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1. PRECIS

Muller Property Group (the Applicant) has commissioned Nexus Heritage to prepare a
Heritage Statement (hereafter the Statement) for an area of land at Manchester Old Road,
Middleton (hereafter the 'Site') for which planning permission is being sought for residential
development.

The Site includes a derelict and unused built structure complex - Parkfield House - areas of
tarmacadam hardstanding previously used for car-parking, landscaping and perimeter
boundary treatments in the form of stone-built walls and steel palisade security fencing

It is understood that the Council wishes to understand the implications of the proposed
development for the built heritage environment — including designated and non-designated
heritage assets. Accordingly, the Applicant has arranged for the preparation of a Heritage
Statement in order to inform the relevant parties.

In order to comply with the Applicant's brief (and national and local planning policies) the
intent is to ensure that an adequate Statement is prepared.

The Statement is divided into two components:

A Heritage Significance Statement— describing the significance of the heritage asset(s) which
would be affected by the proposed development.

A Heritage Impact Assessment — to assist the decision-making process by providing
objective and robust assessment of the proposed development in terms of impacts (positive
or negative) on the significance of the heritage asset(s).

This Statement has been undertaken in compliance with the English Heritage document
Conservation Principles — Policies and Guidance for the Sustainable Management of the
Historic Environment (2008) and the Historic England documents 7he Setting of Heritage
Assets. Historic Environment Good Practice Advice in Planning. 3 (Second Edition, 2017) and
Statements of Heritage Significance: Analysing Significance in Heritage Assets - Historic
England Advice Note 12 (2079)

Based on research undertaken for the Statement, this report highlights any potential direct
and indirect impacts to the relevant heritage assets.

Nexus Heritage reserves the right to amend, add or remove any elements of this document
to respond to the publication of any new evidence, policy, guidance, etc. This report and
related materials have been prepared for the sole use of the specified Client in response to
an agreed brief, for a stated purpose and at a particular time and its application must be made
accordingly. No duty of care extends to any other party who may make use of the information
contained herein.

3600.R07a: Land at Manchester Old Road, Middleton Heritage Statement
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2.

INTRODUCTION

Purpose

The aims of the Heritage Statement are to

3600.R07a: Land at Manchester Old Road, Middleton

Understand the form, materials and history of the relevant heritage asset(s)
Understand the significance of the relevant asset(s)

Understand the impact of the proposal on significance

Explore measures to avoid, minimise and mitigate any negative impact
Explore opportunities to better reveal or enhance significance (if feasible)

Present the outputs in a report

March 2023
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3. LOCATION OF THE PROPOSED DEVELOPMENT SITE

Location

The Site is situated to the north of Manchester Old Road in Middleton, in the Borough of
Rochdale, Greater Manchester (Fig. 1).

The Site is centred, approximately, at National Grid Reference SD 86276 05572 (Fig. 2) and
extends to an area of ¢. 11,279.4m? (1.127ha).

3600.R07a: Land at Manchester Old Road, Middleton Heritage Statement
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Reproduced from the 2019 Ordnance Survey Open Data mapping with the pemssion |, ==
of Dranance Survey on behalf of The Controller of Her Majesty's Stationery Office
© Crown copyright Noxus Heritage SRI Lid 100048548
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Figure 2: Site Plan
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4. LEGISTLATIVE AND PLANNING POLICY BACKGROUND

Legislation

At the national level, the principal legislation governing the protection and enhancement of
the cultural heritage of the built environment is the Planning (Conservation Areas and Listed
Buildings) Act 1990.

The Act sets out the legislative framework within which works and development affecting
Listed Buildings and Conservation Areas must be considered. This states that:-

“In considering whether to grant planning permission for development which affects a listed
building or its setting, the local planning authority or, as the case may be, the Secretary of
State shall have special regard to the desirability of preserving the building or its setting or
any features of special architectural or historic interest which it possesses” (s66(1))

“In the exercise, with respect to any buildings or other land in a conservation area, of any
[functions under or by virtue of] any of the provisions mentioned in subsection (2), special
attention shall be paid to the desirability of preserving or enhancing the character or
appearance of that area.” (s72(1))

The Site is within the Manchester Old Road Conservation Area and is adjacent to (and within
the setting) of a Listed Building - War Memorial, Perimeter Walls and Loggia, Garden of
Remembrance, Manchester Old Road, Middleton (NHE ref. 1415410). Therefore, s66(1) and
s72(1) of the Planning (Conservation Areas and Listed Buildings) Act 1990 are engaged.

The demolition of certain structures within a Conservation Area which are not Listed Buildings
requires planning permission as per the Enterprise and Regulatory Reform Act, 2013. A non-
Listed Building in a Conservation Area is not to be demolished without the consent of the local
planning authority Schedule 17 —Heritage Planning Regulation, Section 196D confirms it is
an offence to fail to obtain planning permission for demolition of unlisted etc. buildings in
conservation areas in England. The relevant clauses of Section 196D are:

(1)It is an offence for a person to carry out or cause or permit to be carried out relevant
demolition without the required planning permission.

(2)It is also an offence for a person to fail to comply with any condition or limitation subject
to which planning permission for relevant demolition is granted.

(3)In this section “relevant demolition” means the demolition of a building that—
(a)is situated in a conservation area in England; and

(b)is not a building to which section 74 of the Planning (Listed Buildings and Conservation
Areas) Act 1990 does not apply by virtue of section 75 of that Act (listed buildings, certain
ecclesiastical buildings, scheduled monuments and buildings described in a direction of the
Secretary of State under that section).

National Planning Policy

Various principles and policies related to heritage assets are set out in the NPPF (July 2021
edition) which guide local planning authorities with respect to the wider historic environment.

The following paragraphs from the NPPF are particularly relevant and are quoted in full:

3600.R07a: Land at Manchester Old Road, Middleton Heritage Statement
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“Achieving sustainable development means that the planning system has three overarching
objectives, which are interdependent and need to be pursued in mutually supportive ways (so
that opportunities can be taken to secure net gains across each of the different objectives):

c) an environmental objective — to protect and enhance our natural, built and historic
environment; ....” Para 8.

For decision-taking this means.

c) approving development proposals that accord with an up-to-date development plan
without delay, or

d) where there are no relevant development plan policies, or the policies which are most
important for determining the application are out-of-date, granting permission unless.

1. the application of policies in this Framework that protect areas or assets of particular
importance provides a clear reason for refusing the development proposed, or

I. any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the policies in this Framework taken as a whole." Para. 11

“In determining applications, local planning authorities should require an applicant to
describe the significance of any heritage assets affected, including any contribution made by
their setting. The level of detail should be proportionate to the assets’ importance and no
more than is sufficient to understand the potential impact of the proposal on their
significance. As a minimum the relevant historic environment record should have been
consulted and the heritage assets assessed using appropriate expertise where necessary”.
Para. 194.

“Local planning authorities should identify and assess the particular significance of any
heritage asset that may be affected by a proposal (including by development affecting the
setting of a heritage asset) taking account of the available evidence and any necessary
expertise. They should take this into account when considering the impact of a proposal on a
heritage asset, to avoid or minimise any conflict between the heritage asset’s conservation’
and any aspect of the proposal”. Para. 195.

“In determining applications, local planning authorities should take account of:

a) the desirability of sustaining and enhancing the significance of heritage assets and putting
them to viable uses consistent with their conservation,

b) the positive contribution that conservation of heritage assets can make to sustainable
communities including their economic vitality; and

c) the desirability of new development making a positive contribution to local character and
distinctiveness”. Para. 197.

“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 (and the more
important the asset, the greater the weight should be). This is irrespective of whether any
potential harm amounts to substantial harm, total loss or less than substantial harm to its

1 Conservation is the process of managing change (not preventing it) and a formal assessment process and its
consideration by the decision taker with respect to impact can contribute to the application of great weight.
3600.R07a: Land at Manchester Old Road, Middleton Heritage Statement
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significance”. Para. 199.

“Any harm to, or loss of, the significance of a designated heritage asset (from its alteration
or destruction, or from development within its setting), should require clear and convincing
Justification. Para. 200

I/t should be noted that substantial harm is a high test which has been held to be “tantamount
to destruction”

Where a proposed development will lead to substantial harm to (or total loss of significance
of) a designated heritage asset, local planning authorities should refuse consent, unless it
can be demonstrated that the substantial harm or total loss is necessary to achieve
substantial public benefits that outweigh that harm or loss, or all of the following apply:

a) the nature of the heritage asset prevents all reasonable uses of the site; and

b) no viable use of the heritage asset itself can be found in the medium term through
appropriate marketing that will enable its conservation, and

¢) conservation by grant-funding or some form of not for profit, charitable or public ownership
/s demonstrably not possible; and

d) the harm or loss is outweighed by the benefit of bringing the site back into use. Para. 201

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, where appropriate, securing its optimum viable use. Para. 202

The effect of an application on the significance of a non-designated heritage asset should be
taken into account in determining the application. In weighing applications that directly or
indirectly affect non-designated heritage assets, a balanced judgement will be required
having regard to the scale of any harm or loss and the significance of the heritage asset. Para
203.

Local Planning Policy

With respect to local planning policy the Rochdale Adopted Core Strategy, 2016, policy P2
applies, particularly clauses ii and iv of limb 2.

