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

APPLICATION No: 19/73148/FUL

APPLICANT: C/O Jeffrey Bell Architects

LOCATION: 2 Church Street, Eccles, M30 0DF

PROPOSAL: Demolition of existing buildings and redevelopment of the site to 
create three interlinked blocks of 4, 6 and 23 storey high buildings, 
incorporating 272 residential units (C3), with ground floor commercial 
space (to be used flexibly with use classes A1, A2, A3, A4, B1, D1 or 
D2) with associated car parking, landscaping and associated works

WARD: Eccles

Description of Site and Surrounding Area 

The development site is located on the northern edge of the town centre adjacent to Eccles railway station and 
is bounded by the pedestrianised Church Street to the east, Vicarage Grove to the north, Birkdale Grove to the 
west and John William Street to the south. To the north of the site is the M602 motorway connecting 
Manchester and Liverpool. Running side by side with the motorway is the rail line that connects Manchester and 
Liverpool.  

Church Street contains a series of retail units that stretches to the town centre itself. The rear of the retail units 
that front Church Street are accessed from John William Street, to the south east of the site. John William Street 
is largely back of house, service roads and car parking connected to the main town centre retail uses. To the 
west and across Birkdale Grove is a large council owned pay and display surface car park; this car park also 
addresses John William Street. 

The development site area is approximately 0.301ha and is largely built over with two storey retail units fronting 
east onto Church Street and a larger single storey unit covering the west and south of the site. The site houses 



a number of shop and café units; the majority of the space is given over to Booths, a family owned furniture 
business. 

There is a fairly uniform fall across the whole site from north-east to south-west of circa two metres. The 
steepest gradient runs along Church Street which has a fall of approximately 1.9 metres from north to south. 
Vicarage Grove has a fall of approximately 1.5 metres from east to west. Birkdale Grove has a fall of around 1.2 
metres from north to south. John William Street has a nominal fall running west to east. 

Facing the south west corner of the site is the Church of St Mary, a designated heritage asset which is Grade 1 
Listed. To the north of the church there are several locally listed buildings. However, only three of these directly 
face Church Street. Around the edge of the town centre are a number of tall buildings; the buildings comprise 
residential tower blocks to the east and south east and a number of office buildings to west.

Description of Proposal 

The proposal involves demolition of existing buildings and redevelopment of the site to create three interlinked 
blocks of 4, 6 and 23 storey high buildings, incorporating 272 residential units (C3). The development involves 
the demolition of all existing properties within the red line boundary of the site and the erection of a mixed-use, 
multi-storey building comprising one, two and three bed C3 residential apartments along with ground floor 
commercial space (of use classes A1, A2, A3, A4, B1, D1 and D2) and associated car parking, landscaping and 
associated works. 

The accommodation takes the form of a ground plus 4/6 storey podium and ground plus 22 storey tower. The 
podium addresses Church Street, Vicarage Grove (from which the tower rises) and Birkdale Grove and contains 
commercial space, residential lobbies, bin stores and plant and service areas. It also provides 19 no. car spaces 
and 168 no. cycle spaces.  Behind the podium a planted courtyard provides private amenity space for residents. 

Generally, three bed units are in more prominent, elevated positions at the tops of the podium and the tower, 
whereas one bed units have a greater concentration in the podium. Commercial space covers around 685m² of 
the ground floor and is arranged in two sections; smaller single-storey units tie in with the existing shops along 
Church Street, whilst a larger double height unit on the corner of Vicarage Grove and Church Street will create 
an anchor point to the top of Eccles’ main high street whilst activating Vicarage Grove.

Publicity

Site Notice: Non HH Article 15 Date Displayed: 20 March 2019
Reason: Article 13

Site Notice: Non HH setting of listed building Date Displayed: 20 March 2019
Reason: Affecting setting of Listed Building

Press Advert: Manchester Weekly News Salford Edition Date Published: 14 March 2019
Reason: Article 15 Standard Press Notice

Affecting setting of Listed Building

Neighbour Notification 

Thirty-six neighbouring occupiers have been notified of the application.

