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1.2 Purpose of the Document

This document has been prepared in accordance with the requirements of Circular 
01/06 and the CABE Guidance “Design and Access Statements – How to Read, Write 
and Use Them”.

It explains the design principles and concepts that have been applied to the use, 
amount, layout, scale, landscaping and appearance of the proposal. It seeks to 
demonstrate how the proposal has been designed in order to take account of the 
relationship of the proposed development to the surrounding area and neighbouring 
conservation area. The statement also explains the proposed access arrangements.

As the proposed development site is located adjacent the Ancoats Square 
Conservation Area and a number of Listed buildings are located within close proximity 
of the site, in particular the Grade II listed Sedgwick Mill, Decker Mill, Doubling 
Fireproof Mill and the adjoining Rochdale Canal infrastructure, the policy set out in 
Section 12 of the National Planning Policy Framework (NPPF) is of relevance.

Guidance on Information Requirements and Validation recommends that Heritage 
Appraisals should be combined into the Design and Access Statement as part of the 
design concept. This Statement has been prepared in accordance with this guidance.

The remainder of the Design and Access Statement is structured as follows:

Section 2 sets out the background to the project including the location and project brief
Section 3 contains the site analysis and historic appraisal
Section 4 explains the development principles
Section 5 summarises the Secure by Design Report prepared by Greater Manchester Police
Section 6 explains the access and parking principles
Section 7 provides a conclusion

1.1 The Planning Application

This Design and Access Statement accompanies a full planning application for a new 
build 2 form entry school to accommodate 420 primary school pupils for the New 
Islington Free School. The site is located on a brownfield site within the New Islington 
Regeneration Area on land formerly occupied by St Jude’s Church of England Primary 
School. The site coordinates are 385,100 Easting and 398,500 Northing.

It describes an opportunity to develop the vacant brownfield site with a view to creating 
a new school of exceptional quality, which will positively contribute to its unique historic 
setting and provide an exceptional facility for the wider community.

The description of development is as follows:
“new build 2 form entry school to accommodate 420 primary school pupils for the New 
Islington Free School”.

1.0 Introduction

existing aerial view

NIFS
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2.1 Location - Strategic Context

The site is a vacant brownfield site within the New Islington Regeneration Area on land 
formerly occupied by St Jude’s Church of England Primary School. It is bounded by the 
Rochdale Canal and the Ancoats Conservation Area to the north. The east and south 
is dominated by the marina that was implemented as part of the masterplan by Urban 
Splash. Large retail units facing Great Ancoats Street occupy the westerly aspect.

Clearly, the site offers an opportunity to significantly contribute to the wider 
neighbourhood. The site is currently a ‘gap site’ that offers no contribution to the wider 
masterplan. It has an adverse impact on the streetscape given the lack of enclosure or 
contribution to the urban realm. In addition, the setting of the adjoining Conservation 
Area is also adversely affected by the presence of a gap site immediately adjacent to it.

The original New Islington Regeneration Area Masterplan included for the design of 
an infant school on this application site. Clearly, this proposal is considered to be 
a realisation of the original proposition to include within New Islington the provision 
of a high quality school that will positively contribute to the architectural legacy and 
community provision within this exciting and pioneering neighbourhood.

2.0 Project Background

new islington masterplan
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2.0 Project Background

•	 Contribute	positively	and	sensitively	to	the	existing	urban	grain.
•	 Sensitive	response	to	adjoining	Ancoats	Conservation	Area.
•	 Develop	a	high	quality	elevational	treatment	that	is	site	specific	and	incorporates	

an architectural language and material palette that acknowledges the sites heritage 
position.

•	 Design	to	incorporate	pre-fabricated	construction	techniques.
•	 Create	a	school	with	a	variety	of	spaces,	both	internal	and	external,	that	will	help	

stimulate pupils and positively contribute to their educational needs.

2.4 Relevant experience

Stephenson:ISA Studio has a proven experience of the design and implementation 
of high quality, award winning educational projects within Manchester. Key projects 
include:

•	 Chetham’s	School	of	Music,	Manchester
•	 South	Trafford	College,	Trafford
•	 Summerfield’s	Nursery,	Hulme
•	 Umist,	Manchester
•	 Factory	Youth	Zone,	Harpurhey

2.2 Client

The New Islington Primary School is to be constructed as part of the Government’s 
Free Schools Programme. It is intended to meet the needs of an increase in population 
as a consequence of the regeneration of the New Islington area and a significant 
increase in the number of residential properties.

The school will be operated by The Free School Trust, which is led by Manchester 
Grammar School and supported by Manchester City Council, New East Manchester 
and Urban Splash. The school is currently functioning in temporary accommodation on 
a neighbouring site at Jersey Street.

2.3 Project brief

The Free School Trust engaged the EFA to help procure the building and obtain the 
necessary funding. The Mace Group has also been appointed to act as Technical 
Advisers to the Trust. A limited architectural competition was organised to find a 
suitable design team that could design, implement and construct the building. 
Following a two-stage competition ISG, in collaboration with Stephenson:ISA Studio, 
won the commission. 

The client appointed a team to develop this site with a view to creating a lasting legacy 
for New Islington. The proposal has been generated alongside ongoing discussions 
with members of the City, ward councillors, the Free School Trust and local residents. 
These discussions have given credence to the proposal of a school in this location.

The project objectives are summarised below:

•	 Provide	a	school	with	a	net	internal	area	of	2,072m2	that	accommodates	a	range	
of facilities including 14 classrooms, sports hall, immersive space, IT suite, staff 
facilities, kitchen, parking for staff, external play areas and habitat zones. 

•	 Establish	an	appropriate	form	and	massing	of	development	on	the	site	in	townscape	
and urban design terms to accommodate the required quantum of development.

•	 To	reflect	a	considered	approach	in	respect	to	the	existing	heritage	assets	in	the	
vicinity.

•	 To	deliver	a	contemporary	external	envelope	of	exceptional	quality;	that	not	only	
compliments its surroundings but provides a positive impact on the immediate 
townscape.

•	 Ensure	that	the	development	makes	a	valuable	addition	to	the	City	and	integrates	
with and locks into the future proposals and aspirations relating to both the 
immediate surrounding area and the wider city.

•	 Ensure	that	a	high	quality	and	inviting	streetscape	and	public	realm	are	delivered	
providing coordinated connections and linkages to the emerging plans for the 
surrounding area.

•	 The	development	should	be	accessible	to	all,	both	internally	and	externally.
•	 Deliver	a	high	quality	building	on	what	is	currently	a	‘gap	site’.
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3.0 Site Analysis and Historic Appraisal

3.1 The Site and Statutory Designations

The development site lies to the immediate south of the Ancoats Conservation Area, 
which includes the Rochdale Canal and the massive mill buildings facing the site from 
the opposite side of the canal. Although the site is not within this conservation area 
it is directly opposite and will impact on views to and from the area. This part of the 
conservation area also includes several listed buildings, whose setting will potentially 
be affected by development on the proposed site. The large massing of these mills 
effectively cut off views between other parts of the Conservation Area and other listed 
building to the site. 