P2 - Protecting and enhancing character, landscape and heritage

1. We will protect and enhance the borough'’s character, the distinctiveness of its town
centres, housing areas and countryside, and the qualities of its landscapes, utilising the
considerable potential of these assets in development and regeneration schemes. We will do
this by:

a. Requiring new development to integrate successfully with the key natural features of the
borough, e.q. river valleys and the Pennine landscape,

2 (Bedford v SOS and Nuon [2013] EWHC 2847 (Admin)). However, Planning Practice Guidance

(https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment) notes that /n determining
whether works to a listed building constitute substantial harm, an important consideration would be whether the

adverse impact seriously affects a key element of its special architectural or historic interest. It is the degree of
harm to the asset’s significance rather than the scale of the development that is to be assessed. It continues to

observe that even minor works have the potential to cause substantial harm, depending on the nature of their
Impact on the asset and its setting.

3600.R07a: Land at Manchester Old Road, Middleton Heritage Statement
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b. Requiring new development to take opportunities to protect and open up important views
of hills and valleys which are part of the borough’s unique character;

c. Restoring the River Roch and other water bodies to their place as key and attractive
features of the borough, including opening up waterways where they have been covered, and
enhancing their setting, heritage assets and biodiversity potential,

d. Protecting, enhancing and utilising outstanding cultural landscapes, such as the Cheesden
Valley area and around Littleborough and Hollingworth Lake; and

e. Conserving and enhancing townscape character.
2. We will protect the borough'’s heritage by quality

a. Conserving, enhancing and promoting key heritage assets, both statutory and non-
statutory, including consideration of their wider settings.

Key heritage assets of the borough include:

1. Four outstanding conservation areas: Central Rochdale, Middleton and Littleborough town
centres and Rock Nook / Summit;

II. Other designated assets such as listed buildings, conservation areas, registered parks and
scheduled ancient monuments;

iil. The heritage of the Co-operative movement, the Rochdale Pioneers and the Labour
movement;

Iv. The Edgar Wood and J. H. Sellers cultural heritage,
v. The heritage of the seventeenth and eighteenth century vernacular tradition, and

vi. The engineering heritage, including mills, canals and railways.

The Middleton Town Centre Masterplan

The Council published its Town Centre Masterplan in 2022 and identified the Site as a
location for proposed changes. Parkfield House and its grounds/car parking provision are
identified in the Masterplan as a key opportunity location for development

3600.R07a: Land at Manchester Old Road, Middleton Heritage Statement
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5. RELEVANT HERITAGE ASSET BASELINE

Assessment Area

The following section is a summary of the built environment heritage evidence within a 500m
radius of the Site; this area is referred to as the ‘Assessment Area’. A buffer of 500m is
considered sufficient to consider not only direct impacts to the built-environment
components of the Site arising from the proposed development, but also indirect effects to
the significance of designated and non-designated heritage assets beyond the Site's
boundaries which may arise due to changes in their settings as a consequence of Site
redevelopment.

The data collected is considered to provide a good indication of the location, character,
distribution and condition of built environment heritage assets within and in the vicinity of the
Site and helps define significance. The locations of the identified designated assets within
the Assessment Area are shown in Figure 3 below and are also detailed in a gazetteer
(Appendix A). The location of the non-designated heritage assets within the Assessment Area
are shown in Figure 4 below and are also detailed in a gazetteer (Appendix B).

Records for the Relevant Heritage Assets
Designated Heritage Assets
e The Manchester Old Road Conservation Area

e  War Memorial, Perimeter Walls and Loggia, Garden of Remembrance, Manchester Old
Road, Middleton (Grade Il Listed Building, NHLE ref. 1415410)

e  Alkrington Hall (Grade II* Listed Building, NHLE ref. 1068499)
e  Church of the Holy Trinity, Archer Park (Grade Il Listed Building, NHLE ref. 1417026)
e Lever Bridge, over River Irk (Grade Il Listed Building, NHLE ref. 1068500)

There is no readily available Conservation Area Appraisal or Conservation Area Management
Plan for Manchester Old Road Conservation Area but it is understood that the Conservation
Area, was designated through an urgent designation procedure in 2010 (in response to the
threat of demolition of a Victorian villa, Broomfield, no. 151 Manchester Old Road). The
boundary of the Conservation Area was expanded in 2011, bringing the Site within the
Conservation Area.

The compact Conservation Area occupies an area of ¢. 54,354.9m2 (5.436ha), either side of
Manchester Old Road. An analysis of the Conservation Area has been prepared in order to
inform the application (Archiscape 2023a - Manchester Old Road Conservation Area &
Adjoining Neighbourhoods - Character Study) and this Heritage Statement should be read in
conjunction with the Character Study.

Historically, Manchester Old Road was the Manchester and Oldham Turnpike and provided a
communication route between Manchester and Oldham, via Middleton. The Conservation
Area was, historically part of the open countryside between Middleton and Rhodes —a village
and chapelry containing the massive calico printing-works. The only built form in the
Conservation Area in the mid-19" century were the two mansions of Parkfield House and
Lime Field.

3600.R07a: Land at Manchester Old Road, Middleton Heritage Statement
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Parkfield House was probably built during the later 18" century and by 1848 was the
residence of Thomas Ashton JP in 1848. It was a country house in a formal garden with lawns,
kitchen garden, glasshouses, parkland, stables, coach-house, utility buildings and fields. The
complex was used as Middleton Town Hall for a period but was demolished in 1978. The
boundary wall and entrance gate posts to Manchester Old Road survived the demolition
process and remain extant. It should be noted that the boundary wall, for much of its length
is in generally good condition. However, there is evidence of deformation, joint separation and
stone displacement in the wall opposite 177 Manchester Old Road. These problems (Betts
Associates S1/MPG/02/CSB/LM/1.0/104/R2).

By the late 19t century the suburban expansion of Middleton to the west had encroached into
the previously undeveloped land along Manchester Old Road. Interestingly the built form of
dwellings includes terraced, semi-detached and detached residences and it is this building
stock which provides much of the character of the Conservation Area.

In contrast to the late 19" and early 20t century houses, the Conservation Area also contains
Parkfield House, completed in 1965 as the new Town Hall. The Council has identified Parkfield
House as non-designated heritage asset and further details on it are provided below.

The listing descriptions for the War Memorial (Grade Il Listed Building, NHLE ref. 1415410),
Alkrington Hall (Grade II" Listed Building, NHLE ref. 1068499), Church of the Holy Trinity,
Archer Park (Grade Il Listed Building, NHLE ref. 1417026) and Lever Bridge, over River Irk
(Grade Il Listed Building, NHLE ref. 1068500) are provided at Appendix A.

Non-Designated Heritage Assets

The Council maintains a list of Non-Designated Heritage Assets which it believes have some
significance to local heritage by making important contributions to local distinctiveness,
settlement formation, traditional character or history of the borough but do not meet the
criteria for designation. Assets are assigned non-designated status in line with selection
criteria - architectural significance, historical significance, positive contribution and designed
landscape.

The Council's list of non-designated heritage assets includes the following:
114 Manchester Old Road (Clever Cloggs Nursery)

The Pavilion, 120 Manchester Old Road, (Lyndhurst Care Assisted Living Residence)
Limefield Leisure Park Utility Building

Parkfield House

127 Manchester Old Road

127a Manchester Old Road

129 Manchester Old Road

131 Manchester Old Road

131a Manchester Old Road

133-137 Manchester Old Road, (Peterloo Medical Centre)

139 Manchester Old Road

3600.R07a: Land at Manchester Old Road, Middleton Heritage Statement
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141 Manchester Old Road
143 Manchester Old Road
145 Manchester Old Road
147 Manchester Old Road
149 Manchester Old Road
151 Manchester Old Road
153 Manchester Old Road
155 Manchester Old Road
157 Manchester Old Road
159 Manchester Old Road
161 Manchester Old Road
163 Manchester Old Road
165 Manchester Old Road
167 Manchester Old Road
169 Manchester Old Road
171 Manchester Old Road
173 Manchester Old Road
175 Manchester Old Road
177 Manchester Old Road
179 Manchester Old Road
2 Broomfield Park

3 Broomfield Park

4 Broomfield Park

As Parkfield House is on the Site it merits some detailed consideration.

It is an incongruous, imposing four storey block on a symmetrical and proportional I'-shaped
footprint. It has a retro-fitted pitched and hipped steel roof, not visible from ground level,
additional rainwater downpipes and replacement window frames. It brings some urban drama
to the Site and gains further height with roof-top structures in the form of the projecting lift
shaft over-run, water tank room, and sky-lights to stairwells. The elevation to the roof is
92.72m AoD.

It was designed by Lyons Israel and Ellis, an architectural practice renowned for favouring the
brutalist style for its commissions. Three of their most lauded works are the School of
Engineering & Science, London, the annex to the Old Vic Theatre, London and Wyndham Court,
Southampton — all three of which are Listed Buildings. A They are nationally recognised
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practice which embraced Brutalism, a particular sub-set of modernism which employed
industrial philosophy and techniques to provide social infrastructure. As its name suggests,
the style is 'brutal’ in its lack of decoration and stark expression of material, often large
amounts of concrete. Whilst it is unpopular with some, others believe that “it takes a degree
of sophistication to see the humanism in poured concrete, in spite of the very substantial
amount of handicraft involved in sawn board shuttering.” It is this sawn board shuttering
technique which is used on the former town hall, where the concrete is given an imprint from
the timber boards used in its construction. Tom Ellis had a reputation as an accomplished
exponent of this technique, creating a ‘white concrete' finish. Although the windows have
been replaced, the building maintains some architectural interest, but its original floor plan
has been amended by the construction of a single-storey, part wrap-around extension, which
extends the I'-shaped footprint.

