
PLANNING & TRANSPORTATION REGULATORY PANEL
PART I
SECTION 1: APPLICATIONS FOR PLANNING PERMISSION

APPLICATION No: 16/68464/FUL
APPLICANT: Foregate Limited
LOCATION: Former Lyceum Theatre, Church Street, Eccles M30 0LZ
PROPOSAL: Part demolition of existing building and construction of an eight-

storey side and rear addition comprising 82 apartments, 
commercial unit (Use Classes A1, A2, B1, D1 and D2) measuring 
178 square metres and car and bicycle parking

WARD: Eccles

Description of site and surrounding area 

The subject site is located on the north-east corner of the Church Street and Mather Road junction, Eccles. The 
site measures approximately 1,600 square metres and accommodates the former Lyceum Theatre. This Grade 
II listed building was most recently used as a bingo hall though has long-since been vacated. Though both the 
Church Street and Mather Road walls remain is generally good condition, the remainder of the building is in a 
state of disrepair. This includes the original auditorium at the rear.

The building occupies the southern part of the site only. The rear part is largely open and unkempt.



Figure 1: Former Lyceum Theatre as viewed from Church Street, Eccles

Figure 2: Rear of site as viewed from Mather Road

A housing estate is located immediately to the east. This estate comprises a number of multi-storey apartment 
buildings and spacious communal gardens. Eccles town centre is located a short distance beyond this.



To the west of the site, along Church Street, stands a row of buildings used for a variety of commercial 
purposes. This includes a number of local convenience uses. Land to the north of this and the subject site is 
generally used for residential purposes. 

To the south of the site, across Church Street, lies a public park. A short distance to the east of this stands St. 
Mary’s Church whilst to the west stands a public house (The Dog and Partridge). Both of these buildings are 
locally listed.

Description of proposal 

The following description of the proposed development is as it appears on the amended plans received on 14 
November 2018. These plans supersede all previous iterations of the application plans and form the basis of 
this assessment.

This application seeks permission to demolish all but the street walls and associated structures of the existing 
former theatre on site and construct an eight-storey mixed-use building in its place. This building would be built 
up to the Church Street frontage alongside the existing street wall and be setback from the Mather Road 
frontage. 

At ground floor level the building would comprise a resident’s lobby/reception, post room and 63-space secure 
bicycle store. Access to this store may be obtained via the adjacent under croft car park. This car park would 
comprise 44 parking spaces and may be accessed via Mather Road.

What was the foyer of the former theatre would be largely retained and re-used as a non-residential space. This 
space would measure 178 square metres and could accommodate A1 (shops), A2 (financial and professional 
services), B1 (business), D1 (non-residential institution) or D2 (leisure and assembly) uses. 

The upper levels of the building would be arranged around a central walkway. This walkway would feature a 
landscape garden at first floor level and extend upward through the building.

Access to all 82 proposed apartments may be obtained via this walkway. Of these apartments, 49 would 
comprise one bedroom, 31 would comprise two bedrooms and two would comprise three bedrooms.

The development would be largely finished in brick. Though this brick would complement that of the retained 
street walls, it would not match this brick exactly. This is to provide distinction between the original listed 
structure and new elements.

  



Figure 3: The proposed development as viewed from Church Street

Figure 4: Alternate view of proposed development from Church Street 



Publicity

Site notice: Two public notices were displayed on site on 16 November 2018. One notice was placed adjacent 
to the Church Street frontage and the other adjacent to the Mather Road frontage.
Reason: Wider publicity and on the basis the addition would affect a listed building.

Press advert: Manchester Weekly News, Salford Edition, 29 November 2018
Reason: Wider publicity and on the basis the addition would affect a listed building.

Neighbour notification 

Notice of the amended plans was sent to 204 surrounding properties on 16 November 2018. 

Representations 

12 objections were received in response to the amended plans. The concerns of objectors are:

 The proposal does not represent sustainable development;
 The scale and design of the building do not complement the built form character of the surrounding 

area;
 The proposed number of apartments is excessive;
 There is no need for a development of this nature in Eccles;
 Is there a market for three-bedroom apartments in this location?;
 Affordable housing should be provided on site;
 Given only 44 car parking spaces would be provided on site, the development will increase demands for  

on-street parking spaces in the surrounding area, particularly along Mather Road;
 Mather Road is not able to comfortably accommodate construction traffic/access/building works given it 

is narrow and one way only;
 The impact of the development upon the general amenity of surrounding residents, including by way of 

the noise generated during the construction phase;
 Overshadowing of adjacent dwellings;
 The land may be contaminated and as such is not suitable for residential use; 
 How will waste be managed?;
 The impact of a new retail use on site upon existing surrounding businesses;
 The non-residential tenancy should not be occupied by an A5 (hot food takeaway) use. Too many such 

uses exist in this area;
 The impact of the development upon local infrastructure, including health services;
 The development would facilitate anti-social behaviour; and
 The submitted technical surveys are out-of-date and do not reflect current conditions.

Importantly, between July 2016 and November 2017, 64 objections were also received in response to previous 
iterations of the application plans. As previously noted, all previous iterations have now been superseded. 

Whilst a number of original objectors did not submit representations in response to the amended plans, all 
remain registered parties. 

Site history

A number of planning permissions and Listed Building Consents have previously been issued for a variety of 
building works on site. Those of most relevance to this application are:

- 04/48818/LBC - Part demolition of existing building, internal alterations, alterations to elevations, 
increase in roof height and construction of a three-storey enclosed stairwell to accommodate 23 new 
apartments. Permission issued 8 November 2004.

- 05/51089/FUL and 05/51404/LBC - Demolition of rear extension, alterations to elevations, increase roof 
height and construction of a five-storey rear extension to accommodate 37 apartments and two retail 
units, associated landscaping and car parking. Permission issued 1 December 2005. 



- 08/55885/FUL and 08/55886/LBC - Part demolition of listed building, retention of Church Street 
elevation and part Mather Road elevation and construction of a six-storey extension to accommodate 
92 apartments, A1 unit and D1/D2 unit. Permission issued 24 July 2008.

Consultations

The following responses have been received from consultees -

 Design for Security - The physical security measures noted in Section 4.0 of the Crime Impact 
Statement (CIS) submitted in support of the application should be incorporated into the building. 

 Drainage Officer (Urban Vision) - The site measures less than one hectare and is located in Flood Zone 
1. Given this, a Flood Risk Assessment (FRA) is not required. Residential uses are classed ‘More 
Vulnerable’ in Flood Zone 1. There is a risk of up to 300mm surface water flooding across the site. 
Surface water run-off should not exceed 50% of the existing. A Detailed Drainage Strategy is required. 
This Strategy should include a Drainage Design Statement explaining how the site drainage system 
operates. Source control Sustainable Urban Drainage (SUDs) initiatives should be incorporated into the 
development. 

 Environment Officer (Urban Vision) - Air: The site is located outside the bounds of the Council’s Air 
Quality Management Area (AQMA). Given the limited number of car parking spaces that would be 
provided on site it is unlikely the development would impact upon local air quality. Dispersion modelling 
shows that Nitrogen Dioxide (NO2) levels measured at the building’s facades would be well below EU 
standards (29 UG/M3). 

Notwithstanding the submitted air quality assessment is three years old, it remains relevant. Updated 
local highway data shows that traffic increases in this area have been limited since the assessment was 
completed and not to the extent that would further impact upon local air quality. Importantly, bus and 
HGV movements have decreased since 2015.    

Electric vehicle charging infrastructure should be provided on site to encourage the use of ultra-low 
emission vehicles. Measures should also be put in place to control dust during both the demolition and 
construction phases. 

Noise: The local noise environment is dominated by nearby highways, including Liverpool Road/Church 
Street. Though the submitted noise impact assessment is dated it again remains relevant. This 
assessment recommends the use of acoustic glazing and mechanical ventilation systems and this is 
accepted. 

Noise associated with the ground level non-residential tenancy may impact upon the general amenity of 
future residents. Given this, a noise mitigation scheme is required. This scheme should detail the 
operating hours of the tenancy (including delivery times) and confirm that all plant and equipment 
associated with it will not exceed typical background noise levels by -5dBA. 

Land Contamination: The site has previously been used as a cotton mill and a print works and as such 
may be contaminated. Given the site will however be capped, remnant contaminants pose only a limited 
risk to future residents. Made ground may however generate certain gases and these pose a higher risk 
to residents. As such, further site investigations are required. 