The drawing opposite illustrates the location of the site and the neighbouring 
designated heritage assets including listed buildings and the boundary of the Ancoats 
Conservation Area.

3.2 Conservation Area

Although the site in not located within a Conservation Area, the boundary of the 
Ancoats Conservation Area runs along the north west side of the application site. It is 
important the design proposal acknowledges this adjacency.

Ancoats was the first industrial estate in the world. Consequently the Ancoats 
Conservation Area has exceptional heritage significance in a global context. Much of 
that significance lie in the massive mills that front the Rochdale Canal opposite the 
development site.

The character of Ancoats Conservation Area is one of a tight, regular street grid lined 
with back-of-pavement buildings of significant scale. Many of the roads are little more 
than narrow alleys and have a canyon-like feel alongside the massive mills. The public 
realm is very ‘hard’ and lacks street trees and planting. The mill buildings date from 
1800 to the 1920s and are associated with the cotton industry. They represent the 
primary significance of the conservation area. Ancoats is also notable for pioneering 
development of social housing and contains other buildings of importance, such as 
the former printing offices of the Express building and St Peter’s church, which once 
served an Italian community here.
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3.3 Listed Buildings and site history

The Ancoats Conservation Area contains a number of listed buildings and structures. 
The most significant of these heritage assets are considered to be as follows (using the 
criteria set out in EH’s Conservation Principles):

Decker Mill Old Mill : exceptional significance
Doubling Fireproof Mill : exceptional significance
Sedgwick Mill/New Sedgwick Mill : high significance
Listed Rochdale Canal infrastructure : high significance
Unlisted historic Rochdale Canal infrastructure : medium significance

With the invention of the steam engine, mills no longer needed to be located alongside 
rivers for power. Ancoats was chosen as a suitable place where cotton mills could be 
concentrated and the Rochdale Canal was constructed to transport raw materials. 
The massive cotton mills are consequently clustered close to the canal, especially the 
Royal Mills and Murray’s Mills, which form a key part of the original industrial estate and 
represent key stages in the development of cotton mill architecture from 1800 to 1920. 
These mills lie directly alongside the Rochdale Canal. The Murray Mills complex has a 
canal basin within its central courtyard that once linked to the canal via an underground 
tunnel. The mills are 6-8 storey red/brown brick buildings with a regular fenestration 
that front the back-of-pavement and are typical of Victorian mill architecture. The 
most significant mills and listed structures that directly face the development site are 
described below.

3.0 Site Analysis and Historic Appraisal
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3.0 Site Analysis and Historic Appraisal

Canal retaining wall (1804) between the 
canal and Redhill Street (previously known 
as Union Street, this is effectively the canal 
towpath).

Union Street Bridge (1903) replace a late 
19th bridge which itself replaced the original 
1803 bridge. Grade II listed, for group value.

There are also un-listed canal features that 
contribute to local character, for example 
the footbridge to Henry Street, the improved 
public realm around Lock 82 and historic 
public realm remnants on the southern side 
of the canal. These features contribute to 
defining views of Ancoats, with the mills in 
the background and the public realm as a 
remnant of the canal and industrial history.

3.4 Map regression

The following historic maps and images illustrate the changing context of the subject site:

3.4.1 1851 map
The 1851 OS map demonstrates that the existing street pattern and development of 
sites was well established by the mid-19th century.  The application site is occupied by 
large warehouses, mills and a canal basin.

3.4.2 1893 map
The 1893 OS map illustrates little change to the neighbouring buildings or site since 1851.

3.4.3 1922 map
The 1922 OS map illustrates little change to the neighbouring buildings or site since 1893.

The westernmost of the mills is Sedgwick 
Mill (or Royal Mill) (1818-1820). This is the 
oldest of the Royal Mills group still standing 
and is believed to be the oldest surviving 
iron-framed, fireproof factory in Greater 
Manchester. It is Grade II listed. This is the 
largest of the three, rising to 8 storeys. It is 
adjoined by the later Sedgwick New Mill 
(1868) which forms part of the same listing. 

Decker Mill Old Mill, the centre most of the 
three mills, is Grade II* listed and was built in 
1798, being the earliest of the Murray’s Mills 
group. It is also the earliest surviving mill in 
Manchester. The mill is five storeys tall and 
also has a tall chimney visible from behind the 
building that is also feature of this frontage.

The easternmost mill on the canal frontage is the 
Doubling Fireproof Mill (or Waulk Mill), built 
in 1842 as part of the Murray’s Mill complex. It 
is Grade II* listed and represents an important 
example of large scale mill development of the 
early 19th century.

Listed Structures: Rochdale Canal 
Infrastructure
The Rochdale Canal itself also incorporates 
various listings. The Canal was surveyed by 
James Brindley in 1765 and was first opened 
in 1804. Its development played a key role in 
the siting and scale of cotton mills in Ancoats. The listed canal features adjacent to the 
proposed development site are:

Lock 82 (Grade II) dates from around 1800 and 
the original construction of the canal. It has a 
group value alongside the listed mills and as 
part of a series of 15 similar canal locks.

1851 map

1893 map

1922 map
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3.0 Site Analysis and Historic Appraisal

3.6 Heritage Assessment Summary

In summary, the development site is in close proximity to heritage assets of medium 
to exceptional significance. These assets are the massive listed mills, the Rochdale 
Canal and the Ancoats Conservation Area. Collectively these assets tell the story of 
industrialisation and represent the world’s first industrial estate.

The development site is outside of the Conservation Area but lies directly opposite the 
listed mills and the Canal. As such, it has the potential to impact on views into and out 
of the Conservation Area and the setting of the listed buildings.

These impacts have been assessed in terms of the principle of development, site, 
scale and appearance. It has been concluded that they will not have a negative impact 
on the heritage assets. In fact they are considered to have a slight positive impact.

It is therefore concluded that although the heritage assets include those of high to 
exceptional significance the development proposals will not result in any harm to them.

A	Heritage	Assessment	has	prepared	by	IBI	Taylor	Young	on	behalf	of	ISG.	A	copy	
of this document is included with the submitted documentation for the planning 
application. 

The character of the Conservation Area would have been more closely followed if the 
massing of the building had been aligned to principally follow the Rochdale Canal 
rather than the new canal arm. However, the site is not within the Conservation Area 
itself and so the primary aim should be to ensure that it does not detract from views 
into the area, rather than seeking to replicate and extend the Conservation Area’s built 
form. The alignment of the building actually opens up longer views to the listed mills 
and the high quality public realm proposals within the site will enhance their setting. 
Nonetheless it will be important that the site design defines a strong, defined edge to 
the Rochdale Canal through its boundary treatment.