Parkfield House was last occupied by Chubb Alarms, but has been vacant for several years
and has been vandalised internally. A structural appraisal (Betts Associates
S1/MPG/02/CSB/LM/1.0/104/R1) provides some photographs of the interior and structural
details.
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Figure 3: Location of Designated Built Environment Heritage Assets with 500m of the Site.
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Fig 4: Location of Non-Designated Built Environment Heritage Assets within 500m of the Site
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Map Regression Analysis

A rapid review of a selection of 19" and 20" century mapping shows the evolution of the Site
and it broader landscape over a period of some 145 years.

One of the first available cartographic sources for the area is the Tithe Map, more formally
titled Plan of the Township of Middleton, in the Parish of Middleton in the County of Lancaster,
1839 (Fig. 6) which shows the Site ranging over there individual land parcels, one of which
contains Parkfield House, a smaller and separate range to the north and a third, small
structure a distance to the north-east.

The Ordnance Survey Map, Lancashire, Sheet XCVI, 6 inches to 1 mile, Surveyed 1844-1845,
Published 1848 (Fig. 7) shows the Parkfield House complex comprising eight individual
buildings structures and what appears to be formal gardens to the west.

Ordnance Survey Map, Lancashire, Sheet XCVI.7, 25 inch to the mile, Surveyed 1889 to 1891,
Published 1893 (Fig. 8) shows changes to the Parkfield House complex. The large structure
to the north and close to Parkfield House has been demolished and what appears to be a large
stable and coach house block arranged in H-shaped plan-from has been built to the north-
eats of the House. The orthogonally laid formal gardens remain to the west and include glass-
houses. On the south side of Manchester Road semi-detached and detached villas of the late
Victorian period (including the Edgar Wood designed 161-163 Manchester Old Road) have
been built showing the expansion of suburban Middleton westwards.

The Ordnance Survey Map, Lancashire, Sheet XCVI.7, 25 inch to the mile, Surveyed 1907,
Published 1909 (Fig. 9) is a less sophisticated projection and shows no changes to the Site,
but the dwelling Lyndhurst (now known as the Pavilion, 120 Manchester Old Road) has been
constructed to the east of the Site.

Ordnance Survey Map, Lancashire, Sheet XCVI.7, 6 inches to the mile, Surveyed 1915,
Published 1923 (Fig. 10) shows no changes to the Site, and the surroundings appears to have
remained static since 1909.

Ordnance Survey Map, Lancashire, Sheet XCVIL.7, 25 inch to the mile, Surveyed 1932,
Published 1934 (Fig. 11) shows no changes to the Site and few changes to the surroundings
but the Edgar Wood designed 165-167 Manchester Old Road has been constructed.

The Ordnance Survey Map, 1:2,500, 1968 (Fig. 12) highlights fundamental changes to the Site
and the surroundings. Within the Site, Parkfield House has been constructed and is labelled
as Municipal Office. To the north of the Municipal Office there are two buildings in the north-
western corner of the Site. Once of these is an electricity sub-station which remains on Site.
Parkfield House is identified as the Town Hall. The Parkfield House gardens have been swept
away for Parkfield House and the earlier construction of the War Memorial/Garden of
Remembering. To the north of Parkfield House, in the north-eastern corner of the Site a
playground complete with Public Conveniences has been laid out. To the west the Parkfield
Drive a residential estate has been constructed and to the south Alkrington Park Road has
been established and dwellings constructed on its eastern side. To the west of 165-167
Manchester Old Road three pairs of semi-detached houses have been built.

The Ordnance Survey Map, 1:10,000, 1984 (Fig. 13) confirms the demolition (in 1978) of
Parkfield House.
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Fig 6: Plan of the Township of Middleton, in the Parish of Middleton in the County of Lancaster, 1839 (Tithe Map)
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Fig 7: Ordnance Survey Map, Lancashire, Sheet XCVI, 6 inches to 1 mile, Surveyed 1844-1845, Published 1848
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Fig 8: Ordnance Survey Map, Lancashire, Sheet XCVI.7, 25 inch to the mile, Surveyed 1889 to 1891, Published
1893
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Fig 9: Ordnance Survey Map, Lancashire, Sheet XCV1.7, 25 inch to the mile, Surveyed 1907, Published 1909
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6. SITE CONDITIONS

A walk-over survey of the Site's context and approaches and a walk-over of the Site were
undertaken on the 4 Nov. 2022 in bright weather conditions with moderate visibility.

The locations from which the photographs were taken and directions of view are shown in
Figures 14 and 15. Supplementary photographs have been added from Google StreetView.
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Plate 1: Sightline to the west along Manchester Old Road from the eastern boundary of the Manchester Old Road
Conservation Area. The Site is not visible from this location within the approaches

Plate 2: Sightline to the west along Manchester Old Road within the Manchester Old Road Conservation Area. The
Site is not visible from this location within the approaches. The double fronted white-rendered building to the right
is 114 Manchester Old Road (a non-designated heritage asset) which makes a substantial contribution to the
Conservation Area.
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Plate 3: Sightline to the south-west from Manchester Old Road towards a residential terrace comprising. 127
Manchester Old Road, 127a Manchester Old Road, 129 Manchester Old Road, 131 Manchester Old Road and 131a
Manchester Old Road. All of these dwellings are non-designated heritage assets which make a substantial
contribution to the Conservation Area.

Plate 4: Sightline to the south-west from Manchester Old Road showing 133-137 Manchester Old Road, (Peterloo
Medical Centre) all of which are non-designated heritage assets which make a substantial contribution to the
Conservation Area.
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Plate 5: Sightline to the west along Manchester Old Road. The sylvan margins and stone boundary wall of the
Site's southern boundary are just visible in the far distance. The dwellings of 139 Manchester Old Road, 141
Manchester Old Road, 143 Manchester Old Road, 145 Manchester Old Road, 147 Manchester Old Road and 149
Manchester Old Road are all non-designated heritage assets and are glimpsed behind their boundary walls,
hedges and shrubs.

Plate 6: Sightline to the west along Manchester Old Road. The sylvan margins and stone boundary wall of the
Site's southern boundary are visible in the mid-ground to the right. The double-frotnted detached dwelling of 151
Manchester Old Road (Broomfield) is glimpsed behind its boundary wall and hedge.
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Plate 7: Sightline to the south- west from Manchester Old Road highlighting 149 Manchester Old Road and the
double-fronted detached dwelling of 151 Manchester Old Road (Broomfield) is glimpsed behind its boundary wall
and hedge.

Plate 8: Sightline to the west along Manchester Old Road. The curve of the road prevents sight of the Site's
boundary wall but the dwellings of 153 Manchester Old Road, 155 Manchester Old Road, 157 Manchester Old
Road, 159 Manchester Old Road, 161 Manchester Old Road, 163 Manchester Old Road, 165 Manchester Old Road,
167 Manchester Old Road, 169 Manchester Old Road and 171 Manchester Old Road are visible on the southern
side of the thoroughfare. All of these are non-designated heritage assets.
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Plate 9: Sightline to the north showing the south-facing and east-facing elevations of the Limefield Leisure Park
utility building (non-designate heritage asset).

Plate 10: Sightline to the north-west shoeing the south-facing and east-facing elevations of the Limefield Leisure
Park utility building (non-designate heritage asset) and also highlighting the jerkinhead roof.
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Plate 11: Sightline to the south —west showing the north-facing and east-facing elevations of the Limefield
Leisure Park utility building (non-designate heritage asset). The northern elevation comprises a gable-ended
single-storey extension with pitched roof.

Plate 12: Sightline to the south-west across the Limefield Leisure Park towards the Site. The edifice of Parkfield
House (non-designated heritage asset) is skylined.
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Plate 13: Sightline to the south across the Limefield Leisure Park towards the Site. The edifice of Parkfield House
(non-designated heritage asset) is skylined.

Plate 14: Sightline to the south across the Limefield Leisure Park towards the Site. The edifice of Parkfield House
(non-designated heritage asset) is skylined.
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Plate 15: Sightline to the south-south-east across the Limefield Leisure Park towards the Site. The edifice of
Parkfield House (non-designated heritage asset) is skylined.

Plate 16: Sightline to the south- east across the Limefield Leisure Park towards the Site. The edifice of Parkfield
House (non-designated heritage asset) is skylined.
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Plate 17: Sightline to the south- east across the Limefield Leisure Park towards the Site. The edifice of Parkfield
House (non-designated heritage asset) is skylined.

Plate 18: Sightline to the east from Manchester Old Road towards the double-fronted detached dwelling of 151
Manchester Old Road (Broomfield)
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Plate 19: Sightline to the south into Broomfield Park in which the non-designated heritage assets of 2, 3 and 4
Broomfield Park can be found.

Plate 20: Sightline to the south-west along Manchester Old Road showing the dwellings of 153 Manchester Old
Road, 155 Manchester Old Road, 157 Manchester Old Road, 159 Manchester Old Road, 161 Manchester Old Road,
163 Manchester Old Road, 165 Manchester Old Road and 167 Manchester Old Road all of which are non-
designated heritage assets.
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Plate 21: Sightline to the south-west along Manchester Old Road showing the dwellings of 161 Manchester Old
Road, 163 Manchester Old Road, 165 Manchester Old Road and 167 Manchester Old Road (non-designated
heritage assets) which were designed by Edgar Wood. 161-163 Manchester Old Road dates to 1887 and the
adjacent 165-167 dates to c. 1912 and the two pairs of semi-detached dwellings appear to bookend his career.

Plate 22: Sightline to the south-west from Manchester Old Road highlighting 165 Manchester Old Road and 167
Manchester Old Road (non-designated heritage asset) which was designed by Edgar Wood and built ¢. 1912
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Plate 23: Sightline to the north-east from the intersection of Alkrington Park Road and Manchester Old Road. The
Site’s sylvan margins and stone-built boundary wall are visible to the left. The frontages of dwellings 169
Manchester Old Road, 171 Manchester Old Road, 173 Manchester Old Road, 175 Manchester Old Road, 177
Manchester Old Road and 179 Manchester Old Road which are all non-designated heritage assets, are also visible.