 Highways Officer (Urban Vision) - There is need to amend existing Traffic Regulation Orders (TROs) 
along Mather Road to accommodate the development. This includes removing some double yellow 
lines, altering existing limited parking bays, introducing a long loading bay and the provision of junction 
protection north of the site access point.

In addition to this, all disused light wells should be removed and footways re-surfaced where necessary. 

Disabled parking spaces should be provided on site. 



A multi-tier bicycle racking system should also be installed. This system allows both the wheels and 
frame of a bicycle to be fully secured. 

 Greater Manchester Archaeological Advisory Service (GMAAS) - The complete demolition of the 
building as originally proposed represented ‘substantial harm’ (as defined by the National Planning 
Policy Framework (NPPF)). The street walls and associated elements of the building would now be 
retained. If the Local Planning Authority resolves to grant permission, the building should first be 
surveyed and recorded for future generations.

 Greater Manchester Ecology Unit (GMEU) - No objection. Notwithstanding the bat survey dates from 
2015, no further surveys are required. An informative should be included on any permission issued 
advising that if bats are encountered/suspected during the demolition phase, all works shall cease 
immediately and a suitably qualified bat worker engaged to advise how best to proceed. In addition to 
this, a condition should be added to any permission issued requiring the submission of a method 
statement detailing how Japanese Knot Weed (JKW) will be eradicated and/or controlled. 

 Historic England - The street walls of the building would now be retained and this is welcome. These 
parts of the building make a positive contribution to the street scene and allow its original use to be 
observed. 

The loss of the auditorium would however remove elements which are fundamental to the function and 
significance of the original use and this would cause a high level of harm. This would however be less 
than ‘substantial’. On this basis, consideration should be given to the provisions of Paragraph 196 of the 
NPPF. This paragraph requires an assessment of the public benefits of a scheme, including, where 
appropriate, securing the optimum viable re-use of a listed building. 

Though Historic England does not object to the application, the Local Planning Authority should be 
satisfied that clear and convincing justification has been provided for the loss of the auditorium in 
accordance with the provisions of Paragraph 194 of the NPPF. This includes that no alternate options 
exist, including the retention of a greater amount of original fabric to better preserve the significance of 
the building. 

 Theatre's Trust - The Trust withdraws its previous objection as this relates to the extent of the building 
to be demolished. The Trust however maintains its objection to the loss of this community/cultural 
facility. The applicant has not provided an analysis of the need for the building in accordance with the 
provisions of Retained Policy EHC4 of the Salford UDP and Paragraph 92 of the NPPF. As a minimum, 
the proposed non-residential space should be occupied by either a D1 (non-residential institution) or D2 
(assembly and leisure) use.

Planning policy

Development Plan Policy

Unitary Development Plan ST1 - Sustainable Urban Neighbourhoods
This policy states that development will be required to contribute towards the creation and maintenance of 
sustainable urban neighbourhoods.

Unitary Development Plan ST15 - Historic Environment
This policy states that historic and cultural assets that contribute to the character of the city will be preserved 
and, wherever possible and appropriate, enhanced.

Unitary Development Plan DES1 - Respecting Context
This policy states that development will be required to respond to its physical context and respect the positive 
character of the local area in which it is situated and contribute towards a local identity and distinctiveness.

Unitary Development Plan DES2 - Circulation and Movement
This policy states that the design and layout of new development will be required to be fully accessible to all 
people, maximise the movement of pedestrians and cyclists through and around the site safely, be well related 



to public transport and local amenities and minimise potential conflicts between pedestrians, cyclists and other 
road users.

Unitary Development Plan DES7 - Amenity of Users and Neighbours
This policy states that all new development, alterations and extensions to existing buildings will be required to 
provide potential users with a satisfactory level of amenity in terms of space, sunlight, daylight, privacy, aspect 
and layout.  Development will not be permitted where it would have an unacceptable impact on the amenity of 
occupiers or users of other development.

Unitary Development Plan DES8 - Alterations and Extensions
This policy states that planning permission will only be granted for alterations or extensions to existing buildings 
that respect the general scale, character, rhythm, proportions, details and materials of the original structure and 
complement the general character of the surrounding area.

Unitary Development Plan DES9 - Landscaping
This policy states that hard and soft landscaping should be provided where appropriate that is of a high quality 
and would enhance the design of the development, not detract from the safety and security of the area and 
would enhance the attractiveness and character of the built environment.

Unitary Development Plan DES10 - Design and Crime
This policy states that developments must be designed to discourage crime, antisocial behaviour, and the fear 
of crime. Development should i) be clearly delineated ii) allow natural surveillance iii) avoid places of 
concealment iv) encourage activity within public areas.

Unitary Development Plan H1 - Provision of New Housing Development
This policy states that all new housing will contribute toward the provision of a balanced housing mix; be built at 
an appropriate density; provide a high quality residential environment; make adequate provision for open space; 
where necessary make a contribution to local infrastructure and facilities required to support the development; 
and be consistent with other policies of the UDP.

Unitary Development Plan H5 - Provision of Residential Accommodation within Existing Buildings
This policy states that the subdivision of dwellings or conversion of non-residential properties to residential use 
will only be permitted when the proposal would not have an unacceptable impact on the amenity of 
neighbouring properties or the character of the area by reason of noise and disturbance: loss of privacy; design 
and appearance; cumulative effects of concentration and parking and service arrangements.

Unitary Development Plan H8 - Open Space Provision Associated with New Housing Development
This policy states that planning permission will only be granted where there is adequate and appropriate 
provision for formal and informal open space, and its maintenance over a twenty-year period. Standards to be 
reached will be based upon policy R2 and guidance contained within Supplementary Planning Documents.

Unitary Development Plan EHC4 - Reuse of Existing Health and Community Facilities
This policy states that planning permission for the reuse or redevelopment of existing or former health or 
community facilities will be granted where there is a clear lack of demand for the existing use, or alternative 
provision is made and where the development is consistent with the other policies and proposals of the UDP.

Unitary Development Plan A2 - Cyclists, Pedestrians and the Disabled
This policy states that development proposals, road improvement schemes and traffic management measures 
will be required to make adequate provision for safe and convenient access by the disabled, other people with 
limited or impaired mobility, pedestrians and cyclists.

Unitary Development Plan A8 - Impact of Development on Highway Network
This policy states that development will not be permitted where it would i) have an unacceptable impact upon 
highway safety ii) cause an unacceptable restriction to the movement of heavy goods vehicles along Abnormal 
Load Routes.

Unitary Development Plan A10 - Provision of Car, Cycle and Motorcycle Parking in New Developments
This policy states that there should be adequate provision for disabled drivers, cyclists and motorcyclists, in 
accordance with the Council’s minimum standards; maximum car parking standards should not be exceeded; 



and parking facilities should be provided consistent with the provision and maintenance of adequate standards 
of safety and security.

Unitary Development Plan EN17 - Pollution Control
This policy states that in areas where existing levels of pollution exceed local or national standards, planning 
permission will only be granted where the development incorporates adequate measures to ensure that there is 
no unacceptable risk or nuisance to occupiers, and that they are provided with an appropriate and satisfactory 
level of amenity.

Unitary Development Plan EN19 - Flood Risk and Surface Water
This policy states that any application for development that it is considered likely to be at risk of flooding or 
increase the risk of flooding elsewhere will need to be accompanied by a formal flood risk assessment. It should 
identify mitigation or other measures to be incorporated into the development or undertaking on other land, 
which are designed to reduce that risk of flooding to an acceptable level.

Unitary Development Plan CH1 - Works to, and Demolition of, Listed Buildings
This policy states that proposals for the alteration, extension, change of use or demolition of a listed building will 
be considered in relation to the effect on the importance of the building; the particular features of the building, 
the buildings setting and contribution to the local scene and extent to which the proposed works would bring 
substantial benefits for the community. Proposals involving the alteration, extension, change of use or partial 
demolition of a listed building will be permitted only where it would preserve or enhance the character and 
features that would contribute towards the reasons for its listing.

Unitary Development Plan CH2 - Development Affecting the Setting of a Listed Building
This policy states that development will not be granted that would have an unacceptable impact on the setting of 
any listed building.

Unitary Development Plan CH5 - Archaeology and Ancient Monuments
This policy states that planning permission will not be granted for development that would have an unacceptable 
impact on an ancient monument, site or feature of archaeological importance, or its setting. Planning conditions 
will be imposed to record and evaluate, excavate and preserve remains of local archaeological value, prior to 
the commencement of the development.