3.5.4 Scale

The building is generally two storey with some single storey rooms facing the marina. 
The scale of the building is, of course, much lower than the historic mills, but this does 
not necessarily make it inappropriate to the local character. The Ancoats Conservation 
Area is characterised by a mix of building scales, with domestic scale terraced housing 
lying in close proximity to massive cotton mills. As the site is outside of the Conservation 
Area it does not need to replicate its form. The scale of the building will allow longer 
views to all three of the listed mills. The square, flat roof form of the proposed building 
shape will also work well alongside the square, linear forms of the mills.

3.5.5 Appearance

The building elevations are of a striking contemporary appearance, using white pre-
cast concrete panels, glazing and timber laminated panels. Although this does not 
reflect the brick-built architecture of the mills, it is not considered inappropriate on this 
site. Ancoats is characterized by a mix of architectural styles from the early 1800s to the 
1920s and this mix and evolution is an important part of its significance. Change and 
innovation are key features of the history of the area and the current design continues 
this tradition. Each of the listed buildings in the Conservation Area is very much ‘of its 
own time’ and the current development site should be representative of its own epoch. 
The important aspect to consider is whether the proposed style, materials and colours 
will complement the listed buildings when seen alongside them in views. Contrasting 
colours and styles can complement each other, and bring out the distinctiveness of 
buildings. It is felt that the proposed elevations and roofscape will complement the 
listed buildings. The separation of the Canal also presents a natural break, which 
allows a clear definition between building styles and the proposed design approach 
follows the emerging, highly contemporary architecture of New Islington.

It is also necessary to consider the impact that the development will have on the character 
of the Conservation Area, when seen from Redhill Street and the Rochdale Canal. The 
new building will be low rise and will certainly not detract from the massive massing of the 
historic mills, despite the boldness of its contemporary appearance. The re-establishment 
of a building line and strong boundary treatment will help to define the edge of the canal 
side environment and restore its historic setting. Consequently the proposed development 
is considered to have a positive impact on the character of the Conservation Area.

3.5 Assessment of Impacts

3.5.1 Existing site condition

The development site is currently a cleared plot of land, fenced off and rather untidy 
in appearance. It lies between the Ancoats Conservation Area to the north and the 
emerging New Islington development to the south. The Rochdale Canal passes 
immediately alongside the northwestern boundary of the site. Directly opposite this 
frontage is the Decker Mill (Old Mill). To the north-east of the site is the newly excavated 
canal arm into New Islington. To the south-west of the site is the Ancoats Retail Park, 
which is an inappropriate development on the edge of the Conservation Area. The 
rear service areas of this development adjoin the south-western boundary of the 
development site.

3.5.2 Principle of development

The appearance of the development site is currently detracting from the character 
of the Ancoats Conservation Area and the setting of the listed mills and canal 
infrastructure. The history and character of this area has been defined by dense 
development lying close to the canal and site edges. A look at historic mapping shows 
us that in the mid nineteenth century there were small terraced properties on this 
site fronting the Rochdale Canal, with a factory unit to the rear. By the late nineteenth 
century the terraced properties had been replaced by a mill building on the canal 
frontage. Development on this site would have a positive impact on the heritage assets. 
This would also improve the appearance of the site and its edges.

3.5.3 Siting

The proposal is a linear building, with a western elevation that closely abuts the 
Rochdale Canal and then extends south-eastwards. The building occupies a central 
band within the site with outdoor play space and some car parking occupying the 
remainder of the site area.

The linear alignment of the proposed building responds well to the historic character 
of the area. The building’s footprint is parallel to both the Rochdale Canal and the 
new canal arm, which echoes the historic relationships between buildings and 
canal waterways in the area. The north-western edge also sits relatively close to the 
Rochdale Canal, which is another positive feature that responds to the character of 
the Conservation Area. The building sits less close to the new canal arm but this is 
less significant due to the fact that this canal is not an historic feature and this frontage 
extends away from the Conservation Area.
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4.0  Development Principles

•	 Exceptional	–	an	asset	important	at	national	to	international	levels,	including	
scheduled ancient monuments, Grade I and II* listed buildings and World Heritage 
Sites. Substantial harm should be wholly exceptional.

•	 High	–	a	designated	asset	important	at	a	regional	level	and	also	at	a	national	level,	
including Grade II listed buildings and conservation areas. Substantial harm should 
be exceptional.

•	 Medium	–	an	un-designated	asset	important	at	a	local	to	regional	level,	including	
local (non-statutory) listed buildings or those that make a positive contribution to 
the setting of a listed building or to a conservation area. May include less significant 
parts of listed buildings. Buildings and parts of structures in this category should be 
retained where possible, although there is usually scope for adaptation.

•	 Low	–	structure	or	feature	of	very	limited	heritage	value	and	not	defined	as	a	
heritage asset. May include insignificant interventions to listed buildings. The 
removal or adaptation of structures in this category is usually acceptable where the 
work will enhance a related heritage asset.

•	 Negative	–	structure	or	feature	that	harms	the	value	of	a	heritage	asset.	Wherever	
practicable, removal of negative features should be considered, taking account of 
setting and opportunities for enhancement.

Policy EC5 covers development in East Manchester (which includes Ancoats/New 
Islington).

This policy states that the Council will promote development which “has regard to listed 
buildings and conservation areas including Ancoats and the industrial heritage of the area”.

4.1.3 Heritage Guidance

English Heritage have produced a large number of useful guidance documents. The 
following have been referred to in the preparation of this Statement:

•	 Understanding	Place:	An	Introduction	(2010)
•	 Understanding	Place:	Character	and	context	in	local	planning	(2011)
•	 The	Setting	of	Heritage	Assets	(2011)
•	 Building	in	Context:	New	development	in	historic	areas	(EH/CABE,	2001)
•	 Conservation	Principles	(2008)

English Heritage issued Conservation Principles in 2008 to explain its approach to 
significance and managing change and identified four main aspects of significance: 
historic, aesthetic, evidential and communal. The relative levels of significance can 
be measured in different levels, as set out in Conservation Principles, which are used 
within this report:

4.1 Planning Policy Context

This document responds to national and local policy and follows best practice 
guidance. This policy context informs the scope of the statement.

4.1.1 The Planning Act 990

At the national level, the Statement responds to the National Planning Policy 
Framework (NPPF). The NPPF requires applicants to “describe the significance of 
any assets affected by a planning application, including any contributions made to 
their setting. The level of detail should be proportionate to the asset’s importance and 
no more than is sufficient to understand the potential impact of the proposal on their 
significance.” [NPPF, para 128].

The NPPF goes on to state that “when considering the impact of a proposed 
development on the significance of a designated heritage asset, great weight should 
be given to the asset’s conservation. The more important the asset, the greater the 
weight should be” [NPPF, para 132]. It is therefore important to fully understand the 
importance of the Conservation Area and the listed buildings and the impact that the 
development will have on their significance.

The paragraph goes on to say “significance can be harmed or lost through alteration 
or destruction of the heritage asset or development within its setting...any harm or loss 
should require clear and convincing justification” [NPPF, para 132]. In the following 
description of the most significant types of heritage assets (i.e. grade I and II* listed 
buildings, scheduled monuments and World Heritage Sites) Conservation Areas are 
not listed, thereby indicating they are less important heritage assets. Development 
affecting setting can also be considered to be, by nature, less substantial harm than 
alteration or destruction of a heritage asset.