Plate 24: Sightline to the north from Manchester Old Road showing the Site's sylvan margins and the discontinuity
in the boundary wall treatment along the northern side of Manchester Old Road. There are six courses of ashlar
blocks (of variable depths) surmounted by pitched stone coping to the Site and, to the east, sneck-built
construction with flat concrete coping slabs.
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Plate 25: Sightline to the north from Manchester Old Road highlighting the relict bell-mouth entrance to Parkfield
House from which the carriage drive extended towards the dwelling and stables/coach house. There are four
pillars, the gap between the central pair of which provides affordance to the Site. The south-facing elevation of
Parkfield House is skylined behind.

Plate 26: Sightline to the north from Manchester Old Road highlighting the pedestrian entrance to the War
Memorial, including Perimeter Walls and Loggia, Garden of Remembrance (Grade Il Listed Building, NHLE ref.
1415410). Parkfield House is skylined behind.
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Plate 27: Sightline to the north within the War Memorial (Listed Building). Parkfield House is skylined behind.

Plate 28: Sightline to the north-east within the War Memorial (Listed Building). Parkfield House is skylined behind.
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Plate 29: Sightline to the south within the War Memorial (Listed Building).

Plate 30: Sightline to the east within the War Memorial (Listed Building) showing a gate within the security fencing
separating the War Memorial from the Site.
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Plate 32: Sightline to the north from the War memorial (Listed Building). Parkfield House is skylined behind.
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Plate 33: Sightline to the east along Manchester Old Road on the approach to the western limits of the Manchester
Old Road Conservation Area. The Site (and Parkfield House) are not visible.

Plate 34: Sightline to the east along Manchester Old Road on the approach to the western limits of the Manchester
Old Road Conservation Area. The Site (and Parkfield House) are not visible.
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Plate 35: Sightline to the east along Manchester Old Road on the approach to the western limits of the Manchester
Old Road Conservation Area. The Site (and Parkfield House) are not visible.

Plate 36: Sightline to the east along Manchester Old Road on the approach to the western limits of the Manchester
Old Road Conservation Area. The Site is not visible but the upper portions of Parkfield House are visible.
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Plate 37: Sightline to the east along Manchester Old Road on the approach to the western limits of the Manchester
Old Road Conservation Area. The Site is not visible but the upper portions of Parkfield House are visible. The
boundary wall and entrance to the War memorial are prominent and mark the western boundary of the
Conservation Area.

Plate 38: Sightline to the north-east towards the Site from the Lime Field. The tree-cover partially obscures
Parkfield House
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Plate 40: Sightline to the north-east towards the Site from the Lime Field. The tree-cover partially obscures
Parkfield House.
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Plate 41: Sightline to the north from the PRoW leading into Alkrington Park Road. The boundary wall and sylvan
margins to the Site's southern boundary are visible.

Plate 42: Sightline to the north from the PRoW leading into Alkrington Park Road. The boundary wall and sylvan
margins to the Site's southern boundary are visible.

3600.R01a: Land at Parkfield House, Middleton Heritage Statement
March 2022 51



Plate 43: Sightline to the north from the PRoW leading into Alkrington Park Road. The boundary wall and sylvan
margins to the Site's southern boundary are visible.
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Fig 15: Photograph Index Plan (Site)
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Plate 44: Sightline to the west showing the east-facing elevation of the four-storey Parkfield House (non-
designated heritage asset)

Plate 45: Sightline to the west showing the east-facing elevation of the four-storey Parkfield House (non-
designated heritage asset) through the on-Site landscaping.
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Plate 46: Sightline to the north-west showing the east-facing and south-facing elevations (and the single-storey,
flat roof extension) of Parkfield House (non-designated heritage asset).
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Plate 47: Sightline to the south-west towards the east-facing and north-facing elevations (and flat roof extension)
of Parkfield House (non-designated heritage asset).
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Plate 48: Sightline to the west showing the single-storey flat roof extension to the south-facing elevation of
Parkfield House (non-designated heritage asset).

Plate 49: Sightline to the south-west across the Parkfield House car park. Dwellings (non-designated heritage
assets) on the southern side of Manchester Old Road are back-clothed in the mid-ground and on the horizon line
the north-facing elevation of Alkrington Hall (Grade I1* Listed Building, NHLE ref. 1068499) is skylined.
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Plate 50: Sightline to the south-west across the Parkfield House sylvan margins towards dwellings (non-
designated heritage assets) on the southern side of Manchester Old Road which are back-clothed in the mid-
ground.

Plate 51: Sightline to the east across areas of hardstanding car-parking and landscaping at Parkfield House
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Plate 53: Sightline to the north-east across the Site's boundary fence towards the War Memorial (Grade Il Listed
Building, NHLE ref. 1415410).
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Plate 54: Sightline to the south-west towards the relict entrance to Parkfield House from which the carriage drive
extended towards the dwelling and stables/coach house. There are four pillars, the gap between the central pair
of which provides affordance to the Site.

Plate 55: Sightline to the north-east showing the detail of the western-most pillar and its articulation with the
boundary wall of the War memorial (Grade I* Listed Building, NHLE ref. 1415410)
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Plate 56: Sightline to the south-west showing detail of the finely tooled and chamfered eastern gate pillar with
cast-iron gate post with surviving pintle affixed to the ashlar stonework. Brick-backing to the boundary wall also
visible.
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Plate 57: Sightline to the west showing detail of the finely tooled and chamfered western gate pillar Note rough-
tooling to panels of the ashlar faces of wall behind to provide a rusticated effect.
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Plate 58: Sightline to the inscribed name ‘Parkfield’ on the eastern gate pillar.
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7. SIGNIFICANCE OF THE RELEVANT HERITGAE ASSETS

Not every heritage asset is provided with a detailed record of significance by local or national
heritage agencies. In the absence of formal Statements of Significance for the identified
assets an attempt will be made to estimate the significance of the assets. The assets will be
treated to detailed examination as there is a potential for the proposed development to harm
to the significance of the assets.

There are a number of different methodological approaches that can be used to estimate the
significance of heritage assets, and the one used here proceeds on the basis that the
significance is the sum of the cultural heritage value ascribed to the asset. The cultural
heritage value is, in turn the sum of four component interests - evidential, historical,
archaeological, aesthetic and communal (English Heritage 2008).

In the first instance it is prudent to define categories of significance:

Asset Grade Description/ Threshold for Built Heritage Assets

(Significance)

International Structures of acknowledged international importance inscribed as of universal
(Very High) importance as a World Heritage Site

Individual attributes that covey outstanding universal value of a World heritage Site

Buildings of recognised international importance.

National (High) Designated structures (Grade | and II* Listed Buildings)

Other buildings/structures that can be shown to have exceptional interest or more than
special interest in their fabric or historic associations not adequately reflected in the
listing grade.

Undesignated structures of clear national importance.

Regional/County Designated structures (Grade Il Listed Buildings)

(Medium) Undesignated structures that can be shown to have special interest in their fabric or
historic associations not adequately reflected in the listing grade.

Local (Low) “Locally Listed Buildings"

Historic (undesignated) buildings of modest interest in their fabric or historic
associations.

Negligible/None Buildings of no architectural or historic merit.

Unknown Buildings with inaccessible parts which may contain hidden or as yet undiscovered
interest in their fabric or historic associations such that the heritage significance of
which cannot be determined with the information currently at hand.

The cultural heritage values of the individual archaeological assets can then be assessed
and their significances tested against the significance thresholds.
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Heritage Asset

Values and Significance

Listed Buildings
War Memorial

(Grade Il Listed Building,
NHLE ref. 1415410)

Alkrington Hall

(Grade IlI* Listed Building,
NHLE ref. 1068499

Lever Bridge

(Grade Il Listed Building,
NHLE ref. 1068500)

Church of the Holy Trinity

(Grade Il Listed Building,
NHLE ref. 1417026)

The significance of the Listed Building is recognised by designation and each
building is provided with a brief portrayal in the designation description. It is
acknowledged that summary descriptions and any reasons for designation as
provided in the designation description records are primarily a perfunctory
narrative and an aid to identification, not a complete statement on the heritage
significance of any given designated asset. However, the designation descriptions
provide a useful launching point for an emanation of significance.

Component Values

Evidential — the Listed Buildings have high potential to yield evidence about past
human activity and this reservoir of evidence, in the main, resides in the fabric and
visual characteristics - the function, materials, design, built form and continuity of
purpose. The ability to understand and interpret the evidential value of the assets
is similarly high as the identification of them as, respectively, a commemorative
structure, a dwelling, a means of crossing a watercourse and a place of worship is
secure and functions are readily appreciable. There are some barriers to
understanding and interpretation of the evidential value as there is no public right
of access to Alkrington Hall and sightlines from the public rights of way any PRsoW
are limited. All the Listed Buildings have high evidential values.

Historical — the Listed Buildings have moderate/high historic interests as they
illustrates the story of past events, people and aspects of life closely related with
the provision of domestic accommodation, communication networks, Christian
assembly and commemoration of war dead. There are opportunities for historic
connection to be directly encountered and experienced, (especially at the War
Memorial). The historical values are demonstrable and the Listed Buildings
contribute to the historic built environment of Middleton.

