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Part 1- Open to the public ITEM NO. 4(a)

REPORT OF THE DEVELOPMENT DIRECTOR

TO THE DEPUTY CITY MAYOR’S PROPRERTY BRIEFING
ON TUESDAY 13TH OCTOBER 2015 

TITLE:  SURPLUS PROPERTY – PEEL GREEN CEMETERY LODGE, LIVERPOOL 
ROAD, ECCLES

RECOMMENDATIONS: 

That the Deputy City Mayor approves the following:

1. That the Council declares Peel Green Cemetery Lodge, Eccles surplus to 
its requirements and instructs Urban Vision accordingly.

2. That Urban Vision arranges for the site to be deconsecrated as required.

3. That Urban Vision market the site for sale by way of informal tender.

EXECUTIVE SUMMARY: 

This property was used by the Environment Services directorate for office purposes 
in connection with Bereavement Services. However, as part of the directorate’s 
review of its services the property was vacated and it has now been declared surplus 
to requirements. 

The Council has considered the potential options for the future use of this asset 
including retention and or re-use by the City Council or a third party as well as 
disposal. It has recommended that the Deputy City Mayor approves the above 
recommendations.

BACKGROUND DOCUMENTS: 

E-Mail to directorates and other consultees on 22nd December 2014 requesting 
comments and expressions of interest in this property. 

Letter to Ward Councillors on 18th December 2014 and requesting comments on this
matter. 
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KEY DECISION: NO

DETAILS: 

TITLE:  SURPLUS PROPERTY – PEEL GREEN CEMETERY, LIVERPOOL ROAD, 
ECCLES

1.0 BACKGROUND

1.1 Peel Green Cemetery Lodge located in Peel Green Cemetery is under the 
control of the Environment Directorate and until recently was used as offices 
by the Bereavement Services section. Following the reorganisation of 
Bereavement Services the building was vacated in June 2012 and has 
recently been declared surplus to the directorate’s requirements.

 
1.2 Urban Vision has been instructed to carry out an option appraisal in relation to 

a possible sale of the property.
 
2.0 DESCRIPTION

2.1 Peel Green Cemetery Lodge is a two-storey nineteenth century property set in 
Peel Green Cemetery. The property is of rendered stone and slate 
construction. The building also has integral public conveniences, which have a 
separate access to the main lodge and are no longer in use

2.2 The Lodge is not nationally listed, but it is locally listed due to its architectural 
and historic interest. The Cemetery is not recorded on English Heritage’s 
Register of Parks and Gardens of Special Historic Interest. The property is 
screened from the public highway by mature trees and a knee high stone built 
wall boundary. However, there is minimal separation between the lodge and 
the adjacent Cemetery. 

2.3 The Lodge can be accessed through the shared un-adopted road, which also 
has pedestrian access and leads to the Cemetery grounds via Verdant Lane. 
There is also a separate pedestrian access point to the east of the site from 
Liverpool Road. The maintenance of such access roads lies with the City 
Council.

3.0 TITLE

3.1 The freehold interest of Peel Green Cemetery including the Lodge was 
conveyed by the Trustees of the late Duke of Bridgewater (‘the Trustees’) to 
The Barton Eccles Winton and Monton Burial Board on 24th December 1877 
(‘the Conveyance’). 

3.2 There are two restrictive covenants that need to be considered when 
disposing of the subject property:



3

(i) The Freehold title includes a restrictive covenant that a hospital will 
not be erected on the Property.  It also includes a covenant that the land 
shall not be used for a purpose that may be deemed a public or private 
nuisance. 

(ii) Development

The Freehold title includes a provision that the ‘Board and their 
successors (the Council and its successors) will not erect or build on the 
site without first submitting plans for approval to the Trustees of the late 
Duke of Bridgewater’s estate’.

3.3 Bridgewater estates land in the main was transferred to The Manchester Ship 
Canal Company and then to Peel Estates. Therefore, there is a possibility that 
the benefit of the requirement to submit plans may be enforceable. It is 
anticipated however that the covenant can be overridden if the City Council 
appropriate the land for planning purposes or alternatively by a future 
purchaser obtaining title indemnity insurance.