In paragraph 134 the NPPF states that “where a development proposal will lead to 
less than substantial harm to the significance of a designated heritage asset, this harm 
should be weighed against the public benefits of the proposal, including securing its 
optimum viable use”.

4.1.2 Local Planning Policy

The Manchester Core Strategy was adopted in 2012 and represents the current local 
development plan.

Policy EN3 - Heritage sets out that the Council will encourage development that 
complements and takes advantage of the distinct and historic heritage features. It 
goes on to state that new developments must be designed to enhance the historic 
environment and the character and setting of areas and buildings of acknowledged 
importance.
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4.0  Development Principles

4.2 Consultation

4.2.1 Manchester City Council

Each of the main phases of design development has been tabled for discussion with 
the City over the past year. Detailed discussions have been undertaken with Sue Wills 
of MCC regarding the latest proposal to enable a considered design is submitted for 
planning. The latest and most detailed pre-application meetings with Sue Wills were 
conducted on 4th September 2013 and 8th January 2014.

4.2.2 Ward Councillors

A pre-application meeting with Ward Councillors was undertaken on 18th December 
2013. This meeting was attended by Councillor Donna Ludford, Councillor Mick 
Loughman, Councillor Ollie Manco and David Broom.

4.2.3 Public Consultation

A public consultation was held at the New Islington Free School on 9th January 2014 
between 4 and 8pm. The attendees were encouraged to provide comments by email. A 
report that collates all of these responses has been included with the application.

4.3 Design Team

There have been a range of people and professionals involved during the evolution of 
the scheme. The companies and their role in the development are detailed below:

Client: The Free School Trust
Funding body: EFA
Project manager: Mace Group
Contractor: ISG
Architect: Stephenson:ISA Studio Limited
Historic	Consultant:		 IBI	Taylor	Young
Structural Engineer: WML Consulting
M&E Consultant: Clancy Consulting
BREEAM Consultant: Clancy Consulting
Acoustic Engineer: Acoustic & Engineering Consultants Limited
Traffic Engineer: JMP Consultants Limited 
Ecologist: CES Ecology
Site Investigation: WML Consulting
Crime Impact Consultant: Greater Manchester Police

The proposal has been developed through a process of collaboration and review to 
ensure that the scheme presented for consideration is appropriate for the site and 
deliverable.

4.4 The Design Process

4.4.1 Background

Since appointment of the professional team in early 2013, alternative design options 
have been investigated to ensure a coordinated approach to developing this site. 
Manchester City Council has been consulted throughout the evolution of the design 
and we believe that these and other pre-application consultations have had a positive 
effect on the design development process. Throughout the process various options 
were assessed against criteria arising from consultation feedback and ongoing site 
analysis with input from a range of specialist consultants.

During the design period, the scale of the development has expanded from a 1 form 
entry school accommodating 210 pupils to a 2 form entry school accommodating 420 
pupils. This change in brief arose following negotiations with the funding authority, EFA, 
and The Free School Trust. Funding has been secured from the EFA for the project. 
Subject to planning approval, the development can be implemented as designed and 
completed by December 2014.

4.4.2 Key design considerations

A number of key threads have been retained from inception throughout the design 
development process. These can be summarised as follows:

•	 Provide	a	school	with	a	net	internal	area	of	2,072m2	that	accommodates	a	range	
of facilities including 14 classrooms, sports hall, immersive space, IT suite, staff 
facilities, kitchen, parking for staff, external play areas and habitat zones. 

•	 Establish	an	appropriate	form	and	massing	of	development	on	the	site	in	townscape	
and urban design terms to accommodate the required quantum of development.

•	 To	reflect	a	considered	approach	in	respect	to	the	existing	heritage	assets	in	the	
vicinity.

•	 To	deliver	a	contemporary	external	envelope	of	exceptional	quality;	that	not	only	
compliments its surroundings but provides a positive impact on the immediate 
townscape.

•	 Ensure	that	the	development	makes	a	valuable	addition	to	the	City	and	integrates	
with and locks into the future proposals and aspirations relating to both the 
immediate surrounding area and the wider city.

•	 Ensure	that	a	high	quality	and	inviting	streetscape	and	public	realm	are	delivered	
providing coordinated connections and linkages to the emerging plans for the 
surrounding area.

•	 The	development	should	be	accessible	to	all,	both	internally	and	externally.
•	 Deliver	a	high	quality	building	on	what	is	currently	a	‘gap	site’.
•	 Contribute	positively	and	sensitively	to	the	existing	urban	grain.
•	 Sensitive	response	to	adjoining	Ancoats	Conservation	Area.
•	 Develop	a	high	quality	elevational	treatment	that	is	site	specific	and	incorporates	

an architectural language and material palette that acknowledges the sites heritage 
position.

•	 Design	to	incorporate	pre-fabricated	construction	techniques.
•	 Create	a	school	with	a	variety	of	spaces,	both	internal	and	external,	that	will	help	

stimulate pupils and positively contribute to their educational needs.
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4.0  Development Principles

4.5 The Design

4.5.1 Use

4.5.1.1 The proposal is for a new build 2 form entry school to accommodate 420 
primary school pupils for the New Islington Free School.

4.5.1.2 The proposal will accommodate a range of educational facilities including:
•	 14	classrooms
•	 sports	hall
•	 immersive	space
•	 IT	suite
•	 staff	facilities
•	 kitchen
•	 plant	rooms
•	 store	rooms
•	 parking	for	staff
•	 hard	and	soft	external	play	areas
•	 habitat	zones
•	 attenuation	pond

4.5.1.3 The proposal is for educational needs (use class order D1). The site once 
accommodated St Jude’s Church of England Primary School until its 
demolition in the mid 1980’s. Clearly, there is a precedent for educational 
usage on the site. Furthermore, the New Islington Masterplan includes for a 
primary school located on the application site.

4.5.1.4 The proposed opening hours are:

 Morning and after school wraparound care 7.30 am until 6.30 pm
 Typical school hours 8.50 am until 3.30 pm
 Holiday care 8.00 am until 6.00 pm
  Evening opening for school functions  3.30 pm until 10.00 pm
 Weekend opening for community groups 8.00 am until 10.00 pm

 To accommodate all of the above requirements, this application proposes a 7 
day a week opening between the hours of 7.30 am until 10.00 pm
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4.5.2 Amount of development

4.5.2.1 The proposal is for a new build 2 form entry school to accommodate 420 
primary school pupils for the New Islington Free School. The total net internal 
area of accommodation will be 2,072m2, which is spread over 2 floors. This 
area was pre-determined by the EFA and is underpinned by the Building 
Bulletin 99: Briefing Framework for Primary School Projects.