Aesthetic - Aesthetic value derives from the ways in which people draw sensory
and intellectual stimulation from a place and in this respect the War Memorial,
Alkrington Hall and the Church of the Holy Trinity score strongly. The Lever Bridge
scores less strongly. There is facility for sensory stimulation and intellectual
engagement as the structures embody specific architectural and construction
approaches using the media of timber, stone, brick and plaster. The aesthetic value
is broadly high.

Communal - Communal value derives from the meanings of a place for the people
who relate to it, or for whom it figures in their collective experience or memory and
can be commemorative and/or symbolic. Few would draw elements of their
identity from the Lever Bridge or Alkrington Hall but the War Memorial and the
Church have storing commemorative and symbolic reverberations. The
associative value for the Bridgeis non-existent, but Alkrington Hall is associated
with the Italian Architect Giacomo Leoni(1686/8-1746) who designed the Hall for
Darcy Lever Sir Darcy Lever (1703—1742). The Church of the Holy Trinity was
designed by the architect George Shaw (1810-1876), an English architect
specialising in Gothic revival churches. The War Memorial, of course, has immense
associative value with many local families.

Overall Significance (Component Value Integration) — The Listed Buildings of War
Memorial, Lever Bridge and Church of the Holy Trinity are of medium significance
with component values of varying, but moderated strengths commensurate with
special interest. In terms of ranking, the evidential historic, aesthetic and
communal valves all contribute something to the significance, reflected in the
designated status (Grade Il). Alkrington Hall is of high interest, exhibiting more than
special interest as a result of a strong suite of component values.
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Manchester Old Road

Conservation Area

There is no Conservation Area Appraisal available for this Area and so its
architectural and historic interests have not been formally published by the Council
and the key attributes leading to the Conservation Area designation are not known
for certain.

Evidential - the Area has a high potential to yield evidence about past human
activity and this reservoir of evidence, in the main, resides in its character and
appearance — the built form, the open space, the communication routes, green
spaces and individual keynote buildings. The ability to understand and interpret
the evidential value of the Area is similarly high as the identification of the Area as
historic and characterful is secure and its functions are easily appreciable.

Historical - this asset has a major historic interest as demonstrated by
Conservation Area status as it illustrates the story of past events, people and
aspects of life intimately bound up with the identity of Middleton. The Area — its
topography, the street pattern, the open spaces, the types of buildings, their period
origins and variety of architectural types, the named architects, the density,
massing and style and the material palette and its history all provide insights into
the evolution of this part of Middleton

Aesthetic - the Area scores positively against aesthetic interest. The Area is
broadly pleasing to be in and the manipulation of the landscape generates a
positive response. Its evolution contains both planned and fortuitous elements,
responding and adapting to a number of social, political and economic
motivations.

Communal - The communal value is high as any essential connection between the
community and the history of the Area is directly accessible. The associative value
is low with no known notable individuals born or resident in this part of Middleton
but Alkrington Hall was the seat of the Lever family. No historic events of renown
are known to have taken place in this part of Middleton.

Overall Significance (Component Value Integration) — the Conservation Area is an
asset of considerable architectural and historic interest and contains buildings
that contribute significantly to its historic character. In terms of ranking, the
component values have degrees of strength and are augmented by structures and
buildings of a variety of dates and styles. All the component interests are reflected
in the designated rank bestowed by Conservation Area status and the assets
significance is Medium (Regional).

Non-Designated Heritage
Assets

114 Manchester Old Road
(Clever Cloggs Nursery)

The Pavilion, 120
Manchester Old Road,
(Lyndhurst Care Assisted
Living Residence)

Limefield Leisure Park
Utility Building

Parkfield House

127 Manchester Old Road
127a Manchester Old Road
129 Manchester Old Road

Component Values

Evidential — the non-designated heritage assets have a high potential to yield
evidence about past human activity and this reservoir of evidence, in the main,
resides in their fabric, spatial layout, use of space and visual characteristics - the
function, materials, design, built form, and group association with each other. The
ability to understand and interpret the evidential value of the assets is similarly
high as the identification of them as, broadly dwellings, or re-purposed dwellings
is secure The identification of Parkfield House as a civic/commercial office is also
easily arrived at and the use the Lime Field Leisure Park utility building is also
straightforward. There are some barriers to understanding and interpretation of
the evidential value as there is no public right of access to private buildings.

Historic — the buildings have some historic interest as they illustrate the story of
past events, people and aspects of life related to the sub-urban aspect of
Middleton. The buildings have a high potential to yield evidence about past human
activity and this reservoir of evidence, in the main, resides in their fabric and
relationships to each other. The historic interest is well-represented and although
some original fabric has been lost and new buildings constructed, the relationship
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131 Manchester Old Road
131a Manchester Old Road

133-137 Manchester Old
Road (Peterloo Medical
Centre)

139 Manchester Old Road
141 Manchester Old Road
143 Manchester Old Road
145 Manchester Old Road
147 Manchester Old Road
149 Manchester Old Road
151 Manchester Old Road
153 Manchester Old Road
155 Manchester Old Road
157 Manchester Old Road
159 Manchester Old Road
161 Manchester Old Road
163 Manchester Old Road
165 Manchester Old Road
167 Manchester Old Road
169 Manchester Old Road
171 Manchester Old Road
173 Manchester Old Road
175 Manchester Old Road
177 Manchester Old Road
179 Manchester Old Road
2 Broomfield Park

3 Broomfield Park

4 Broomfield Park

between design and function is well-orientated. The buildings illustrate regionally
important historical events — the expansion of small towns during the late 19t
century .and the post-War confidence of society and the enlargement of the public
sector serving that society.

Aesthetic — the structures provide diverse and high interest related to design,
construction, craftsmanship and decoration of buildings. With respect to
authenticity most of the buildings are intact and provide a clear exposition of a
residential buildings. Parkfield House is also intact. The aesthetic value - the
sensory and intellectual stimulation derived from the buildings appreciation of
conscious design, siting, form, materials, proportion, massing and technical
necessity.

Communal - the meaning of the buildings within the Assessment Area, individually
and collectively, and whether or not any constituents of the community draw part
of their identity from them or have emotional links to them is tricky to establish.
The vast majority of the buildings are dwellings and provide some binding for the
community with past and the score in the collective memory and identity of
Middleton is favourable. Parkfield House no doubt provided employment locally
and has some resonance in this direction. There are few barriers to understanding
and meaning is broadly appreciable as the houses are easily-recognisable historic
buildings. Parkfield House is an easily recognisable ‘office block’ but its specific
architectural pedigree would not necessarily be apparent to the casual observer.
The communal value is low-moderate as the building are, by and large,
inaccessible to the public and any essential connection between the community
and the history of the buildings is only available from visual experience of the
exterior elevations. The associative value is moderate, with known architects —
Lyons Israel and Ellis/Tom Ellis and Edgar Wood. Nothing especially momentous
is known to have happened at any of the buildings and there some facility, to
promote further understanding through a link between the buildings and historical
accounts of their function— the structures do retain a strong semblance of their
appearance and tangible testimony to historic function (and in the case of the
dwellings a continuation of that function). The Edgar Wood legacy is strongly
promoted (https://edgarwoodsociety.org/edgar-wood-and-middleton/,
https://manchesterhistory.net/edgarwood/middletonguide.html). There are some
social, associative and illustrative historic values.

Overall Significance — the structures express effective heritage values sufficiently
compelling to qualify them as a historic building of Low (Local) Significance.
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8. PROPOSED DEVELOPMENT AND POTENTIAL HERITAGE IMPACTS

Planning consent is being sought for development of a three-storey care home and up to 19
town houses. The general characteristics of the proposed development are provided at Figs.
16 to 35.

The key drivers in the design of the proposal (Archiscape 2023b) include:

The Manchester Old Road Conservation Area (existing urban grain and vernacular),
The proximity and relationship of the Site to the Memorial Garden (Listed Building).
The relevant design objectives (Archiscape 2023b) are as follows:

To sensitively design new buildings to celebrate the existing contemporary style of Parkfield
House and retain the extant unique modern character of the site;

To use the redevelopment of the site as a vehicle to enhance the Conservation Area, whilst
protecting the setting of the adjacent Grade /l listed Memorial Garden,;

To make elements of the historic grounds accessible to the general public by offering an
alternative pedestrian route;

To safequard and enhance the existing mature vegetation where possible

The layout at ground floor level is shown in the detailed site layout (Fig. 16). This is
complemented by the colour site layout (Fig. 17) which highlights the building footprints, but
also shows areas of green space and hardstanding, circulation routes and vehicle parking.

Figs. 18 to 27 highlight the elevations of the three proposed house types and show the subtle
architectural detailing such as the string courses, inflected render detail, accent timber
cladding and feature brick detailing in the form of delicate projections.

Figs. 28 and 29 highlight the care home elevations and show the subtle architectural detailing
such as the string courses, inflected render detail, accent timber cladding, feature brick
detailing in the form of delicate projections, understated signage and green-wall surround to
the principal entrance.

Visualisation 1 - Private Amenity Space (Fig. 30) shows the unifying theme across the care
home and townhouse design concept, the human scale of the proposed development and
permeability of circulation.

Visualisation 2 — Entrance Road highlights the axis through the Site to the open space of
Limefield Playing Fields (Fig. 31).

Visualisation 3 — Rear Row of Houses (Fig. 32) focusses on the elevation and articulation of
the proposed dwellings and provides an oblique impression of the subtleties of the design
such as the recessed fenestration, decorative panels and accent render.