3.4 There is a Sentence of Consecration dated 16th June 1879, which applies to 
the whole of the cemetery, apart from those areas occupied by buildings. The 
relevant de-consecration procedure will need to be progressed before any 
disposal. Checks have been made with Bereavement Services to confirm that 
no burials have taken place in the vicinity of the site. 

3.5 Vehicular and pedestrian rights of access over the un-adopted access road 
will need to be granted should the sale of the Lodge be progressed. A 
maintenance regime / service charge may need to be out in place to ensure 
the upkeep of the un-adopted areas. 

4.0 PLANNING

4.1 Peel Green Cemetery dates back to 1879 and the lodge is locally listed for its 
architectural and historic interest, aesthetic value, group value, also social or 
communal value. 

4.2 In general, any re-use and associated alterations would be strongly 
encouraged to respect the architectural and historic character of the building, 
retaining its architectural and historic features. 

4.3 The site itself is unallocated and is situated in an out-of centre location. A use 
ancillary to the cemetery is likely to be most appropriate such as a café or 
florist. Continued use as an office as well as residential use would be 
acceptable although such uses are likely to be highly constrained by the 
location within the Cemetery. 

4.4 With regard to the land to the east of the lodge it would seem reasonable to 
classify this land as previously undeveloped. As such it would be subject to 
the restrictions set out in Paragraph 74 of the national planning policy 
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framework (NPPF) which states that existing open space should not be built 
upon unless: 
o an assessment has been undertaken, which has clearly shown the open 

space, buildings or land to be surplus to requirements; or
o the loss resulting from the proposed development would be replaced by 

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

o the development is for alternative sports and recreational provision, the 
needs for which clearly outweigh the loss. 

4.5 Also, it includes a pedestrian access point into the cemetery via Liverpool 
Road.  Any development of this land could lead to the closure of this entrance, 
but there is alternative pedestrian access to the cemetery via Verdant Lane, 
which is also the main point of access for vehicles. 

4.6 Notwithstanding the second access point, any redevelopment of the land 
should retain the gated entrance and stone wall, both of which are attractive 
features of the cemetery.

4.7 The land is also identified in the council’s adopted green space strategy 
supplementary planning document (SPD) as an area of local semi-natural 
green space. It is however considered that the loss or removal of the small 
area of green space from within the cemetery boundaries, would not 
significantly impact on the council’s adherence to this standard.    

4.8 The main issue of concern with regards to the small area of green space is the 
impact of any built development on this or other parts of the cemetery and the 
locally listed lodge. Initial views are that building on this part of the site should 
be resisted (leaving aside the existing car park). Depending on the nature of 
the reuse of the lodge there may be the potential to incorporate the land within 
any newly defined curtilage. 
    

4.9 As a final point, land in council ownership is not subject to Tree Preservation 
Orders (TPOs), however were the land to be developed or sold, the value of 
the trees would have to be determined, and any TPOs made prior to 
completion of any land sale.    

5.0 RESPONSE TO CONSULTATION

5.1 The usual surplus property consultations have taken place with Ward 
Councillors, the area co-ordinator, neighbourhood manager and other public 
sector organisations as well as all council directorates. No adverse comments 
have been received nor have there been any expressions of interest in the site 
from directorates. 

6.0 DEVELOPMENT POTENTIAL AND MARKET DEMAND.

6.1 Due to the location of the property in the cemetery consideration will have to 
be given to the area of land that is available and the suitability of any 
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proposals for it. Any prospective purchaser seeking to purchase the property 
will need to demonstrate the above through their proposals. 

6.2 Conversion for residential use might be feasible but restrictions on title and 
use within the Cemetery would need to be resolved. 

6.3 Community use of the existing building could fall within the scope of existing 
use, but such uses by their nature are unlikely to generate any significant 
capital receipt or rental income. 

6.4 An adjacent landowner has expressed an interest in purchasing the subject 
property as an extension to the car showroom business. 

6.5 Any options would need to be explored for suitability.

7.0 OPTIONS AVAILABLE
 

Option Detail Advantages Disadvantages
a. Retain for Council 
occupation. 