4.5.2.2 The proposed internal accommodation includes:

•	 Teaching	spaces	 908.5m2
•	 Hall	 180.0m2
•	 Learning	resource	areas	 204.4m2
•	 Staff	and	admin		 110.8m2
•	 Storage	 116.7m2
•	 Non-teaching	storage	 53.0m2
•	 Kitchens	and	servery	 90.6m2
•	 Toilets	 88.3m2
•	 Circulation	 159.0m2
•	 Plant	 55.4m2
•	 Partitions	 105.3m2

4.5.2.3 While the net internal areas are exactly configured to satisfy the areas 
established by the EFA, the site geometry means the external areas will differ 
from the guidelines established in the Building Bulletin 99: Briefing Framework 
for Primary School Projects. The site footprint is 8,368m2. A typical 2 form 
entry primary school for 420 pupils requires a minimum area of 7,040m2. 
Therefore, the site area is over-provided by 1,328m2.

4.5.2.4 The proposed external accommodation includes:

•	 Habitat	areas	 650.0m2
•	 Attenuation	pond	 1,272.6m2
•	 Soft	play	area	 1,989.8m2
•	 Hard	play	area	 1,051.5m2
•	 Car	park	and	road	 963.3m2
•	 Pathways	 865.7m2

 4.5.2.5 As the site area is larger than the recommended area stated in the Building 
Bulletin 99, the following external accommodation is currently over-provided by 
the following amount:

•	 Habitat	areas	 1,302.6m2
•	 Soft	play	area	 139.8m2
•	 Hard	play	area	 21.5m2

 This over-provision is to the benefit of the New Islington Free School.

to the architectural legacy and community provision within this exciting and 
pioneering neighbourhood. However, the original masterplan proposal was 
for a school to be located parallel to the Rochdale Canal to the north-western 
edge of the application site. This location would have a close dialogue with 
the adjoining mills in the Ancoats Conservation Area but would offer little 
contribution to the marina at the heart of New Islington. 

4.5.3.4 This proposal, which is a linear building with a western elevation that closely 
abuts the Rochdale Canal and then extends south-eastwards, deviates from 
the original proposition by locating the school at 90 degrees to the Rochdale 
canal. This strategic decision is underpinned by the following ideas:

•	 The	building	occupies	a	central	band	within	the	site	to	allow	for	external	
play areas to be located to both sides

•	 The	linear	alignment	of	the	building	responds	well	to	the	historic	character	
of the area and allows vistas to and from the Ancoats Conservation Area

•	 The	building’s	footprint	is	parallel	to	both	the	Rochdale	Canal	and	the	new	
canal arm, which echoes the historic relationships between buildings and 
canal waterways in the area

•	 The	north-western	edge	also	sits	relatively	close	to	the	Rochdale	Canal,	
which is a feature that responds to the character of the Conservation Area

•	 The	design	defines	a	strong	edge	to	the	Rochdale	Canal	through	its	
boundary treatment.

•	 Ensures	the	entrance	is	located	adjacent	to	the	existing	pedestrian	bridge	
that connect the site with the extensive network of footpaths

•	 Allow	all	pupils	to	have	views	of	the	marina

4.5.3.5 The proposed building layout is the product of the above key principles. It is a 
linear building that is orientated parallel to the marina so that the classrooms, 
particularly for the youngest pupils, overlook the marina.

 The plan is a simple form to ensure a clear and legible building that can be 
easily navigated by both pupils and visitors. The entrance connects to a double 
height internal street that is intended as a break-out teaching space. A dramatic 
skylight is proposed to the entire length of this space to enable the heart of the 
building to be flooded with daylight. All rooms within the building are accessible 
from this space. It can be considered as the backbone of the design.

 The entrance is located adjacent to the Rochdale Canal to provide an 
architectural presence to the towpath as well as benefiting from the footbridge 
that connects the site to the wider neighbourhood.

 The entrance is dominated by an angled wall. This bold architectural 
feature, which accentuates the entrance, is aligned with the geometry of 
the neighbouring footbridge that connects New Islington with Ancoats. It is 
envisaged this footbridge may account for the primary pedestrian access to 

4.5.3 Layout

4.5.3.1 The application site is a vacant brownfield plot of land within the New 
Islington Regeneration Area. It is bounded by the Rochdale Canal and the 
Ancoats Conservation Area to the north and the marina to the east, which 
was implemented as part of the masterplan by Urban Splash. Clearly, the site 
offers an opportunity to significantly contribute to the wider neighbourhood 
but it is currently a ‘gap site’ that offers no contribution to the wider 
masterplan. It currently has an adverse impact on the urban landscape given 
the lack of enclosure. In addition, the setting of the adjoining Conservation 
Area is also adversely affected by the presence of a gap site immediately 
adjacent to it. The proposed design offers an opportunity to regenerate and 
transform this urban block. It can significantly improve the quality of the built 
environment as well as the levels of activity in the area and, therefore, act as 
a stimulus to further investment in this area and beyond. Furthermore, the 
need to redevelop the gap site is crucial to the success of the New Islington 
Masterplan.

4.5.3.2 The design has evolved from an analysis of the historic context and urban 
morphology. It has also been influenced by consultation with key consultees. 
The concept is underpinned by the following principles:

•	 Deliver	a	high	quality	building	on	what	is	currently	a	‘gap	site’
•	 Contribute	positively	and	sensitively	to	the	existing	urban	grain
•	 Create	a	bold	intervention	that	will	act	as	a	catalyst	for	future	development
•	 Promote	positive	vistas	within	the	New	Islington	Masterplan	and	Ancoats	

Conservation Area
•	 The	development	should	be	accessible	to	all,	both	internally	and	externally.
•	 Promote	ease	of	movement	with	pedestrian	priority
•	 To	reflect	a	considered	approach	in	respect	to	the	existing	heritage	assets	

in the vicinity
•	 To	deliver	a	contemporary	external	envelope	of	exceptional	quality;	that	not	

only compliments its surroundings but provides a positive impact on the 
immediate townscape.

•	 Ensure	that	a	high	quality	and	inviting	streetscape	and	public	realm	are	
delivered providing coordinated connections and linkages to the emerging 
plans for the surrounding area.

•	 Sensitive	response	to	adjoining	Ancoats	Conservation	Area.
•	 Develop	a	high	quality	elevational	treatment	that	is	site	specific	and	

incorporates an architectural language and material palette that 
acknowledges the sites heritage position.

4.5.3.3 The original New Islington Regeneration Area Masterplan included for the 
design of an infant school on this application site. Clearly, this proposal is 
considered to be a realisation of the original proposition to include within New 
Islington the provision of a high quality school that will positively contribute 
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ground floor plan
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first floor plan
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4.0  Development Principles

4.5.5  Appearance

4.5.5.1 The site is currently derelict. It is located on the edge of the Ancoats 
Conservation Area and benefits from a waterside position within New Islington. 
It is fundamental that the site be developed to improve the setting and to 
reflect an image of New Islington that is likely to enhance the neighbourhood. 
The proposed development provides an opportunity to improve such 
perceptions by providing a well-designed, high quality building that will 
address a gap site to create activity and a positive presence along this 
important connective route. The external appearance of this proposal will 
positively contribute to this urban condition.