Visualisation 4 — Care Home Garden (Fig. 33) shows the Care Home and its garden at the
rear of the War Memorial. The stepped profile of the Care Home provides both relief and
interest and the design cues of the elevations pick up on the broad stylistic manner of
Parkfield House.
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Figs. 34 and 35 detail the landscaping proposals which show the considerable attention paid
to the green character of the Site. The proposals allow for considerable retention of existing
boundary hedges and trees, new hedge planting and new birch and standard tree planting
(26 new trees in total). Fig. 34 also shows the hardstanding route from Manchester Old Road
to the wheelchair friendly access to the War Memorial Gardens, an access route which does
not, as yet, exist.
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Fig 17: Parkfield House, Middleton — Colour Site Layout (Archiscape)
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House Type 1A - Front Elevation
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Fig 18: House Type 1A — Front Elevation (Archiscape)
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Fig 19: House Type 1A — Side Elevation (Archiscape)
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Fig 20: House Type 1B — Front Elevation (Archiscape)
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Fig 21: House Type 1B - Side Elevation (Archiscape)
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Fig 23: House Type 2A - Side Elevations (Archiscape)
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Fig 24: House Type 2B - Front and Rear Elevations (Archiscape)
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Fig 27: House Type 3 — Side Elevations (Archiscape)
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Fig 29: Care Home — Side Elevations (Archiscape)
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Fig 30: Visualisation 1 — Private Amenity Space (Archiscape)
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Fig 31: Visualisation 2 — Entrance Road (Archiscape)
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Fig 33: Visualisation 4 — Care Home Garden (Archiscape)
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Direct Impacts

The proposed development would result in direct impact to two heritage assets. The
proposed development would require the demolition of Parkfield House — a non-designated
heritage asset and would result in a spatial layout and new structures within the Manchester
Old Road Conservation Area. The degree of harm arising from the demolition of Parkfield
House is elementary to establish — the harm would be substantial — equating to the loss of
the building. This harm would accrue to a non-designated heritage asset.

Harm to the Conservation Area (a designated heritage asset) is less straightforward to
quantify and qualify as the changes include both the removal of a non-designated heritage
asset within the Conservation Area and the construction of new structures. The harm arsing
form the removal of Parkfield House could be set at a less than substantial level but the
changes to the character and appearance of the Conservation Area arising from a new care
home facility and a number of townhouses introduce some complexity. The fact and quantum
of change would be indisputable, and would also include the driving though of a new vehicle
entrance from Manchester Old Road through the stone boundary wall, but any consideration
of whether the changes are harmful or not, invite subjective opinions about a proposal's
design and appearance and the potential for an inter-subjective consensus, whilst not
irresolvable can be challenging. Notwithstanding this, the care home would be built,
approximately, on the footprint of Parkfield House so in terms of massing a lower building
(91.45m AoD to roof line) would replace a higher building (92.72m AoD to roof line). The
proposed care home would be about 65% larger in terms of footprint compared to Parkfield
House. The reduction in the height of the built form, especially given the adjacency of the War
Memorial to the Site, may be considered to be a net betterment, or least a neutral outcome.
Be that as it may, there is a subjective element to this and it may be that there would be as
many would find the care home a poor substitute for Parkfield House which they may cherish
for architectural reasons as would be happy to see Parkfield House, to them an uncherished
block, demolished and replaced with a smaller structure. The townhouses would represent
an increase in built form. However, in terms of the historic arc, the townhouses would be
erected in a place where, historically, there was residential built form. Thus, the proposed
development could be said to be re-introducing structure to an area in which there was
structure from the early 19" century through until 1978. In addition, the existing boundary
wall to Manchester Old Road would be required to support another vehicle entrance (as the
location and character of the existing gateway is unsuitable). The creation of a vehicle
entrance would lead to a direct impact to the boundary wall (and by logical extension to the
Conservation Area).

Taking all the above into account the proposed development would lead to direct impacts
resulting in substantial harm (loss) to a non-designated heritage asset and less than
substantial harm to a designated heritage asset.

In terms of ameliorating the harms the loss of Parkfield House could be mitigated by a
programme of historic building recording (to an appropriate level as defined by Historic
England). The loss of Parkfield House is also compensated for by the quality of the
replacement structure, which takes its design cues from Parkfield House and, as such, makes
a positive contribution to the Conservation Area. The proposed wheelchair/mobility scooter-
friendly access to the War Memorial Gardens is also a public benefit and heritage benefit
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which promotes inclusive access to the War Memorial Gardens This less than substantial
harm to the boundary wall would be offset by the repair and consolidation of the wall,
particularly at the location where an existing tree is causing deformation to and cracking of
the wall. None of the mitigation responses reduce the quantum of harm sensu streito, so
residual harm remains, but in the broad sense these responses act as suitable compensatory
extenuation.

Indirect Impacts on Settings
Indirect Impacts by Means of Changes to the Settings of Heritage Assets

The effect of development on the significance of the setting of heritage assets is a material
consideration in determining a planning application and NPPF advises Local Planning
Authorities that they should require an applicant to provide assess the contribution of the
setting of heritage assets to their significances.

Setting is defined as the surroundings in which a heritage asset is experienced and all
heritage assets have a setting. Therefore Scowcroft Farmhouse and Soudan Mills have
settings and it is right and proper for this assessment to identify the key attributes of these
assets and their settings and the potential impact upon the settings occasioned by proposed
development within the Site. In order to identify these key attributes it is necessary to
consider the physical surroundings of the assets, including relationships with other heritage
assets, including the way the assets are appreciated and the assets' associations and
patterns of use.

A consideration of these attributes allows an estimation to be made of whether, how and to
what degree setting makes a contribution to the heritage assets.

Development is capable of affecting the settings of heritage assets and the ability to
understand experience and appreciate them. An assessment of the scope of the magnitude
and effect of any impact on settings has been undertaken with reference to the Historic
England document 7he Setting of Heritage Assets. Historic Environment Good Practice
Advice in Planning Note 3 (second edition). It is noted that setting is not a heritage asset or a
heritage designation and the matter at issue is the contribution that the setting makes to the
significance of the assets. .

The value of a heritage asset can be harmed or lost through alteration within or destruction
of its setting. Current policy states that the extent of a setting is not fixed and may change
as the asset and its surroundings evolve. It is acknowledged that a setting may make a
positive or negative contribution to the value of a heritage asset, it may affect the ability to
appreciate that value or it may be neutral.

Setting is most commonly framed with reference to visual considerations and so lines of sight
to or from an asset will play an important part in considerations of setting. However, non-
visual considerations also apply, such as spatial associations and an understanding of the
historic relationship between places. There is no overwhelming reason to establish the need
for a level of physical and visual connection between a heritage asset and its setting in order
for any land to be deemed to be within the setting. To adopt an artificially narrow approach
to the issue of setting would be an error. Therefore, to ensure that any assessment does not
treat visual connections between any land and an asset as essential and determinative for
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the purposes of considerations of setting and wide-ranging approach is adopted.

In order to undertake an assessment of significance of the settings to a level of thoroughness
proportionate to the relative importance of the assets, the settings of which may be affected
by development on the Site, this assessment has sought to examine and consider the setting
for each relevant heritage asset and provide a measure of the contribution that the setting
plays in the value of the asset.

Many heritage assets within any given landscape may be visible from a number of locations
— publically accessible areas such as footpaths, streets and the open countryside and also
private spaces such as dwellings and private land. The majority of sightlines from to, into and
across heritage assets are, therefore, incidental and are not intrinsically or intimately
associated with the significances assigned to any given asset. However, there are instances
where the characteristics of sightlines may be have been intentionally designed and as part
of the setting are integral to the significance. Alternatively, the landscape forming the setting
may have evolved serendipitously to impact a contribution to the significance of the asset.
Taking into account these considerations, any absence of meaningful sight lines between
some assets, their settings and the Site does not necessarily justify exclusion. However, and
fully cognisant of the non-physical and non-visual connections between the heritage assets
and their settings the many of the identified assets can be excluded from the formal setting
assessment: The following assets, by means of proximity do however, deserve a setting
assessment:

The War Memorial and 161-179 Manchester Old Road.

The methodological approach to be adopted for the assessment of setting is provided by
Historic England and takes the form of a five-step process (Historic England 2017):

Step 1: Identify which heritage assets and their settings are likely to be affected

Step 2: Assess the degree to which these settings make a contribution to the significance of
the heritage asset(s) or allow significance to be appreciated

Step 3: Assess the effects of the proposed development, whether beneficial or harmful, on
that significance or on the ability to appreciate it

Step 4: Explore ways to maximise enhancement and avoid or minimise harm
Step 5: Make and document the decision and monitor outcomes

Please note that the assessment has been advanced without the benefit of any landscape
and visual assessment outputs such as the definition of a Zone of Visual Influence or a Zone
of Theoretical Visibility.
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Parkfield Drive. To the north and
east are Parkfield House which is
set within a landscape of
tarmacadam surfaces and some
(un-managed) lawns and shrub
planting. This element of the
setting is the proposed
development site.

ID Refs. Name Status Setting Description The Contribution of Setting to the
Significance of the Asset

STEP 1 STEP 2

NHLE ref. War Memorial, Designated The War Memorial faces south | The setting to the east, north and

1415410 Perimeter Walls | Heritage onto the dynamic thoroughfare | west has changed fundamentally
and Loggia, Asset of Manchester Old Road (A576) | since construction of the War
Garden of (Listed beyond which is the informal | Memorial, but th.e roadside sett!ng
Remembrance, | o o . ) open space of Lime Field and in | and south-looking focus, which
Manchester Old 9 the distance, over the Irk valley, | must have been deliberate sting
Road, Alkrington Woods. To the west | @hd design choices, remains as
Middleton are gardens and dwellings of | contributors. — The mass of

Parkfield House is an untenable
facet of the setting, which, by
means of style and materials is not
in harmony with the War Memorial.
As with many heritage assets the
setting contains elements which
make a positive, neutral and
negative contribution to
significance so assigning a single
contributory descriptor to the
setting is unhelpful.
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161-179
Manchester Old
Road

Non-
Designated
Heritage
Assets

These 10 semi-detached
dwellings are located on the
southern side of Manchester Old
Road onto which they front. The
dwellings have relatively short
front gardens and so the road-
side character of the setting is
emphasised. Each pair of
dwellings, in effect, forms part of
the setting of for its neighbours
and so a domestic, residential
character applies in a shared
nested, setting context. . To the
north, the setting is
characterised by a boundary wall
beyond which is a permeable
sylvan margin fringing the
proposed development site.
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9. CONCLUSIONS

The proposed development on the Site takes the form of a care home and dwelling houses
with access from Manchester Old Road.