Unitary Development Plan DEV5 - Planning Conditions and Obligations
This policy states that development that would have an adverse impact on any interests of acknowledged 
importance, or would result in a material increase in the need or demand for infrastructure, services, facilities 
and/or maintenance, will only be granted planning permission subject to planning conditions or planning 
obligations that would ensure adequate mitigation measures are put in place.

Other material planning considerations

National Planning Policy

National Planning Policy Framework (NPPF)
National Planning Policy Guidance (NPPG)

Local Planning Policy

Supplementary Planning Document - Design
This document  reflects the need to design in a way that allows the city to support its population socially and 
economically, working with and inviting those affected into an inclusive decision making process. Equally, 
development must contribute to the creation of an environmentally sustainable city supporting the natural 
environment minimising the effects of, and being more adaptable to, the potential impact of climate change.

Supplementary Planning Document - Design and Crime
The design and crime supplementary planning document is used to help assess and determine planning 
applications and is intended to guide architects, developers, landscape architects and urban designers in 
designing out crime.



Supplementary Planning Document - Sustainable Design and Construction
This policy document expands on policies in Salford’s Unitary Development Plan to provide additional guidance 
for planners and developers on the integration of sustainable design and construction measures in new and 
existing developments.

Supplementary Planning Document - Planning Obligations
This policy document expands on the policies in Salford’s Unitary Development Plan to provide additional 
guidance on the use of planning obligations within the city. It explains the city council’s overall approach to the 
use of planning obligations, and sets out detailed advice on the use of obligations in ensuring that developments 
make an appropriate contribution to: affordable housing, open space, education, transport, public realm, and 
other infrastructure and services where appropriate. 

Planning Guidance - Housing
The purpose of the guidance is to ensure that the residential development coming forward in Salford contributes 
to establishing and maintaining sustainable communities, tackles the specific housing and related issues that 
face Salford, and helps to deliver the vision and strategy of the UDP, the Housing Strategy and the Community 
Plan.

Planning Guidance - Flood Risk and Development
The overarching aim of the planning guidance is to ensure that new development in areas at risk of flooding in 
the city, is adequately protected from flooding and that the risks of flooding are not increased elsewhere as a 
result of new development.

Appraisal 

Following the publication of the NPPF it is now necessary to consider the weight which can be given to the 
policies of the Council's development plan.
 
It is considered that those policies of the plan relevant to this application can be afforded due weight given the 
criteria of each is consistent with the NPPF.

The principle of the development

The NPPF expresses a clear presumption in favour of sustainable development and states that there are three 
dimensions to this; economic, social and environmental. In order to achieve sustainable development, 
economic, social and environmental gains must be realised jointly and simultaneously. 

This application represents the consolidation of an existing brownfield site within an established urban area and 
within close proximity to a variety of facilities, services and employment opportunities. This includes a number of 
local conveniences within the adjacent Eccles town centre and bus, Metrolink and rail services. These services 
provide direct access to facilities/services/employment opportunities further afield, including those within Salford 
Quays and Manchester city centre. On this basis, it is considered that the proposed development represents a 
sustainable outcome in accordance with the overarching objectives of the NPPF and Retained Policy ST1 of the 
Salford UDP. 

Importantly, it is considered that the redevelopment of the site for residential purposes also accords with the 
provisions of Retained Policy EHC4 of the Salford UDP. This policy states permission for the reuse or 
redevelopment of existing or former …community facilities will be granted (only) where there is a clear lack of 
demand for the existing use, or alternative provision is made and where the development is consistent with the 
other policies and proposals of the UDP.

This is complemented by Paragraph 92 of the NPPF which seeks to preserve community facilities, particularly 
where these serve the day-to-day needs of local groups.

It is understood that the existing building was vacated approximately 20 years ago. Whilst a number of planning 
applications have been lodged for various building works on site in the interim, none of these sought to establish 
new community facilities. This, together with the fact the building has remained vacant for some time, suggests 
there is no demand for such uses in this location. Given this, it would seem the day-to-day needs of local groups 
are satisfied elsewhere and as such the application accords with the provisions of Retained Policy EHC4.



Whilst a building of this scale could indeed be re-used as a community meeting space (or many spaces), 
significant investment would be required for this. Given community uses do not typically generate notable 
returns, any such use here may not be viable. Indeed, the redevelopment of the site for residential purposes is 
viable only on the basis of the form and quantum of apartments proposed (this point is discussed further 
overleaf). It is typically accepted that residential uses offer the highest and best returns and on this basis any 
use which generates lesser returns (and which would require significant up-front investment) would not likely be 
viable.

Given this, and the fact that the re-use of the site for residential purposes is generally consistent with other 
relevant policies of the Salford UDP, it is considered that the development is acceptable in principle and does 
not undermine the intent of Retained Policy EHC4 or Paragraph 92 of the NPPF. Importantly, the former foyer of 
the theatre would be re-used for non-residential purposes. This includes D1 (non-residential institutions 
including health centres, day nurseries and training centres) and D2 (assembly and leisure) uses. Given this, 
there remain opportunities to incorporate community-related uses on site. 

Dwelling mix

Policy HOU1 of the Council’s Housing Planning Guidance encourages houses, as opposed to apartments, in 
this area. This policy also states however that apartments are the most appropriate form of development within 
the bounds of identified town and neighborhood centres. Whilst the site is not located within the bounds of 
Eccles town centre, it is only a short distance outside it and as such remains accessible. To this end, it is 
considered that the provision of apartments here again represents a sustainable outcome. 

Policy HOU2 of the Guidance states that where apartments are preferred, a broad mix should be provided. This 
includes in terms of both overall size and the number of bedrooms. Preferably, the majority of apartments would 
comprise two or more bedrooms and measure no less than 57 square metres. This is to ensure they can 
reasonably be adapted to suit the changing needs of occupants over time.

The building would comprise 82 apartments. Of these, 33 (or 40%) would comprise two/three bedrooms and 49 
(60%) would comprise one bedroom. Though this does not accord with the provisions of Policy HOU2, it is 
considered to be acceptable on the basis of both the existing housing offer in this area and viability. 

Such are the margins in this case, the proposed form of the development and apartment mix are the only known 
viable development options. Were a different form or mix required, the site could not be developed. Importantly, 
this position was confirmed by the Council’s Viability Officer during the assessment process.

Whilst again a greater number of two/three bedroom apartments would be preferred, in the context of the 
existing surrounding housing stock, it is considered that the proposed mix would still facilitate the continued 
development of this sustainable community. This is, in part, defined by dwelling mix and the differing household 
groups this accommodates. 

In this case, the surrounding area comprises a variety of dwelling types and sizes, including apartments 
immediately to the east and terrace houses to the north and north-west. These dwellings provide for a variety of 
household groups. The proposed apartments would also provide for these groups as well as other more diverse 
groups, including smaller one or two person households. 

Importantly, whilst the development would comprise a predominance of one bedroom apartments, these would 
be larger than typical (approximately 51 square metres). In addition to this, all two and three bedroom 
apartments would also exceed the minimum size requirements of Policy HOU2. To this end, the smallest two 
bedroom apartment would measure 58.3 square metres and the smallest three bedroom apartment would 
measure 94.4 square metres. These increased size apartments ensure all could reasonably be adapted to suit 
the changing needs of occupants over time as encouraged by policy.

Built form

Retained Policy DES1 of the Salford UDP states that development will be required to respond to its physical 
context, respect the positive character of the local area in which it is situated and contribute towards local 
identity and distinctiveness. 



This is complemented by Retained Policy DES8 which states that planning permission will only be granted for 
alterations or extensions to existing buildings that respect the general scale, character, rhythm, proportions, 
details and materials of the original structure and complement the general character of the surrounding area.

Importantly, this policy also states that the design of alterations and extensions must ensure that the resultant 
building appears as an attractive and coherent whole. Any modifications resulting in an unacceptable impact on 
the appearance of the building, or failing to retain the building’s key features, will not be permitted.

In addition to this, and given the application includes the part demolition of a listed structure, consideration must 
also be given to the provisions of Retained Policy CH1 of the Salford UDP. As relevant to this application, this 
policy states that the total or partial demolition of a listed building …will be permitted only where:

a. It is not practicable or economically feasible to continue to use the building for its existing or a previous 
use; and

b. It can be clearly demonstrated that there is no other viable use of the building and no alternative viable 
means of securing its preservation…

Consideration must also be given to the provisions of Retained Policy CH2. This policy states that planning 
permission will not be granted for development that would have an unacceptable impact on the setting of any 
listed building.