Identify 
alternative 
Council service 
to take 
occupation. 

May suit specific 
service groups' 
accommodation 
requirements (remote, 
non-institutional).

Re-use of non-core 
accommodation.

Refurb/adaptation 
costs. 

b. Retain and seek to 
let out.

Commercial 
letting as part 
of the Council’s 
managed 
estate.

Potential to secure 
rental income.

Uses for offices 
only.

Initial refurb costs 
likely to limit 
potential for rental 
income in the short 
term.

Open nature of site 
and lack of secure 
grounds/parking 
may limit tenant 
interest.
   

c. Community Asset 
Transfer.

Sale/transfer to 
community 
group for a use 
that retains 
public usage.

Transfers liability to 
third party.

Retains community 
access and use.

Low/minimal capital 
receipt likely due to 
refurb costs.

Suitable user would 
need to be 
identified.

Significant refurb 
costs for ingoing 
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7.0 CONCLUSION

7.1 It is clear from the Planning comments that the property should be retained 
and refurbished rather than being demolished. Analysing the options available 
and consultations carried out to date, there have been no expressions of 
interest from Council directorates in the property.

7.2 The property could be retained and let out as part of the managed estate 
however the building would need to be refurbished to a reasonable standard. 
The costs of refurbishment are likely to present a barrier for potential tenants 
and give rise for extensive rent concessions and/or rent free periods.

7.3 As and when a purchaser is identified further consideration will be given to the 
most appropriate course of action to override the adverse covenant. 

7.4 In view of the above it is recommended that option D is progressed. The area 
proposed to be sold should be the Lodge building and its immediate 
surroundings, although if any prospective purchaser should request a larger 
portion of the blue edged area then the request will be considered. The site is 
to be marketed for sale by way of informal tender subject to the consecrated 
land within the Lodge site being de-consecrated. 

7.5 Any purchaser identified must be able to demonstrate the suitability of their 
proposed use and plans in order to ensure that the building is preserved. 

KEY COUNCIL POLICIES:

 Salford City Council’s Asset Management Plan 

occupier.

User would need to 
be able to show 
evidence of 
business case and 
financial means to 
bear costs of 
occupation.

d. Market for sale and 
deconsecrate the land 
shaded blue on the 
attached plan. 

Open market 
sale

Potential to secure a 
capital receipt on 
disposal.

Secure the future of 
the existing building 
for a suitable 
alternative use.
  

Potential public 
opposition to 
disposal. 

Restriction on use 
and purchasers 
proposed proposals.
De-consecration 
can take time.
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EQUALITY IMPACT ASSESSMENT AND IMPLICATIONS: 

The most effective use of the Council’s assets impacts positively on the community 
and community groups. 

ASSESSMENT OF RISK: Low

LEGAL COMMENTS: Supplied by: Dave Cogan Solicitor Telephone: 0161 219 6043

The proposed sale by way of Informal tender will satisfy the requirements of Section 
123 Local Government Act 1972 to secure the best consideration that can be 
reasonably obtained. 

However, prior to the marketing of the property for sale by Urban Vision, it would be 
preferable to address the various issues raised in this report prior to disposal.

It should also be noted that whilst a local authority can override easements and other 
rights in land that has been appropriated for planning purposes under section 237 of 
the TCPA 1990, the owner of any such third party right, will have a claim for 
compensation, which will be assessed on the basis of loss in value of the claimants 
land as a consequence of the interference or breach. 

FINANCIAL IMPLICATIONS: Supplied by: Chris Mee – Finance Manager 
(Capital/PFI) Ext 0434

There are no financial implications indentified / to be considered within this report, 
however the preferred option of disposal of this building would potentially generate a 
capital receipt for the council.

PROCUREMENT IMPLICATIONS Supplied by 

No procurement implications as it is a disposal by the Council.

HR IMPLICATIONS Supplied by: 

No HR implications as it is a disposal by the Council.

OTHER DIRECTORATES CONSULTED: All directorates have been consulted

CONTACT OFFICER: Russ Nutter TEL NO: 793 2321 
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WARD(S) TO WHICH REPORT RELATES: Winton and Barton