This document has carefully considered the potential for the proposed development to
impact directly and/or indirectly on heritage assets by means of physical impacts and/or
changes within their settings and whether any such impacts and/or changes would harm the
significances of the identified assets.

The consideration has explored the evidential, historic, aesthetic and communal values of
historic assets which may be impacted upon as a consequence of the development. It has
identified historic assets and their settings, the nature of any impact and therefore the harm
or otherwise that may befall the significances of the assets.

The main issues have been identified in a manner proportionate to the characteristics of the
development and in a manner relevant to the characteristics and distribution of designated
historic assets. The document is therefore limited by sensible bounds and it is not necessary
to identify any further assets simply to confirm that there would be no material impact upon
them.

The document has addressed the aims and objectives adequately.

Statutory provision for heritage and both national and local planning policy establish a series
of tests and obligations which can be applied to proposed development and planning
applications. It is useful to work though these tests and establish their applicability to and
outcome with respect to the specific planning application for the Site.

There are no Listed Buildings within the Site, but the Site is within the settings of several
Listed Buildings, most pertinently a War Memorial. Therefore, the provisions of the Planning
(Listed Buildings and Conservation Areas) Act 1990 for Listed Buildings are engaged. With
respect to statutory duties the Council is obliged to:

..have special regard to the desirability of preserving the [listed] building or its setting or any
features of special architectural or historic interest which it possesses (s66(1))

The changes to the settings of the Listed Building represented by the proposed development
have been considered and assessed using a formal and accepted method and it is concluded
that the change to the setting represented by the proposed development would lead to
changes to the setting. In having special regard to the desirability of preserving the settings
of any Listed Building the Council is obliged to have special regard to the preservation of the
setting. To preserve means to do no harm and the changes would represent no harm to the
setting. The Council may resolve that the proposed development would lead no harm to the
setting of a Listed Building and no consequential harm to the special architectural or historic
interest of the War Memorial. In considering the results of a professionally competent
heritage impact assessment and consulting with its heritage advisors the Council can
demonstrate that it has addressed its statutory duty.

The proposed development would cause no harm to the settings of or special interest/more
than special interest of Alkrington Hall (Grade Il* Listed Building, NHLE ref. 1068499), Church
of the Holy Trinity, Archer Park (Grade Il Listed Building, NHLE ref. 1417026) or the Lever
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Bridge, over River Irk (Grade Il Listed Building, NHLE ref. 1068500).

The Site is within a Conservation Area therefore the provisions of the Planning (Listed
Buildings and Conservation Areas) Act 1990 for Conservation Areas are engaged. With
respect to statutory duties the Council is obliged to:

pay special attention ... to the desirability of preserving or enhancing the character or
appearance of that area.” (s72(1))

The proposed development would result in direct impact to the Conservation Area leading to
changes to the character and appearance. Whether or not the changes are harmful is a
complex question to address but taking into account the current and historic disposition of
the Site and the range and type of buildings present both historically and at present it can be
argued that the proposed development would not be harmful either by quantum of structure
or historic location. However, the construction of the vehicle entrance onto Manchester Old
Road would lead to direct loss of part of a structure which makes a contribution to the
character and appearance of the Conservation Area. Therefore, some less than substantial
harm would arise.

The potential for a proposed development to harm heritage significance of designated
heritage assets is catered for in paras. 199-202 of NPPF.

Para. 199 invites decision makers to give great weight to the conservation of heritage assets
(regardless of level of significance) when considering impacts to them. The weight to be given
is independent of the degree of harm and is to be read alongside the whole of paragraphs
paras 200 and 201. In following a considered, sequential approach to assessment, in which
the proposed development is tested against paras. 199-202 of NPPF a mechanism is
provided to the decision-maker within this document to give great weight to the conservation
of heritage assets by means of a demonstrable compliance with the NPPF policy steps. The
changes to the Site represented by the proposed development have been considered and
assessed using a formal and accepted method and it is concluded that the changes to Site
represented by the proposed development would lead to some less than substantial harm to
significance of the Manchester Old Road Conservation Area by means of physical changes to
its appearance in the form of the creation of a new vehicle entrance. PPG (para 018 of 18a)
expects harm to be articulated, but does not ask for a spectrum. Therefore, while conscious
of harm which may be limited or negligible, it nevertheless goes to weight under NPPF para
199 and the decision-taker is invited to consider carefully the articulation and scale of the
harm with the less than substantial range. Para. 202 of the NPPF notes 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, where appropriate, securing its optimum viable use. The direct and
indirect economic, social and environmental benefits of the proposed development are
detailed under separate cover and include the provision of a care facility for the elderly and
new housing (contributing to housing need), increased spending in the local economy,
creation of construction jobs; the redevelopment of a brownfield site; and heritage benefits
in the form of the repair and consolidation of the stone-built boundary wall to Manchester
Old Road and facility to link in to a heritage route as prompted in the Council's Middleton
Town Centre Masterplan 2022.
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The potential for a proposed development to harm heritage significance of non-designated
heritage assets is catered for in para. 203 of NPPF. As decision-taker, the Council is bound
by para. 203 to take into account the effect of an application on the significance of a non-
designated heritage asset. As demonstrated above the proposed development would have
no harm on the significance of one non-designated heritage asset — Parkfield House. The
harm equates to total loss of an asset of low significance.

The Rochdale Adopted Core Strategy, 2016, applies, specifically policy particularly clauses ii,
v and iv of limb 2. Clause ii imposes a duty on the Council to protect designated assets such
as Listed Buildings and Conservation Areas. This does not so much establish a test for an
applicant to address, but does inform the applicant that the Council enjoys authority within
the planning process to offer protection to Listed Buildings and Conservation Areas. Clause
ivimposes a duty on the Council to protect the key £dgar Wood ... cultural heritage. This does
not so much establish a test for an applicant to address, but does informs the applicant that
the Council enjoys authority within the planning process to offer protection the architectural
legacy of Edgar Wood.

This Assessment enables an informed, sustainable and responsible approach to the
promotion of development of land at the Site. The information provided meets the
expectations of NPPF in that the applicant has arranged for the identification of heritage
assets, and their significances and settings, which may be affected by the proposed
development. It is considered that the level of detail provided is proportionate to the assets'
importance and is sufficient to allow the Council to estimate the potential impact of the
proposal on the significance of the assets.
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APPENDIX A

National Heritage List Entry for War Memorial, Perimeter Walls and Loggia, Garden of
Remembrance, Manchester Old Road, Middleton (NHLE ref. 1415410)

National Heritage List Entry for Alkrington Hall (Grade lI* Listed Building, NHLE ref.
1068499

National Heritage List Entry for Church of the Holy Trinity, Archer Park (Grade Il Listed
Building, NHLE ref. 1417026)

National Heritage List Entry for Lever Bridge, over River Irk (Grade Il Listed Building, NHLE
ref. 1068500)
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Official list entry
HeftageCamngary Listed Bullding
Grade B

Ligt Ertory Mumer 1415410

Dt Fat e 21-hug- 2012

Sty fddres 10 War Bemaorial, Perimeter Walls and Loggia, Garden of femembrance, Manchester O Raxd,
Middbeton

This Listentryhelps identily the bullding designated 2t this address for its special ardhitectumlar histaric interest.

Lnlems the Uist emry stanes atherwsse, & inciudes bath the stuctureitself and anyabect arstucune feed w0 i {whethe
mmide ar outside) 25 well 25 any gbjec ar stucune within the ausiiage of thebuilding

Rar these purpases, 1 be included within the curtiage of the Tuiding, theabiect or tucure must have farmed partal
e land sincebefone 15T July 1548

Understandin g list antrias (filos st o g nd o akishngAh e-lsiun o st nding -3 f-an ries|
Corrections and mingr amendments fise Miskdosngand g uklsthg he-Vel mina-amendren o]

Location

Sty fddres - War Mema da |, Perimeter W alls and Log gia, Garden of Remembranae, ban chester Ol Road,
iiddbemn

The bullding orsie itself may e within the boundaryafmaore fan ane authosty.
sz o dhdale{Mietropolitan furthanity]
“a'sn:Man Ll Parish

Matanal Gd Sefemnor SESZF10851T

Summary

War memadal and perfimeterwalls and loggaof Gaden of Bemnembrance 19:7T and c1548 5 and soone, arange brid,
s

Reasons for Designation
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The war memadal, peimeter walls and loggaaithe Midd oo n Gaden of Aememrance of 196 T and ci%dS ane s wed
2t Gade H far thefallowing grincigal masans® Hswdicineiesizas 2 gagnantreminder af thetagc imgas ofward
oeems ugan an indvidual community, commemara@ing the men fomthe Bargugh of Middieton wha lost their fues
fghtnginthe Fstand Seand Warld Wars, * Achbecual imerst: as aformal Gaden of Remembance wih wel
designed and dewiled pefmeter walls and logsia of warm arange brice with staned mssings camalimening the &l
war miemiarialaf fne ashlarsane * Desigt 25 2 semsvely designed ensembie wihich sucoes siu ly oanes an
atvactweand mmena e space;an axss afcalmin which the local population could mflect upan e saoifoe of
thase wha fougm farthe munty’s Foety