Historic England is of the view that the proposed development, including the demolition of the auditorium and 
retention of the street walls, represents a high, albeit less than substantial, level of harm.

In accordance with Paragraph 196 of the NPPF therefore, consideration should be given to the public benefits 
the scheme may generate, including the optimum viable re-use of the building. Though Historic England does 
not object to the application, it advises that if the Council resolves to grant permission, it must first be satisfied 
that clear and convincing justification for the part demolition of the building has been provided. This includes 
whether or not better alternatives exist, such as the retention of a greater degree of original fabric.

The form of the proposed development is the result of a financial analysis of the site and related viability issues. 
Whilst this more formulaic approach is not typical, it was necessary in this case given the significant investment 
now required to ensure the safe and appropriate redevelopment of the site. Importantly, during pre-application 
discussions, the Council’s Consultant Surveyor confirmed that the form of the development now proposed is the 
optimum outcome. To this end, clear and convincing justification has now been provided for the extent of 
demolition (and form) now proposed in accordance with Paragraph 194 of the NPPF. Part of this justification is 
the fact that the previous permissions issued for the redevelopment of the site were not financially viable. This, 
to a degree, confirms that no alternative exists. This has again been confirmed by the Council’s Surveyors.

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that when considering an 
application affecting a listed building or it’s setting, 'special regard' should be given to the 'desirability of 
preserving the building and its setting or any features of special architectural or historic interest which it 
possesses.’ In this regard, 'preservation’ is defined as 'the avoidance of harm'. 

Chapter 16 of the NPPF complements this. This chapter recognises that all heritage assets are irreplaceable. 
Paragraph 192 states that ‘Local Planning Authorities should consider the desirability of sustaining and 
enhancing the significance of a heritage asset and putting it to viable re-use consistent with its conservation.’ In 
addition to this, Paragraph 193 states that ‘great weight should be given to an assets conservation, irrespective 
of its level of significance.’ 

Given the condition of the building, there is limited retrievable historic fabric behind the existing street walls. All 
remaining elements are in such poor condition that their value has now been significantly diminished. The image 
overleaf shows the internal condition of the building.



Figure 5: Internal condition of building

The retention of the street walls would preserve the imposing and prominent presence of the building along 
Church Street and continue to provide an illustration of what the building previously was; an urban working-class 
theatre. 

Ideally, the new development along Church Street would be setback behind the retained street wall. This would 
however undermine the viability of the scheme and, in turn, the deliverability of this important local regeneration 
project. On the basis the development would be finished in a different brick to the retained street walls however, 
it will be read as an extension to, and not an original element of, the listed structure. 

Given all this, it is considered that the level of harm caused would be less than substantial and the form of the 
proposed development strikes an appropriate balance between the provisions of Sections 66 of the Planning 
(Listed Buildings and Conservation Areas) Act 1990 and the difficulties associated with developing a site of this 
nature. 

On the basis the development represents less than substantial harm, consideration must again be given to the 
public benefits the scheme may generate. In this case, this includes the retention and, in turn, ongoing 
preservation of valued historic building fabric and its incorporation into a new local regeneration project. This 
ensures the continued presence of this long-established listed structure. In addition to this, the former foyer of 
the theatre would be retained and re-used for non-residential purposes. This might include community-related 
uses. This, together with any commercial use which might also occupy this space, would provide for a degree of 
public access to the building. This, in turn, would allow for a broader appreciation of its significance. This would, 
in addition to recommended conditions requiring the installation of heritage interpretation boards on site, 
generate public benefits in accordance with Paragraph 196 of the NPPF.

In addition to these heritage-related considerations, Officers are of the view that the basic form of the 
development is also appropriate in the context of the built form character of the wider area. Again, this view 
considers the viability of developing this largely derelict site and the costs associated with this.

Whilst the development is sizeable, it nevertheless draws reference to the listed structure. This is most evident 
at parapet level, above which the development would be finished in distinctly different materials to the lower 
levels. This assists in reinforcing the prominence of the street wall of the listed structure. 

Whilst again the form of the development is sizeable, it is considered that the effects of this would be limited. 
For the most part, views of the development from the adjacent housing estate to the east would be restricted, to 
a degree, by existing large scale trees. Though the development would be highly visible from the rear of 



adjacent dwellings to the north fronting Plum Tree Close, it would be setback sufficiently from these properties 
so as to not cause significant visual harm. Sightline diagrams submitted by the applicant confirm that the 
development would be built well within a 45-degree line extending upward from the facing habitable room 
windows of adjacent dwellings. This point is discussed in greater detail below and overleaf. 

Though the development is again sizeable, in the context of this near town centre location, it is considered to be 
acceptable and appropriate to the scale of the retained elements of the building, itself a prominent element of 
the street scene.

On this basis, it is considered that the basic form of the development is appropriate and accords with the 
provisions of Retained Policies DES1 and DES8 of the Salford UDP.

Importantly, the development would also assist in reactivating this stretch of Church Street. At present, land 
extending eastward from Mather Road to the Peel Street/Church Street intersection and Eccles town centre, 
does not feature active uses. The reactivation of the Church Street frontage of the site by way of the 
aforementioned re-use of the foyer for non-residential purposes and the provision of a glazed residents lobby 
adjacent to this, will assist in drawing pedestrians eastward towards Eccles town centre. 

More active elements would also be provided along the Mather Road frontage. This would assist in improving 
what is currently a somewhat derelict intersection with Church Street. This, in turn, would improve the 
pedestrian experience of both Mather Road and Church Street. This experience would be further enhanced by 
the restoration of the Church Street canopy of the building, as required by recommended conditions. 

Amenity impacts

Retained Policy DES7 of the Salford UDP states all new development …will be required to provide potential 
users with a satisfactory level of amenity in terms of space, sunlight, daylight, privacy, aspect and layout. 
Development will not be permitted where it would have an unacceptable impact on the amenity of the occupiers 
or users of other developments.

The site is located outside the bounds of the Council’s Air Quality Management Area (AQMA). Importantly, on 
the basis that only a limited number of car parking spaces would be provided on site, it is unlikely the 
development would itself impact upon local air quality. To assist in maintaining this, it is recommended that six 
car parking spaces be fitted with electric vehicle charging points. This will encourage the use of ultra-low 
emission vehicles and, in turn, further assist in safeguarding air quality. 

Whilst it is anticipated that the development would generate some demand for on-street parking spaces, it is 
considered that the limited number of spaces provided on site would generally discourage vehicle ownership. 
This, in turn, would encourage the use of more sustainable modes of transport. This includes cycling and this, 
together with the increased use of local bus, Metrolink and train services, would again assist in preserving air 
quality.

Whilst the site is subject to traffic noise, in accordance with recommended conditions requiring acoustic 
treatments in accordance with the relevant British Standard, this would not impact upon the general amenity of 
future residents. 

To further safeguard the amenity of residents (as well as existing surrounding residents), it is recommended that 
a condition be included on any permission issued restricting the noise generated by all external plant and 
equipment installed in association with the non-residential tenancy. The noise generated by this plant/equipment 
should not exceed background levels by more than -5dBA as measured from the nearest noise sensitive 
premise. 

Insofar as off-site amenity impacts are concerned, it is noted that whilst the rear five-storey element of the 
development would be constructed directly opposite a row of dwellings fronting Plum Tree Close to the north, 
the proposed separation distance (19.75 metres) would be sufficient to preserve an acceptable degree of 
outlook from facing habitable room windows. Importantly, given the ground level of the building would be set 
approximately 1.8 metres below the ground level of adjacent dwellings, all but the extreme upper part of the 
rear-most element would be constructed within a 25-degree line measured from facing ground floor habitable 
room windows. Again, given the resultant separation distance, as well as the fact the site is located within an 



established urban area and near to an identified town centre where higher scale and density forms are typically 
encouraged, it is considered that no unreasonable amenity impacts, including loss of outlook, would result. 

Whilst the facing wall of the rear five-storey element would feature three banks of windows, these serve a 
communal hallway and kitchens only. These are not considered to be habitable spaces and as such facing 
windows need not be screened. Again, these windows are setback 19.75 metres from the habitable room 
windows of adjacent dwellings.