4.5.5.2 The proposed building elevations are of a striking contemporary appearance. 
Although the design does not reflect the brick-built architecture of the adjoining 
mills, it is not considered inappropriate on this site. Ancoats is characterized 
by a mix of architectural styles from the early 1800s to the 1920s and this mix 
and evolution is an important part of its significance. Change and innovation 
are key features of the history of the area and the current design continues this 
tradition. Each of the listed buildings in the Conservation Area is very much 
‘of its own time’ and the proposed development site should be representative 
of its own epoch. The important aspect to consider is whether the proposed 
style, materials and colours will complement the listed buildings when seen 
alongside them in views. Contrasting colours and styles can complement each 
other, and bring out the distinctiveness of buildings. It is felt that the proposed 
elevations and roofscape will complement the listed buildings. The separation 
of the site from the Conservation Area by the Rochdale Canal presents a 
natural break, which allows a clear 
definition between existing building 
styles and the proposed design. This 
approach follows the emerging, highly 
contemporary architecture of New 
Islington.

4.5.5.3 The external appearance of 
the building has been carefully 
considered;	both	in	terms	of	its	
immediate context and through the 
interrogation of more distant vistas. 
It has been crafted so as to visually 
engage with the neighbouring listed 
mills without resorting to pastiche. 
The design concept is underpinned 
by a philosophical link to the mills 
through the use of the form and 
material choice, which is based on the 
Jacquard card. 

4.5.4 Massing

4.5.4.1 The neighbourhood surrounding the site has distinctive qualities.  The multiple 
heritage assets within the area demonstrate a variety of architectural styles, 
materials, scale and usage. This is a consequence of a history of change. It is 
an urban context that is characterised by the cycles of renewal, which reflect 
the fluctuations in economic and social spheres. 

4.5.4.2 The Ancoats Conservation Area is characterised by a mix of building scales, 
with domestic scale terraced housing lying in close proximity to massive 
cotton mills. As the site is outside of the Conservation Area it does not need 
to replicate its form. The scale of the proposed building cannot compete 
with that of the adjoining mills. Instead, the design strategy is to allow longer 
views to all three of the listed mills from the application site by creating a low, 
linear structure. However, the rectangular geometries and flat roof form of the 
proposed school will work well alongside the square and angular forms of the 
mills. While the scale of the building is much lower than the historic mills, it 
does not necessarily make it inappropriate to the local character.

4.5.4.3 The building is principally a two storey structure. However, the easterly aspect is 
articulated to provide a single storey element that is embellished by three clerestory 
roof structures. This architectural composition adds character to the massing and 
will ensure a distinctive frontage to the New Islington marina. The scale of these 
architectural volumes has been carefully articulated to relate well to the surrounding 
buildings and should provide a positive contribution to the skyline.

the school, so it is of great importance the design engages with the bridge. 
The reception and staff facilities are located adjacent to the main entrance. 
This is a pragmatic response to the needs of the school and will provide a 
natural surveillance opportunity. The kitchen and sports hall are also located 
adjacent to the entrance. 

 The classrooms are located in pairs either side of the internal street. Each 
classroom has access to toilets, cloakroom and store. A glass wall and door 
connects every classroom to the outside play areas. It is intended that pupils 
will queue outside of each of the ground floor classrooms before entering 
directly into them. An external canopy to the eastern elevation will provide 
shelter during inclement weather. This entrance strategy not only allows a 
legible and efficient circulation route, it also reinforces the use of the internal 
street as a teaching zone and not an access corridor.

 A stair is located at either end of the building to aid vertical circulation. A lift 
is also provided adjacent the entrance lobby, which provides access to the 
first floor by able and disable patrons alike. The first floor accommodates 4 
classrooms that benefit from views across the soft play areas to the south and 
a balcony access corridor that is cantilevered into the double height internal 
street. This connection to the street allows pupils on the ground and first floor 
to be visually connected so all pupils feel part of a greater whole.

 Also located on the first floor are specialist educational spaces that include an 
IT suite, immersive space and external learning terrace. The IT suite benefits 
from a large external terrace that will provide an opportunity for some external 
learning. The immersive space is a windowless room that incorporates 
projectors to the walls and floor. This space provides an important facility that 
can also be used to show films and be utilised for special sensory educational 
needs. The external learning terrace overlooks the marina and will provide an 
inspiring teaching space. It is partially covered so lessons can continue during 
inclement weather. As with the hall below, these spaces on the first floor may 
be used by the wider community outside of normal school hours.

4.5.3.6 The external areas are organised to provide a close relationship with the 
internal spaces. The primary hard play area is located parallel with the marina 
and opposite the classroom to the ground floor. This location benefits from the 
waterside aspect that will provide an inspiring educational environment. The 
soft play areas are located to the south of the site to maximise the exposure 
of the grass to the sun. A car park and associated road have been sited to 
the southern extreme of the site to minimize the pupils exposure to vehicular 
traffic. The car park, which accommodates 19 car spaces, is conveniently 
positioned in close proximity to the entrance and kitchens for ease of 
deliveries.

Jacquard Loom Jacquard Cards
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 A Jacquard loom is a mechanical loom, invented by Joseph Marie Jacquard, 
first demonstrated in 1801, that simplifies the process of manufacturing 
textiles with complex patterns. The loom was controlled by a “chain of 
cards”, a number of punched cards, laced together into a continuous 
sequence. Multiple rows of holes were punched on each card, with one 
complete card corresponding to one row of the design. Each position in the 
card corresponds to a “Bolus” hook, which can either be raised or stopped 
dependent on whether the hole is punched out of the card or the card is solid. 
The hook raises or lowers the harness, which carries and guides the warp 
thread so that the weft will either lie above or below it. The sequence of raised 
and lowered threads is what creates the pattern. A live display of a Jacquard 
loom is available at the Museum of Science and Industry. 

 The Jacquard loom and associated Jacquard card were used within many 
of the listed mills in Ancoats during the industrial revolution. Indeed, it is the 
success of these looms that enabled Ancoats to be the powerhouse it once 
was. During the 1960’s a housing estate occupied the area that is now New 
Islington. This was known as the Cardroom Estate, which owes its origin to 
the rooms within the Ancoats Mills that stored the Jacquard cards. Basing the 
design concept of the New Islington Free School on the Jacquard cards is very 
symbolic and will help root the building to the history of the neighbourhood.

4.5.5.4 The inspiration behind the building design is the Jacquard card. The linear 
forms of the punched cards are expressed in the layout of the building 
footprint. Furthermore, the proposed façade to the upper levels are clad in 
timber laminated panels to echo the Jacquard cards. This bold architectural 
expression will contrast with the lower levels, which are to be constructed 
from white architectural finished concrete panels. This material, which is very 
robust, will offer an aesthetic that is very distinctive and contemporary.