History

0 156T gartaf the grounds of Padk Field Hawse, a (15 willa an the nath sideaf Manchester Oid Foad, was fomally
g emed 1 the Bargugh of Midd lman. The land was used o lzy out aGarden of Bemenirance o mmmemaraie
the E4T men fram Midd iman wha had los their fves serdngduring theFirmWarld War The recangular Garden is
seliowed 1 have been designed by the Barough Sureeyaraf Middioton. = was laid outwith formal pants, high
soundarywals and an apen lagga ta terear flankng fewar memaial Thememaralwas unwelied in dcaber
1507 by 12 CalA L Loees with a dedicatian by Bichand Gadiney Parsans, then sufiragan bshag af Middietan. Aer the
Semnd Warld War the names afa fusther 256 local men wha fad lost theis Bres wene addied o low curved waills an
aath sides of theadginal oenataph

The decara@veinon gates 0 the main enmbance wene presermoed in 15449,

1 2000 men awatian wa ks was und etaiosn [ reietane a dalafin faunin an the sawth side afthe memaralwhich had
Soen st awer thiny years grevausly. A a0 uninown date a memarial commenaating Habacaust Memadal Doy was
setan The o hand side afthe Ganden

Details

Warmemadal and pedmeterwalls and loggiaaf Gaden of Semembiance 1927 and 1948 Sandsane, arange beice,
slann

JLAME 2 moctan gulad garden with abdck wall farming thesauth and west pefimetes, a U-shaped laggaiarming the
narthen germeter and wiagging mund o terminatein eest and west panifio ns da moden meal fenoe forméng the
et perimeter) The enclosed ava s gessed with geametrc fowerbed s and fomal, spmmeticalwalioasys. in anial
aath leads famthe main, sout envanceta tewar memarals et mwa ds therear and fanked by thelagsa

DESCRITION: thesout and west baundanywalls ane beiciin Flemish band with sandstonepimfs and ampings The
5auth wallfaoes anfa the raad and has maulded caging, whilethe westwall caang 5 squae- out in the aentre of the
south wallis a gand entrancegatessy. Twa small, sectangular panifions flank the garewsy Bath hawe pyramidal,
slate mo's and binceed windiow agenings i1 theirmiermal sowth walls, which ane Buill as a cominuation af the
soundarywail Thewallcant@ining hegateway 5 501 Back agains the inner nath carnens of the gavlioms. Thetwa
squane, bride gate peers fewe mowlded sone cags surmaumed by swagged unns. Four shallow sone sieps rseta the
fan dau Bie gates, which s decarated with pagay symaals, gidond awt in red gaint On the east elewatan of thelet
nand gavifian s aTshaged ganite glaque wih an enamelied caat of aims, a cst-metal ridhan with the maza
FOETS B ARDUS and in mewd letering beneath THE GAADEN OF REMEMBRANCE Thewestwall & ramped in the
SOU T oSt camner and where it adjains the et hand wing of Sieloggia The Ushaped logga s aised shighlyabone
the graund lovelwith s hallaw stane flag stess and 5 aaen nma the garden with squa e o giers an sandsane
alimtis and Bfind Bric etemalwalls supgaring doudlegiched s lae mas. Within the loggia the mof is aedled and
alemend with squaned timberfaming. Jasing the lagga aw two idemical pavilians with gaibied walls facng The war
memarial The inner gabled taces mmain wideround -hoad ed apenings, afginally with gates, flanioad by shgmiy
amjesing camer ghes with angled capitals of nanow bricios supparing the gatle. The gabics ane sendened with
timber hagebaands and an enamelied caxtaf 2:ms and maTa. The south facing sdeclevatans bath havea arge
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o window apeting{befieved o feveadginaly boen glaeed) i Senath mmerad the cast roerwall 5 2 mund
fieaded doa ey with an afginal grameticalinon gate

The war memafal sands an fienathen side of 2 croular gath which is Enied 1o themain gateway by an anial
gatway. The memasial is atall sightly @pedng acaganal sandsane aluma wpaed by acns and setan a deen
acaganal pimhwith a squane hase The actaganal pimh is inmoibed 1904- 1908and 19351545 belaw Four nwerted
cansales suapas theoalumn. 5ot an the squan base 5 3 small isoibed chamiensd granie plague TO ALLTHOSE ¢
W0 CoED B THESERWICE / OF f THER QOUMTRY Amached 1 bath sides af theazaganal pfinth is 2 law wallwhich
faliows the curee of the croular gath, with a breaita acmmmadane ftanesies which rise o diagonal paths Ealing
with agathway round the edge afthe loggia. Theoured walls then miur 25 staigh walls with ramped awuer edges
wiich Foe ug with thesonh, sdeclevatamn af the lagga gavifans. On bath sides 2 f5gh of sone seas fise botween
the walland thepawifian, alsa Bnidng with the gatfrway around the edge of the laggia The sandsanememarialwall
has a pimh and mauided mging. Thecuved gast has a goy ganite f fere with mewl lemedng HERE i THE GRADEY
OF PEACE WIE / GRATEFULLY AE WE MBE S THOSE [/ W0 BY THER GREAT SACRISCES MMADE POSSIRLE THS

FHEELQ M. Boncath the friere areinset groy ganite ganels with thenames of the fallen fomthe Fst Warld War
gicied aut in meta] ieteing. The fwa staight walls baoth hevean inset groy granite gane] with the date 15350545
Henapth are similar inset grey granite pane’s with the names af the fallen fram the Secand Wadd War Setinside the
ciroular gath i 2 founain. Amanesauifurealia dalghin {madem g lammen) is setwithin asemi-crcular gand,
naw glamed a5 2 fiowerbed, with deep staneed ging and 2 low sane wallta therear which is simia dy dewailed ta the

MCTOT 3. Wl

The metal fiencefarming tThe cast perimeter s nat af saecial imerestand is eciud od framthe Bsting.

This Uist entry has been amended 1o add 5 ouites for War Memarials Oafneand the War Memarials Bogisiet These
Sou e wene natused in the camgilation of this LUist entry bt ae added hene 25 2 guide for further raading, 30

Januany 2017,

Sources

et mhes
WarMemaralk Onfine, acoessed 30 o nuany 20107F fram

hitps Jdeeww war memorials enline. ergoukimemorial 50829
il pa Periw waamamarials anling owg Likeimamarial’ 15062 6)
War Memaralk Hegser, acoessed 10 Januay 501 T Eam

Rl JJ:J-:.-}MMM

Legal

This bufldingis Fsted under the Planning | isted Buildings and lomservafan Areas) Aot 1950 a5 amended forits
5 pocial achitecuralar hismaric interes.

The fsied buiiding is shown caloured Suean Heatached map. Pursuam 1o 5.1 &8 afthe Panning{Lsed Buidings
and Cansenatian Ames) A B30 {the Aof), stucuies amached 1 arwithin thecuntilage af the Fsed building Sawe
thase aloused Siue an the mag) arenat ta be teaed 25 gant af the Fned buiiding far the gunpases of the Aot
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Map

This map I far quick reference purpases anly and may not betoscale,
Thiscopy shows the entry.on 3-Now-2022 8t 14:57-28

© Crown Copyright and database dght 2022 Allrights reserved. Ordnance Suniey
Lic=noe number 18004450 @ Brtish Covwn and Seafonz Soiutions Limited 2623, Al
rights reserved. Licence number 102006 506
Uze af this data is subject to Terms and Conditions
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Appendix B

Index of Non-Designated Heritage Assets
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Number

Figure 4: Location of Non-Designated Built Environment Heritage Assets in the Conservation Area

Name

Contribution

1
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Parkfield House

127 Manchester Old Road
127a Manchester Old Road
129 Manchester Old Road
131 Manchester Old Road
131a Manchester Old Road

139 Manchester Old Road
141 Manchester Old Road
143 Manchester Old Road
145 Manchester Old Road
147 Manchester Old Road
149 Manchester Old Road
151 Manchester Old Road
153 Manchester Old Road
155 Manchester Old Road
157 Manchester Old Road
159 Manchester Old Road
161 Manchester Old Road
163 Manchester Old Road
165 Manchester Old Road
167 Manchester Old Road
169 Manchester Old Road
171 Manchester Old Road
173 Manchester Old Road
175 Manchester Old Road
177 Manchester Old Road
179 Manchester Old Road
2 Broomfield Park

3 Broomfield Park

4 Broomfield Park

March 2022

114 Manchester Old Road (Clever Cloggs Nursery)

Limefield Leisure Park Utility Building

Substantial

The Pavilion, 120 Manchester Old Road, (Lyndhurst Care Assisted Living Residenc(Local Interest Grade 1

Slight
Local Interest Grade 2
Slight
Slight
Slight
Slight
Slight

133-137 Manchester Old Rd, Middleton, Manchester M24 4DZ (Peterloo Medical Ce Substantial

Substantial
Substantial
Substantial
Substantial

Local Interest Grade 2
Local Interest Grade 2
Local Interest Grade 2
Local Interest Grade 2
Local Interest Grade 2
Local Interest Grade 2
Local Interest Grade 2
Local Interest Grade 1
Local Interest Grade 1
Local Interest Grade 1
Local Interest Grade 1
Substantial
Substantial
Substantial
Substantial
Substantial
Substantial

Slight

Slight

Slight
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