Whilst the height of the building increases to eight storeys mid-block, this is setback 26.25 metres from adjacent 
dwellings. Though this element would be built within a 25-degree line measured from facing ground and first 
floor level habitable room windows, given again the separation distance which would exist and the desire to 
locate higher scale and density forms in this sustainable location, it is considered that the higher eight-storey 
element of the building is acceptable in this context. 

As previously noted, this higher element would be in-part concealed from view from the east behind existing 
large scale trees (particularly during summer months when these trees are in full bloom). Indeed, when viewed 
from further east along Church Street and from within the boundary of Eccles town centre, the development 
would not be visible.

Though the development would be highly visible from the north along Mather Road, given the separation 
distances which would exist between it and surrounding dwellings, it is considered that neighbouring residents 
would benefit from sufficient visual relief. 

Given this, and the fact that the distinctly contemporary design detailing of the upper levels of the development 
in particular would provide a clear distinction between the original listed structure and new elements, it is 
considered that the development would not impact upon the visual amenity of the surrounding area in 
accordance with the provisions of Retained Policy DES7 of the Salford UDP.

Highways matters

Paragraph 109 of the NPPF states that applications for planning permission should only be refused on highways 
grounds where the residual impacts of a development are considered to be severe. 

In addition to this, Retained Policy A8 of the Salford UDP states that development will not be permitted where it 
would ….have an unacceptable impact on highway safety …by virtue of traffic generation, access, parking or 
servicing arrangements…

In accordance with Appendix C of the Salford UDP, a maximum of 123 standard car parking spaces may be 
provided on site in association with the residential component of the development. This equates to an average 
of 1.5 spaces per dwelling. In addition to this, in accordance with Appendix B, a minimum of four disabled 
person’s car parking spaces and 16 secure bicycle parking spaces should be provided in association with the 
residential component. 

The maximum number of standard car parking spaces which may be provided in association with the non-
residential tenancy (applying the retail rate) is eight. In addition to this, a minimum of three disabled person’s 
parking spaces and two secure bicycle parking spaces are also required in association with this tenancy.

The development would comprise 44 standard car parking spaces, 63 secure bicycle parking spaces and no 
disabled person’s parking spaces.

Whilst the number of standard parking spaces provided complies and the number of bicycle parking spaces far 
exceeds the requirements of the Salford UDP, it is considered that a minimum of four disabled person’s parking 
spaces should also be provided on site in association with the residential component. Whilst ideally three 
additional disabled person’s spaces would be provided in association with the non-residential tenancy, on the 
basis the on site car park is secure and not accessible to third parties (including customers of the non-
residential tenancy) the provision of these spaces would be problematic. 

It is recommended that a condition therefore be included on any permission issued requiring a minimum of four 
disabled person’s car parking spaces on site.



As previously noted, the site is in a highly accessible location and as such future residents will benefit from 
immediate access to a number of sustainable transport options, including local bus, Metrolink and rail services. 
These services provide direct access to local facilities/amenities/employment opportunities as well as those 
further afield. 

It is considered that this suite of alternate transport options and the proximity of local facilities / amenities / 
employment opportunities will reduce demand for on-street parking spaces. The use of sustainable transport 
options must however be engrained in residents upon first occupation of the building and not as a later measure 
to curb unsustainable parking demands. To this end, in the interests of ensuring a truly sustainable 
development, it is recommended that a condition be included on any permission issued requiring the submission 
of a Travel Plan detailing the measures that will be implemented to promote the use of sustainable options. This 
might include the provision of bus and Metrolink passes to residents and/or bicycle discount coupons.  

Importantly, should the development generate any residual demand for on-street parking spaces, this could be 
accommodated by way of alterations to existing Traffic Regulation Orders (TROs), as advised by the Council’s 
Consultant Highways Officer. This includes the removal of identified double yellow lines, alterations to existing 
limited parking bays and the introduction of a long loading bay. These measures would allow for additional on-
street parking for both existing and new residents. It is recommended that a condition requiring these measures 
be added to any permission issued.

Landscaping and ecology

Retained Policy DES9 of the Salford UDP states that developments will be required to incorporate appropriate 
hard and soft landscaping…

On the basis that the proposed building would be built across the entirety of the site, opportunities to provide 
meaningful (and publically visible) landscaping are limited. The communal amenity space at first floor level is the 
only part of the site upon which landscaping could be provided and it is considered that the proposed treatment 
of this space is acceptable. This includes the provision of low level vegetation, larger trees and seating. It is 
considered that this treatment would provide future residents with a more pleasant and amenable transition 
space to/from their apartments and assist in softening their general outlook.  

Given the generally more robust built form character of the immediate surrounding area, it is considered that the 
proposed landscape treatment of the site is appropriate in context and accords with the provisions of Retained 
Policy DES9 of the Salford UDP.

Importantly, to prevent the further spread of Japanese Knot Weed (JKW), it is recommended that a condition be 
included on any permission issued requiring the submission of a method statement detailing how this invasive 
species will be eradicated/controlled.

In addition to this, in accordance with the Conservation of Habitats and Species Regulations 2010 (Amended 
2012) certain activities affecting European Protected Species (EPS), including damage to/the destruction of a 
breeding site or resting place, are prohibited. Though GMEU has advised it is unlikely bats inhabit the building, it 
is recommended that an informative be included on any permission issued advising the developer of the 
provisions of the Regulations. It is also recommended that an informative be included on any permission issued 
advising the applicant that it is an offence to remove, damage or destroy the nest of a wild bird while it is being 
built or in use.

Drainage

Retained Policy EN19 of the Salford UDP states that development …will not be permitted where it would …be 
subject to an unacceptable risk of flooding, materially increase the risk of flooding elsewhere or result in an 
unacceptable maintenance liability for the city council or any other agency in terms of dealing with flooding 
issues.

It is highly likely the site is contaminated. Given this, infiltration may not be possible and as such surface water 
may need to be directed to the Council drainage system. To limit impacts upon this system, it is recommended 
that a condition be included on any permission issued requiring the submission of a site drainage strategy. This 
strategy should include source control SUDs devices such as private water tanks and green/blue roofs. These 



devices will assist in reducing run-off rates which, in accordance with recommended conditions, would not 
exceed 50% of the existing.
 
It is also recommended that a condition be included on any permission issued requiring the submission of a site 
drainage system management and maintenance plan. This plan will assist in ensuring that the drainage system 
is appropriately managed/maintained throughout its lifetime.

Land contamination

Retained Policy EN17 of the Salford UDP states that in areas where existing levels of pollution exceed local or 
national standards, planning permission will be granted for environmentally sensitive developments only where 
the development incorporates adequate measures to ensure that there is no unacceptable risk or nuisance to 
occupiers…

The Council’s Land Contamination Officer has advised that intrusive investigations are required to better 
understand the nature and extent of any contaminated materials on site. This is on the basis that it was 
previously used for industrial purposes. This investigation should also include an assessment of the risks posed 
by contaminants. Where unacceptable risks are identified, appropriate mitigation measures should be provided. 
Prior to the first occupation of the development, a report verifying that all agreed measures have been 
implemented should be submitted for approval.

It is recommended that conditions to this effect be included on any permission issued.

Sustainability

The amended plans show that banks of photo-voltaic panels will be installed at roof level. These panels will 
provide for some of the energy needs of the development and, in turn, reduce the buildings carbon footprint. In 
addition to this, heat share is inherent in a higher-density development of this nature. This will further assist in 
reducing energy consumption and greenhouse gas emissions. A number of apartments will also feature south-
facing habitable room windows. These windows will allow for the natural heating and lighting of habitable rooms. 

Importantly, the development must accord with Building Regulations and the energy efficiency standards 
thereof. Typically, this might include the use of building fabrics which reduce leakage. This includes the 
installation of energy-efficient windows. Low-energy lighting and the installation of low-volume water fittings and 
non-fossil fuel electric, heating and hot water systems might also be expected. 

In addition to these measures, the secure bicycle store on site will assist in encouraging cycling to/from the site 
and this, together with nearby public transport services, will again encourage the use of more sustainable and 
environmentally-friendly modes of transport. 

Planning obligations

The Council’s Planning Obligations Supplementary Planning Document (SPD) details when contributions are 
required and how these are calculated. 

In accordance with this SPD, the site is located in a mid-value area where open space contributions are 
required. In addition to this, contributions may also be required for site specific public realm and transport 
improvements as well as any ‘other’ matter the Council’s deems necessary to mitigate the effects of a 
development.