4.5.5.5 The analogy between the proposed design and the Jacquard card also 
underpinned the layout of the internal spaces and roofscape. A feature of 
the Jacquard card is a multiple row of holes punched on each card. This 
technique was adopted during the design process to organise the various 
teaching spaces into discrete holes and sequence of spaces. For each floor 
level the design team developed a Jacquard card that included punched 
holes to represent various spaces. Symbolically, if all of these Jacquard cards 
were laced together into a continuous sequence and feed through a Jacquard 
loom then the resultant design would be created.

4.5.5.6 The material palette of the design has been kept deliberately simple. The 
elevations are a combination of 3 materials. The lower levels are constructed 
from white architectural finished concrete panels. The upper levels are the 
highly symbolic timber laminated panels. The third material choice is a 
polyester powder coated window system. 

proposed elevations
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4.5.6 Landscaping

4.5.6.1 The provision of external spaces for Primary Schools is recommended by 
the EFA. However, the site geometry means the external areas will differ from 
the established guidelines tabulated within the Building Bulletin 99: Briefing 
Framework for Primary School Projects. The site footprint is 8,368m2. A typical 
2 form entry primary school for 420 pupils requires a minimum external area of 
7,040m2. Therefore, the site area is over-provided by 1,328m2.

4.5.6.2 The proposed external accommodation includes:
•	 Habitat	areas	 	 650.0m2
•	 Attenuation	pond	 1,272.6m2
•	 Soft	play	area	 	 1,989.8m2
•	 Hard	play	area	 	 1,051.5m2
•	 Car	park	and	road	 963.3m2
•	 Pathways	 	 865.7m2

 4.5.6.3 As the site area is larger than the recommended area stated in the Building 
Bulletin 99, the following external accommodation is currently over-provided by 
the following amount:
•	 Habitat	areas	 	 1,302.6m2
•	 Soft	play	area	 	 139.8m2
•	 Hard	play	area	 	 21.5m2

This over-provision is to the benefit of the New Islington Free School.

4.5.6.4 The proposal for external works has evolved throughout the design process, 
although the following key principles were established from the outset: 

•	 Hard	play	areas	located	parallel	with	the	New	Islington	Marina	to	provide	
waterside views

•	 Soft	play	areas	located	to	south	of	the	site	to	maximise	the	exposure	of	the	
grass to the sun

•	 Car	park	and	associated	road	located	to	the	southern	extremity	of	the	site	
to minimize the pupils exposure to vehicular traffic. 

•	 Car	park	to	be	conveniently	positioned	in	close	proximity	to	the	entrance	
and kitchens for ease of deliveries.

•	 Habitat	areas	to	be	located	on	all	sides	to	provide	a	soft	edge	to	the	site
•	 Security	fence	to	enclose	the	entire	site	for	child	and	asset	protection
•	 Single	pedestrian	entrance	point	for	security
•	 Single	vehicular	entrance	point	for	security
•	 Attenuate	rain	water	run-off	in	pond

4.5.6.5 The hard play areas are located parallel with the New Islington Marina to 
provide waterside views and an inspirational setting for young people. 
These play areas will be constructed of tarmac and surrounded by security 
fencing. The school may have an ambition to populate the play area with play 
apparatus and floor markings, but these works are currently excluded from 
this proposal.

4.5.6.6 The Soft play areas located to south of the site to maximise the exposure of 
the grass to the sun. These play areas are to be constructed of grass. The 
school may have an ambition to apply sports pitch markings to the grass, but 
these works are currently excluded from this proposal. 

4.5.6.7 Habitat areas are to be located on all sides of the site to provide a soft 
edge. In an effort to increase the sites bio-diversity, it is proposed to plant 
the habitat areas with wildflower seed. The school may have an ambition to 
form allotments and other planting programs, but these works are currently 
excluded from this proposal. The planting of 10 trees to the habitat area 
adjacent to the soft play area is proposed. This will help to demarcate the 
playing fields and encourage the protection of pupils from the near-by road. 

4.5.6.8 Of particular interest is the attenuation pond that is located within the habitat 
area to the south-east of the site. For the protection of pupils, this pond will 
be surrounded by a secure fence and associated gate so that access to this 
habitat area can be controlled by staff at all times. This pond is designed to 
provide a surface water discharge attenuation volume of around 115 cu m. WML 
Consulting have been appointed to undertake a study of surface water run-off 
and drainage issues. A copy of their report is included as part of this application.

4.5.6.9 A security fence is proposed to enclose the entire site perimeter for child 
and asset protection. This fence will meet the Securifor 358 standard as 
recommended in the Secure by Design report. The fence height is to be 1.8m 
to the north, east and western boundary. The existing ‘architectural’ fence 
to the southern boundary is to be retained as it forms an important feature 
of the Urban Splash interventions undertaken in the last few years. The 
perimeter fence is to be punctuated by a pedestrian gate to the northwest 
boundary at the foot of the pedestrian bridge. Although it is intended this gate 
provides the only pedestrian access to the site, it is proposed to provide an 
additional gate to the eastern boundary for emergency situations. The main 
pedestrian gate will be electronically operated and linked the main reception 
by voice and a video intercom system. In contrast, the additional gate will 
have a digitally operated lock. An electronically operated vehicular gate is to 
be located across the road at the eastern site boundary. This gate will help 
police the vehicular access strategy for the site. The vehicular gate will also be 
electronically operated and linked to the main reception by voice and a video 
intercom system.

 In addition to the perimeter fence, there are a number of other security fences 
within the site compound to help the school control and secure a number of key 
areas. These additional security measures will not meet the same security standard 
as the perimeter fence. The drawing opposite identifies all fencing provisions.

4.5.6.10 A car park and associated road is proposed to the southern extremity of the 
site to minimize the pupils exposure to vehicular traffic. This road has been 
designed by MCC and is to be constructed from tarmac.

4.7.3 Signage

Branded signage will be developed with the end-user client and is currently excluded 
from this application.
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proposed landscape plan
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6.1 General Access

Taking into account the proximal location of the site to a suite of major transportation 
hubs within New Islington, the proposed development site can be considered 
extremely accessible by all available modes of transport. A Framework Travel Plan 
and Transport Statement have been prepared by JMP Consultants Limited. These 
documents are submitted with this application.

6.2 Inclusive Access

The proposed development has applied inclusive design principles to both the external 
and internal environments in order to maximise access and egress for disabled people. 
In particular, the aim is to design an inclusive environment regardless of age, gender, 
ethnicity or disability.

The site is accessible to both vehicular and pedestrian traffic. All entrances will provide 
a level threshold between the external and internal finished floor levels. To facilitate 
internal movement within the building a Part M compliant lift and an ambulant disabled 
stair will provide access to the ground and first floors. 

The design team are committed to the principles of inclusive design and have 
developed a proposal that is accessible to all. The development has been designed to 
satisfy the provision for access as outlined in Part M of the Building Regulations.

