerably more students.  There are 
also no details for the recycling provisions for the site.  For Student accommodation we 
would assume 50L total waste per bedroom (general waste 28L per bedroom, rest 
recycling). 
 
AIR QUALITY* 
a) Prior to commencement of the development mitigation measures to safeguard local air 
quality shall be submitted to and approved in writing by the City Council as local planning 
authority.  
 
b) Prior to occupation of the development any agreed mitigation measures shall be 
implemented and verified as such in writing by the City Council as local planning authority 
and shall remain in situ whilst the use or development is in operation. 
  
Reason: To secure a reduction in air pollution from traffic or other sources in order to 
protect existing and future residents from air pollution, pursuant to policies EN16, SP1 and 
DM1 of the Core Strategy. 
 
*The Air Quality Assessment is accepted.  The applicant is installing 4EV charge points 
(which should be a minimum of 7kW) as there are seven parking spaces in the 
development.  In accordance with MCC’s best practice recommendations, cable routes should be 
provided for the remaining parking spaces. 
 

CLAND01 (1) New applications, no previous contaminated land conditions 
 
a) Before the development hereby approved commences, a report (the Preliminary Risk 
Assessment) to identify and evaluate all potential sources and impacts of any ground 
contamination, groundwater contamination and/or ground gas relevant to the site shall be 
submitted to and approved in writing by the City Council as local planning authority. The 
Preliminary Risk Assessment shall conform to City Council’s current guidance document 
(Planning Guidance in Relation to Ground Contamination). 
  
In the event of the Preliminary Risk Assessment identifying risks which in the written 
opinion of the Local Planning Authority require further investigation, the development shall 
not commence until a scheme for the investigation of the site and the identification of 
remediation measures (the Site Investigation Proposal) has been submitted to and 
approved in writing by the City Council as local planning authority. 
  
The measures for investigating the site identified in the Site Investigation Proposal shall be 
carried out, before development commences and a report prepared outlining what 
measures, if any, are required to remediate the land (the Site Investigation Report and/or 
Remediation Strategy) which shall be submitted to and approved in writing by the City 
Council as local planning authority. 
  
b) When the development within each phase commences, the development shall be 
carried out in accordance with the previously agreed Remediation Strategy and a 
Completion/Verification Report shall be submitted to and approved in writing by the City 
Council as local planning authority. 
  
In the event that ground contamination, groundwater contamination and/or ground gas, not 
previously identified, are found to be present on the site at any time before the 
development in each phase is occupied, then development shall cease and/or the 



development shall not be occupied until, a report outlining what measures, if any, are 
required to remediate the land (the Revised Remediation Strategy) is submitted to and 
approved in writing by the City Council as local planning authority and the development 
shall be carried out in accordance with the Revised Remediation Strategy, which shall take 
precedence over any Remediation Strategy or earlier Revised Remediation Strategy. 
  
Reason - To ensure that the presence of or the potential for any contaminated land and/or 
groundwater is detected and appropriate remedial action is taken in the interests of public 
safety, pursuant to [INSERT] of the Unitary Development Plan for the City of Manchester. 
 
The applicant has only supplied data for three rounds of gas monitoring.  We will need the 
missing data for the other three rounds of gas monitoring before we can comment on the 
suitability of the Contaminated Land report. 
 
 
Information for Developers guidance documents can be downloaded using the 
following link:  
http://www.manchester.gov.uk/info/500207/planning_and_regeneration/1962/additional_pl
anning_guidance/3 
 
Should you wish to discuss this matter further please contact Sharon McAndrew. 
 
Fiona Sharkey 
Head of Compliance, Enforcement and Community Safety
 

http://www.manchester.gov.uk/info/500207/planning_and_regeneration/1962/additional_planning_guidance/3
http://www.manchester.gov.uk/info/500207/planning_and_regeneration/1962/additional_planning_guidance/3