Importantly, education contributions are not required and neither is affordable housing (either on site or 
contributions for such off-site).

On the basis the development would comprise 203 bed spaces (as defined by Policy OB2 of the SPD), an open 
space contribution of £227,969 is otherwise required.

In addition to this, the Council’s S106 Officer has advised that a public realm contribution of £123,000 should be 
required. This would fund improvements within Eccles town centre to ensure it is a more successful residential 
and retail location. 



In response to this, the applicant submitted a viability assessment. This assessment was reviewed by the 
Council’s Surveyor who subsequently advised that the required contributions could not be sustained.

Whilst no contributions can therefore be sustained, it is recommended that the applicant still be required to enter 
into a legal agreement with the Council in accordance with Section 106 of the Town and Country Planning Act 
1990 to secure those contributions (or parts thereof) otherwise required if the viability of the scheme improves 
during the course of construction. These contributions would only be payable if the future viability of the 
development allowed this. 

Whilst the Council’s Highways Officer has also requested a transport contribution of £6,000 to fund highway 
improvements, this is best secured by way of a condition on any permission issued.

Conclusion

There has long been a desire to secure and appropriately develop this site. The existing structure is listed and 
has become increasingly derelict since it was last vacated. The current owner has previously secured a number 
of permissions to redevelop the site however none have proven to be viable.

The applicant has now devised a form and quantum of uses which are viable and this drives the scheme now 
proposed. Whilst this form is perhaps larger than Officers would typically accept alongside a listed structure, 
mechanisms have been employed to ensure a clear distinction will exist between listed and new elements. This 
includes the use of various materials and visual breaks between the old and new.

Importantly, the increased form of the addition is supported by the sustainability credentials of the site. This 
includes the fact it is located near to a variety of public transport services offering direct access to 
facilities/amenities/employment opportunities near to the site and further afield. The site is also located in close 
proximity to Eccles town centre where increased scale and density forms are encouraged in the interests of 
maximising access to facilities/amenities/employment opportunities. 

This must however be balanced against the fact the site is located adjacent to a residential uses. In order to 
preserve the general amenity of immediately adjacent residents, rear elements of the building have been set 
back from facing habitable rooms windows between 19.75 and 26.25 metres. In the context of this near town 
centre site, it is considered that these separation distances and the visual relief they offer adjacent residents, 
strike an appropriate balance between the need to secure and develop this valued listed building and residential 
amenity.

On this basis, and given the advice of the Council’s Consultant Surveyors that this scheme represents the 
optimum building form for this site, it is recommended that planning permission be granted.
  
Recommendation

It is recommended that planning permission be granted subject to the following conditions and that:

1) The Strategic Director of Environment and Community Safety be authorised to enter into a legal agreement in 
accordance with Section 106 of the Town and Country Planning Act 1990 to secure the following financial 
contributions in the future should it be considered appropriate to do so having undertaken an assessment of the 
viability of the development: 

 Open space - £227,969 for improvements to existing open spaces in the area; and
 Public realm - £123,000 to fund improvements to nearby Eccles town centre

2) That the applicant be informed that the Council is minded to grant planning permission, subject to the 
conditions stated below, on completion of the agreement; and
3) The authority be given to issue the decision on completion of the agreement.

Conditions:

1. The development hereby permitted shall be begun no later than three years beginning with the date of this 
permission.



Reason: Required to be imposed by Section 91 of the Town and Country Planning Act 1990 (as amended).

2. The development hereby permitted shall be carried out in accordance with the following plans:

 Dwg. No. 603/PA/203 entitled ‘Ground floor plan’ prepared by Ochre Building Design Ltd. and dated 
August 2018;

 Dwg. No. 603/PA/204 entitled ‘First floor plan’ prepared by Ochre Building Design Ltd. and dated 
August 2018;

 Dwg. No. 603/PA/205 entitled ‘Second floor plan’ prepared by Ochre Building Design Ltd. and dated 
August 2018;

 Dwg. No. 603/PA/206 entitled ‘Third floor plan’ prepared by Ochre Building Design Ltd. and dated 
August 2018;

 Dwg. No. 603/PA/207 entitled ‘Fourth floor plan’ prepared by Ochre Building Design Ltd. and dated 
August 2018;

 Dwg. No. 603/PA/208 entitled ‘Fifth floor plan’ prepared by Ochre Building Design Ltd. and dated 
August 2018;

 Dwg. No. 603/PA/209 entitled ‘Sixth floor plan’ prepared by Ochre Building Design Ltd. and dated 
August 2018;

 Dwg. No. 603/PA/210 entitled ‘Seventh floor plan’ prepared by Ochre Building Design Ltd. and dated 
August 2018;

 Dwg. No. 603/PA/211 entitled ‘Roof plan’ prepared by Ochre Building Design Ltd. and dated August 
2018;

 Dwg. No. 603/PA/212 entitled ‘Church Street elevation’ prepared by Ochre Building Design Ltd. and 
dated August 2018;

 Dwg. No. 603/PA/213 entitled ‘Mather Road elevation’ prepared by Ochre Building Design Ltd. and 
dated August 2018;

 Dwg. No. 603/PA/214 entitled ‘Eastern elevation’ prepared by Ochre Building Design Ltd. and dated 
August 2018;

 Dwg. No. 603/PA/215 entitled ‘Northern elevation’ prepared by Ochre Building Design Ltd. and dated 
August 2018.

Reason: For the avoidance of doubt and in the interests of proper planning.

3. Notwithstanding the details shown on the approved plans, the development hereby permitted shall not be 
occupied until full details of both hard and soft landscape works have been submitted to and approved in writing 
by the Local Planning Authority. The details shall include, but not necessarily be limited to:

 All hard surface finishes, including permeable paving; and
 Planting plans, specifications and schedules (including plant sizes, species and numbers/densities) 

and a scheme detailing the timing/phasing of all landscape works.

All works shall be carried out in accordance with the approved scheme of timing/phasing or within 18 months of 
first occupation, whichever is the later.

All vegetation planted in accordance with this condition which is removed, uprooted, destroyed, dies, become 
severely damaged or seriously diseased within five years of planting shall be replaced within the next planting 
season by vegetation similar in size and species to that originally required to be planted unless the Local 
Planning Authority gives its consent in writing to any variation.

Reason: To ensure that the site is satisfactorily landscaped having regard to its location and the nature of the 
development in accordance with Policies DES1 and DES9 of the Salford Unitary Development Plan and the 
National Planning Policy Framework.

4. Prior to the commencement of the development hereby permitted (except for demolition and enabling works) 
a Phase 2 Site Investigation report shall be submitted to and approved in writing by the Local Planning 
Authority. This investigation shall address the nature, degree and extent of any contaminated materials on site 
and identify and assess risks to receptors, focusing primarily on risks to human health and the wider 
environment.  



Reason: In the interests of public safety and in accordance with Retained Policy EN17 of the Salford Unitary 
Development Plan and the National Planning Policy Framework.

Reason for pre-commencement condition: Works on site have the potential to liberate contaminated materials 
and the nature of any such materials must first be understood prior to the commencement of development.

5. Should the Phase 2 assessment required by Condition 4 identify any unacceptable risks to receptors, prior to 
above ground works commencing, the applicant shall submit to and have approved in writing by the Local 
Planning Authority a contaminated land remediation strategy. This strategy shall be prepared by a suitably 
competent person(s) and the development shall thereafter be carried out in complete accordance with the 
strategy or any variations thereto, as may be agreed in writing by the Local Planning Authority.

Reason: In the interests of public safety and in accordance with Retained Policy EN17 of the Salford Unitary 
Development Plan and the National Planning Policy Framework.

6. Pursuant to Condition 4 and prior to the first occupation of the development hereby permitted, a verification 
plan shall be submitted to and approved in writing by the Local Planning Authority. This plan shall detail the 
evidence, data and information that will be collected to demonstrate (by way of a future verification report) that 
the works set out in the remediation strategy required by Condition 5 have been completed. The plan shall detail 
any requirements for the long-term monitoring of pollutant linkages, maintenance and contingency 
arrangements.

Reason: In the interests of public safety and in accordance with Retained Policy EN17 of the Salford Unitary 
Development Plan and the National Planning Policy Framework.

7. Pursuant to Condition 6 and prior to the first occupation of the development hereby permitted, a Verification 
Report shall be submitted to and approved in writing by the Local Planning Authority. This report shall validate 
that all required remedial works were completed in accordance with those agreed by the Local Planning 
Authority.