6.3 Pedestrian Access

A travel survey of pupils currently attending the New Islington Free School was 
undertaken in July 2013. It identified that over 43% of the children live under a mile 
from the school, over 15% live within 2 miles, 20% live under 3 miles and just over 16% 
live within 4 miles of the school. As such, the use of sustainable modes to access the 
school is considered to be highly likely at the proposed location. As a consequence of 
a travel survey undertaken by the school, it was identified that the following modal splits 
could be expected:

•	 Parents	driving	pupils	to	school	/	drop	off	 45%
•	 Walking	 42%
•	 Public	Transport	/	Walking	/	Driving	combination	 8%
•	 Cycling	 5%

The school is participating in Green Miles and Miles Further Walk to School Week 
competitions, which will be held in March and October annually. Wherever possible 
the school integrates walking in to school trips and activities, hold school assemblies 
and classroom sessions that focus on sustainable travel and climate change and the 
history and benefits of cycling. Also, as the school builds to full capacity, it is expected 
that the number of families driving to school will decrease over the next three academic 
years. As a consequence, it can be seen that the school displays a high level of 

5.1 Summary of the Crime Impact Assessment

5.1.1 A Crime Impact Statement has been produced and included within the 
broader set of documents relating to this planning application and should be 
consulted in relation to risks and design considerations.

5.1.2 Consideration has been given to the physical security measures outlined in 
the Crime Impact Statement. The recommended features and standards will 
be incorporated into the scheme during the detailed design phase where 
possible.

sustainable travel at present, which will only benefit from the relocation of the temporary 
site to a more sustainable site.

In order to ensure the sustainable nature of the site, the proposed development has 
taken into account the accessibility of the site within its design. This has informed the 
location of the pedestrian entrance. It is proposed all pedestrian access to the school 
will be on the north-east side of the site, with pupils accessing the hard play area upon 
arrival at the school. As such, the desire lines to the building will be via the existing 
footbridge over the Rochdale Canal and via the Locks to the north of the existing 
Health Centre. In addition, some pupils may access the site via the footpath alongside 
the site entrance road, before accessing the school via the dedicated pedestrian gate, 
although these pupils will primarily be accessing the site from the bus and Metrolink 
stops to the east of the proposed site.

Although the application site is generously served by numerous footpaths from all 
sides, a key design principle has been to limit the pedestrian entrance to one location 
in an effort to provide a secure boundary.  This pedestrian gate is conveniently located 
adjacent the footpath along the Rochdale Canal and at the foot of the new pedestrian 
bridge that connects the development to Ancoats. Notwithstanding this, the design 
includes for a secondary pedestrian gate to the eastern boundary that is intended as 
an alternative means of escape only. This gate will only be operated at the discretion of 
the school during emergency situations and is not intended for regular use.

5.0 Secure by Design 6.0  Access
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6.0  Access

6.6 Servicing

At this stage of the design process, it is not possible to predict the number, frequency 
or type of goods vehicles that may require access to the building. 

The majority of vehicles servicing the building will be light goods vehicles, with a small 
number of movements by larger, rigid vehicles and refuse vehicles. All vehicular access 
to the site will be via a newly constructed road accessed from Old Mill Street to the east 
of the site. The design of the car park and adjoining road includes a generous turning 
head that can accommodate a large refuse vehicle. Consequently, all vehicles will be 
able to enter and exit the site in forward gear.

The refuse bins are located adjacent to the vehicular turning head for ease of access 
by the refuse delivery vehicles. This location, which is remote from the main body of the 
school, is beneficial as it will diminish anti-social behaviour and prevent fires occurring 
within the bins affecting the school property. It is proposed the refuse bins will be 
chained to an adjoining wall for added security. The refuse storage provision will be in 
accordance with BS5906:2005.

6.4 Cycle Facilities

In order to promote sustainable travel to and from the site, 25 Sheffield stands are 
to be provided adjacent the main pedestrian access to the site. These stands will 
accommodate 50 cycle spaces, which equates to 12% of the total number of pupils. 

Showering and changing facilities are proposed for staff use in an effort to promote 
cycling. 

6.5 Parking

JMP Consultants Limited has been commissioned by the client to undertake a 
Framework Travel Plan. This plan has been developed in close association with 
New Islington Free School and MCC Highways Department. It has considered the 
sustainable nature of the operation of the current temporary site and how this will be 
translated across to the application site.

The current site has deeply established sustainable transport parameters in which it 
operates on a day to day basis, and these are respected and adhered to by parents. 
Consequently, they have not impacted upon local residents and businesses on Jersey 
Street. As such, it is expected that these operational parameters will continue at the 
proposed site, which is in a more accessible location in terms of sustainable modes, 
routes and interchanges. In addition, the proposed site also has accessibility built 
into the design, with walking routes considered and incorporated into the pedestrian 
orientated design strategy. This strategy is supported by the Framework Travel Plan 
prepared by JMP Consultants Limited.

Given the desire by the school to provide a real emphasis on sustainable travel, there is 
no proposed vehicular drop-off within the site for parents. There is, however, provision 
for vehicular access within the site for exceptional situations. JMP Consultants 
Limited’s Framework Travel Plan identifies a detailed strategy for vehicular drop-off on 
neighbouring roads.

Safe Parking
Notwithstanding the above, the site will be served by a single road. This road, 
accessed from Old Mill Street to the east of the site, has been granted planning 
consent and these works are due to be completed by Manchester City Council in 
April 2014. This proposal aims to extend this road further into the site and serve a car 
park that can accommodate 19 car spaces, of which 2 spaces will be dedicated for 
disabled use. It is intended the car park will primarily be for staff use and for visitors 
who may use the school facilities outside of normal school hours. An electronically 
controlled vehicular gate is proposed across the road at the eastern site boundary. This 
gate will help police the use of the car park and perform an important security function. 
It is not intended for pedestrian use.

7.1 Conclusion

In summary, the contents of this document has described how:

•	 The	strategic	context	for	this	site	is	supported	by	a	strong	local	regeneration	and	
planning policy framework

•	 The	client	is	a	committed,	passionate	and	dedicated	body	enthused	about	
developing this proposal

•	 The	scheme	has	been	developed	from	a	sensitive	yet	ambitious	brief
•	 Due	diligence	has	been	applied	in	terms	of	a	response	to	the	historic	context	and	

surrounding heritage assets.
•	 Specific	analysis	has	been	undertaken	with	regard	to	the	heritage	significance	of	the	

existing buildings, and those within the surrounding area.
•	 An	extensive	and	experienced	design	team	has	been	appointed	and	investigated	

a series of alternative options for the site to ensure the optimum design has been 
achieved

•	 There	is	an	aspiration	to	develop	a	coordinated	approach	through	regular	
consultation with relevant parties

•	 The	design	has	been	considered,	specifically	in	relation	to	Circular	01/06,	with	
regards use, amount, scale, layout, elevational treatment, appearance and 
materiality

•	 The	proposal	will	be	accessible	to	all	and	meet	or	exceed	national	and	regional	
legislation

•	 The	scheme	will	be	sustainable	and	promotes	this	approach	with	regard	to	transport	
and servicing infrastructure

•	 The	proposal	has	secured	funding	by	EFA	and	is	capable	of	being	completed	by	
December 2014

7.0  Conclusion
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