Reason: In the interests of public safety and in accordance with Retained Policy EN17 of the Salford Unitary 
Development Plan and the National Planning Policy Framework.

8. No development shall take place until a Level 3 or 4 programme of archaeological building recording has 
been submitted to and approved in writing by the Local Planning Authority. This programme is to be undertaken 
by a suitably qualified buildings archaeologist and include a detailed background study referencing appropriate 
historic documentation and cartographic, image and index sources as well as details of how all results will be 
disseminated to the local and wider communities.

Reason: In accordance with the provisions of Retained Policy CH5 of the Salford Unitary Development Plan and 
Paragraph 199 of the National Planning Policy Framework.

Reason for pre-commencement condition: The archaeological interests of the building can only be recorded 
prior to the commencement of the development. 

9. Prior to the commencement of any earthworks, a method statement detailing how Japanese Knot Weed 
(JKW) will be eradicated from the site and/or controlled shall be submitted to and agreed in writing to the Local 
Planning Authority. The agreed statement shall be implemented in full and adhered to at all times unless 
otherwise agreed in writing by the Local Planning Authority.
               
Reason: It is an offence under the Wildlife & Countryside Act 1981 to introduce plants or cause to grow wild any 
vegetation listed in Schedule 9, Part 2 of the Act. Species such as JKW are included in this schedule.



10. Prior to the commencement of the development hereby approved, except for remediation works, the 
applicant shall submit to and have approved in writing by the Local Planning Authority:

 Details at a scale of 1:10 of the junctions between retained elements and the new addition; and
 Details at a scale of 1:10 and/or 1:50 where appropriate of all restoration works to the Church Street 

canopy, including its railings. These details shall match the original known details as far as practicable.

All agreed details shall be implemented prior to the first occupation of the development hereby approved and be 
maintained thereafter.

Reason: To ensure the appropriate design and finishing of the building in accordance with the provisions of 
Retained Policies DES1, DES8 and CH1 of the Salford Unitary Development Plan and the National Planning 
Policy Framework.

Reason for pre-commencement condition: The manner in which retained elements will be supported and 
finished must first be understood prior to the commencement of development.

11. No development shall take place, including demolition or excavation works, until a Construction Method 
Statement has been submitted to and approved in writing by the Local Planning Authority. The approved 
Statement shall be adhered to throughout the construction period. The Statement shall include: 

(i) A method statement detailing how the retained elements of the building will be supported during 
both the demolition and construction phases;

(ii) The times of construction activities on site which, unless agreed otherwise as part of the 
approved Statement, shall be limited to between 9am-6pm Monday to Friday and 9am-12 noon 
on Saturdays (no working on Sundays or Bank Holidays). Quieter activities carried out inside the 
building such as electrical works, plumbing and plastering may take place outside of agreed 
working times so long as they do not result in significant disturbance to neighbouring occupiers;

(iii) A comprehensive Traffic Management Strategy (TMS) ensuring off-site disruption is kept to a 
minimum and ensuring no increase in risk to pedestrians and road users during both the 
demolition and construction phases;

(iv) The spaces for and management of site operatives and visitors vehicles;
(v) The storage and management of plant and materials (including loading and unloading activities); 
(vi) The erection and maintenance of security hoardings including decorative displays and facilities 

for public viewing, where appropriate; 
(vii) Measures to prevent the deposition of dirt on the public highway;
(viii) Measures to control the emission of dust and dirt during demolition and construction; 
(ix) A scheme for recycling/disposing of waste resulting from demolition and construction works; 
(x) Measures to minimise disturbance to any neighbouring occupiers from noise and vibration, 

including from any piling activities;
(xi) Measures to prevent the pollution of watercourses; and
(xii) A community engagement strategy which explains how local neighbours will be kept updated on 

the construction process and key milestones and how they can report to the site manager or 
other appropriate representative of the developer instances of unneighbourly behaviour from 
construction operatives. The strategy shall also detail the steps that will be taken when 
unneighbourly behaviour has been reported. A log of all reported instances shall be kept on 
record and made available for inspection by the Local Planning Authority upon request.

Reason:  In the interests of the amenity of neighbours and highway safety in accordance with Retained Policies 
DES7 and A8 respectively of the Salford Unitary Development Plan and the National Planning Policy 
Framework.

Reason for pre-commencement condition: The manner in which the site and surrounding public highways will be 
managed during the construction process must first be understood prior to the commencement of building 
works.

12. Notwithstanding any description of materials upon the application plans, no above ground construction 
works shall take place until samples or full details of all materials to be used externally have been submitted to 
and approved in writing by the Local Planning Authority. This includes samples/details of all facing bricks. These 
bricks shall complement the retained street walls though differ in colour, appearance and/or texture. Details of 



all mortar(s), window frames, glazing, balustrades and rainwater goods are also required. Only the materials so 
approved shall be used in accordance with the terms of this permission.  

Reason: In order to ensure a satisfactory appearance and in the interests of visual amenity in accordance with 
Retained Policy DES1 of the Salford Unitary Development Plan and the National Planning Policy Framework.

13. Prior to the first occupation of the development hereby permitted, the applicant shall submit to and have 
approved in writing by the Local Planning Authority details of a heritage interpretation panel(s) to be displayed 
on site. This panel(s) shall set out the history of the site and the former theatre which occupied it and be 
displayed in a prominent location. The panel(s) shall be displayed as agreed prior to the first occupation of the 
development and maintained thereafter 

Reason: To allow for the future appreciation and understanding of the former theatre which occupied the site in 
accordance with the provisions of Retained Policy CH1 of the Salford Unitary Development Plan and the 
National Planning Policy Framework. 

14. No development except for demolition and remediation works shall take place until a strategy for surface 
water drainage using source control sustainable drainage methods and which includes details of how water 
quality will be improved and how existing surface water discharge rates reduced has been submitted to and 
approved in writing by the Local Planning Authority. The approved strategy shall be implemented prior to the 
first occupation or use of the development hereby approved unless alternative timescales have been agreed in 
writing by the Local Planning Authority.

Reason: To reduce the risk of flooding in accordance with the provisions of Retained Policy EN19 of the Salford 
Unitary Development Plan and the National Planning Policy Framework.

Reason for pre-commencement condition: It is important to understand the potential surface water flooding 
impacts generated by the development and incorporate appropriate mitigation measures into the building during 
the design phase. 

15. Prior to the first occupation of the building hereby approved, a sustainable drainage management and 
maintenance plan for the lifetime of the development shall be submitted to and agreed in writing by the Local 
Planning Authority. This plan shall include as a minimum:

a. Arrangements for adoption by an appropriate body or statutory undertaker or management and 
maintenance by a resident’s management company; and

b. Arrangements for inspection and on-going maintenance of all elements of the drainage system to 
ensure its efficient operation throughout its lifetime.

The development shall subsequently be completed, maintained and managed in accordance with the approved 
plans.

Reason: To ensure that appropriate management and maintenance arrangements are in place to prevent flood 
impacts in accordance with the provisions of Retained Policy EN19 of the Salford Unitary Development Plan 
and the National Planning Policy Framework. 

16. Foul and surface water shall be drained on separate systems.

Reason: To secure proper drainage and to manage the risk of flooding in accordance with the provisions of 
Retained Policy EN17 of the Salford Unitary Development Plan and the National Planning Policy Framework

17. The surface water discharge rate shall not exceed 50% of the existing discharge rate or greenfield 
equivalent, whichever is the greater. 

Reason: To reduce the risk of flooding in accordance with the provisions of Retained Policy EN19 of the Salford 
Unitary Development Plan and the National Planning Policy Framework.

18. Prior to the first occupation of the development hereby permitted, six on site car parking spaces shall be 
fitted with electric vehicle charging points. These points shall be retained in perpetuity and be capable of Type 2 
"Fast" charging and wired to a dedicated 30A spur to provide 7KV charging capacity.



Reason: To encourage the uptake of ultra-low emission vehicles and to safeguard local air quality in accordance 
with the provisions of Retained Policy EN17 of the Salford Unitary Development Plan and the National Planning 
Policy Framework.

19. No development except for demolition and remediation works shall take place until a detailed noise 
mitigation scheme for the building envelope (roof, walls and windows) and habitable rooms (living, dining and 
bedrooms) in accordance with the requirements of British Standard (BS) 8233:2014 (Guidance on Sound 
Insulation and Noise Reduction from Buildings) has been submitted to and approved in writing by the Local 
Planning Authority. 

This scheme shall also include ventilation measures designed in accordance with the ‘Draft ANC Acoustics 
Ventilation and Overheating Residential Design Guide’. These ventilation measures shall also comply with the 
requirements of BS 8233:2014. 

The development shall thereafter be undertaken in accordance with the agreed scheme.

Reason: To safeguard the general amenity of future residents of the building in accordance with the provisions 
of Retained Policy EN17 of the Salford Unitary Development Plan and the National Planning Policy Framework.

20. Prior to the first occupation of the approved apartments a Site Completion Report confirming that all noise 
attenuation measures required in accordance with BS 8233:2014 have been implemented as agreed shall be 
submitted to and approved in writing by the Local Planning Authority.

Reason: To safeguard the general amenity of future residents of the building in accordance with the provisions 
of Retained Policy EN17 of the Salford Unitary Development Plan and the National Planning Policy Framework.

21. Prior to the first occupation of the non-residential tenancy, the applicant shall submit to and agree in writing 
with the Local Planning Authority its opening hours (including associated delivery and collection times).  The 
tenancy shall thereafter operate in accordance with the agreed operating hours unless otherwise agreed in 
writing by the Local Planning Authority.

Reason: To safeguard the general amenity of future residents of the building in accordance with the provisions 
of Retained Policy EN17 of the Salford Unitary Development Plan and the National Planning Policy Framework.

22. Prior to the first installation of any external plant and/or equipment associated with the non-residential 
tenancy, the applicant shall submit to and have approved in writing by the Local Planning Authority a noise 
assessment of this plant/equipment. This assessment shall demonstrate that the rating level (LAeq,T) of all 
plant/equipment when operating simultaneously does not exceed the typical background noise level (LA90,T) by 
more than -5dBA at any time when measured at the boundary of the nearest noise sensitive premise. Noise 
measurements and assessments shall be carried out according to BS 4142:2014 (Methods for rating and 
assessing industrial and commercial sound).  

Reason: To safeguard the general amenity of future residents of the building in accordance with the provisions 
of Retained Policy EN17 of the Salford Unitary Development Plan and the National Planning Policy Framework.

23. The development hereby approved shall not be brought into first use or occupation until such time as a Full 
Travel Plan has been submitted to, and approved in writing by, the Local Planning Authority. 

Within six months of the development hereby approved being brought into first use or occupation, a further 
updated Travel Plan shall be submitted to the Local Planning Authority for approval. This Travel Plan shall 
include updated Plan budget/targets, action plan, Plan Coordinator details, updated Travel Pack information and 
details of on-going incentives (such as weekly/monthly public transport tickets and/or bicycle discount coupons). 
This updated Travel Plan shall be implemented as agreed and reviewed in accordance with the timetable 
embodied therein.

Reason: To ensure that the development makes best use of available sustainable transport options and does 
not impact upon the local highway network in accordance with Retained Policy A8 of the Salford Unitary 
Development Plan and the National Planning Policy Framework.



24. Prior to the first occupation of the development hereby approved, the applicant shall provide a minimum of 
four disabled person’s car parking spaces on site near to resident’s entries. These spaces are to be reserved for 
resident Blue Badge Holders or Blue Badge visitors only as may be necessary.  

Reason: To provide for the needs of residents and visitors with limited mobility in accordance with the provisions 
of Retained Policy A2 of the Salford Unitary Development Plan and the National Planning Policy Framework. 

25. Prior to the first occupation of the development hereby permitted the applicant shall submit to and have 
approved in writing by the Local Planning Authority a Refuse Management Scheme (RMS). This RMS shall 
detail all waste collection arrangements and confirm that no bins will be left on the public highway at any time. 
The agreed measures shall be implemented prior to the first occupation of the development and maintained 
thereafter.

Reason: To ensure appropriate refuse collection arrangements and the safety of pedestrians and other road 
users in accordance with Retained Policy A8 of the Salford Unitary Development Plan and the National Planning 
Policy Framework.

26. Prior to the first occupation of the development hereby permitted, in consultation with the Local Highways 
Authority, the applicant shall submit to and have approved in writing by the Local Planning Authority a scheme 
of Traffic Regulation Orders (TROs) along surrounding streets. This includes, but may not be limited to, the 
removal of identified double yellow lines, alterations to existing limited parking bays, the introduction of a long 
loading bay and the provision of junction protection north of the site access point. The approved scheme shall 
be implemented prior to first occupation. 

Reason: To provide for any residual parking needs of the development and to ensure the safety of pedestrians 
and other road users in accordance with Retained Policy A8 of the Salford Unitary Development Plan and the 
National Planning Policy Framework.

27. The on site bicycle store shall be equipped with multi-tier bicycle racks prior to the first occupation of the 
development hereby permitted and retained as such thereafter.

Reason: To ensure the bicycle store is secure and in turn encourage cycling as a mode of transport to/from the 
site in accordance with the provisions of Retained Policy A2 of the Salford Unitary Development Plan and the 
National Planning Policy Framework.

Notes to applicant

1. The development hereby approved shall be constructed in accordance with Approved Document L of 
the Building Regulations.

2. The applicant is to enter into a S278 legal agreement with the Local Highways Authority and provide the 
funding necessary to facilitate all off-site highways works. The agreement shall also include 
improvements to and the raising of footways surrounding the site, the removal of disused light-wells, the 
provision of dropped kerbs and tactile paving in close proximity to the site and the relocation of any 
street lighting, drainage or other utility services affected by the development. The permission of the 
relevant utility providers must be obtained prior to the commencement of any works.



3. A Dilapidation Survey shall be undertaken following the completion of the development to ensure the 
adopted footways and carriageways adjacent to the site have not been damaged. The use of any non-
standard materials will require a service level agreement with the Local Highways Authority. This will 
include a 30 year commuted sum for maintenance.

4. The applicant is reminded that under the Conservation of Habitats and Species Regulations 2010 
(Amended 2012) it is an offence to disturb, harm or kill bats. If a bat is encountered/suspected during 
the demolition phase, all on site activities shall immediately cease and a suitably licensed bat worker 
employed to advise how best to proceed.

5. The applicant is reminded that under the Wildlife and Countryside Act 1981 (as amended) it is an 
offence to remove, damage or destroy the nest of a wild bird while the nest is in use or being built. 
Planning consent does not provide a defence against prosecution under this Act. If a bird’s nest is 
encountered or suspected work shall immediately cease and a suitably experienced ecologist employed 
to advise how best to proceed.

 
6. The applicant is advised that it is his/her responsibility to adhere to the regulations of Part 2A of the 

Environmental Protection Act 1990, the National Planning Policy Framework (NPPF) and current 
Building Control Regulations with regards to contaminated land. Responsibility to ensure the safe 
development of contaminated land rests with the developer.

7. With respect to gas protection measures the applicant’s attention is drawn to BRE 414 (Protection 
Measures for Housing on Gas-Contaminated Sites). In addition, the requirements of BS8845:2015 
(Code of Practice for the design of protective measures for methane and carbon dioxide ground gases 
for new buildings) should be followed for installation and  the verification requirements of CIRIA C735 
(Good Practice on the Testing and Verification of Protection Systems for Buildings Against Hazardous 
Ground Gasses) will need to be submitted. 

8. Verification of gas protection systems needs to be undertaken during the construction process or it may 
not be possible to discharge related conditions. This can lead to issues with subsequent property 
searches and/or mortgages.

9. The physical security measures noted in Section 4.0 of the Crime Impact Statement submitted in 
support of the application (ref.: 2015/0229/CIS/01 dated 5 November 2018) should be incorporated into 
the development. 

10. Please note the advice of United Utilities as set out in its consultation response dated 28 July 2016 and 
available for viewing on the Council’s electronic case file. 

Useful contacts

Dilapidation Survey:

 The developer shall contact John Horrocks to arrange a full dilapidation/condition survey of all adopted 
highways surrounding the site prior to works commencing. Tel: 0161 603 4046.

Highway Permits/Licensing:

 Applications for all forms of highway permits/licenses shall be made in advance of any works being 
undertaken on the adopted highway. Note: NO boundary fencing shall be erected or positioned on any 
part of the adopted highway without first seeking the relevant permits/licenses from the Local Highway 
Authority. Tel: 0161 603 4046

General Highway Information:

 Requests for general information regarding the adopted highway network shall be directed to the Local 
Highway Authority (John Horrocks, 0161 603 4046).