Representations 

Eleven representations have been received in response to then application publicity.

Immediate neighbours were notified via letter dated 28.02.2019 with a reply by date of 21.03.2019.  11 
individuals have contributed: - 7 objectors; and, 4 supporters.  The comments received can be summarised as 
follows:

 The massing of the proposal is out of context with the immediate area and would have a negative 
impact upon neighbouring property; as a consequence the proposal would have a negative effect on the 
outlook of existing office buildings within the surrounding area making them difficult to let out;



 It would be a real eyesore, totally out of keeping with its immediate surroundings, and that's before the 
undoubted nuisance problem of future residents' vehicles is taken into consideration.

 The proposal would form a substantial site coverage and overdevelopment of the site;
 The proposal would dominate resulting in a significant loss of light to the adjacent properties and have 

little regard to the amenity and setting of the adjacent two-storey buildings;
 The proposal would have a detrimental impact on the light and outlook to the occupiers of the two-

storey neighbouring buildings;
 The 3 units should be more equal in height, reducing the tallest one considerably, enabling the desired 

number of apartments to be obtained over the whole development;
 There are insufficient contextual views of the development - people want to know what this development 

will look like from Church Street, Eccles Station and Eccles Cross. A contextual view from the Church 
Yard showing the relationship between Eccles Church and the proposed block of flats should also be 
included;

 The proposed CGI view from Albert Road Bridge submitted as part of the planning application is also 
misleading and does not show 23 storeys and does not reflect the true extent of the scheme;

 The proposal would also have a significant and detrimental impact on Eccles Parish Church, a Grade I 
Listed Building;

 The layout and density of the proposed development would adversely affect the historical nature of 
Church Street and the quirky nature of the buildings and businesses that are already there;

 The proposal has the potential to contribute to significantly high volumes of traffic;
 The public transport infrastructure is not good enough to take the strain;
 Church Street is already dangerous to cross due to visibility caused by cars that often park at the end of 

Church Street and the speed some people drive at. The proposed car park entrance off this road could 
become very dangerous;

 The proposal does not incorporate sufficient parking, causing overspill into neighbouring streets and car 
parks;

 This development should only be permitted if it has near zero carbon emissions when built and uses 
sustainable building methods in line with the GM Mayors carbon neutral aspirations for Greater 
Manchester by 2038; and,

 The developers have made no effort to consult with me even though I live less than half a mile from the 
development and feel as though I will be detrimentally affected by it. I assume they have also not 
consulted with anyone else in my area and therefore cannot comment on what local people think or feel 
about the development. 

Comments of support:
 The proposal would be positive for Eccles’ future development;
 This application has the potential to positively regenerate the upper end of Church Street by providing a 

mixture of apartments and retail units. The increased number of residents for this locality should provide 
a welcome boost to the local economy;

 Being a business owner on Church Street I believe this will breathe some much needed life back into 
Eccles Centre and I fully support this application;

 One of the retail units should ideally be a charity shop – the existing charity shop has been a great shop 
for the community for many years;

 I agree with the heritage impact statement; the building would not further diminish the already almost 
hidden tower of the parish church and the design protects Church Street frontages is acceptable;

 The transport proposals are very brave and to be applauded. I have no difficulty with the almost trivial 
attention to car owners; I assume that the sales pitch will be towards those who would use bikes and 
the abundant public transport offerings locally;

 National surveys have shown that town centres with low numbers of shops and high numbers of 
residents do far better than the other way round. This application will tip the balance to bring more 
people into the town, to the benefit of the Eccles; and,

 Finally, are Section 106 monies to be considered? Putting funding into improvements to the railway 
station would seem to accord with the applicants green aspirations.

Relevant Site History

4 Church Street



14/64368/ADV
Display of one externally illuminated fascia sign.  Approved on 21.03.2014

14/64367/FUL
Installation of a new shop front.  Approved on 21.03.2014

Consultations

Air Quality, Noise, Contaminated Land: No objections made and conditions recommended.

The development lies partially within the Greater Manchester Air Quality Management Area (AQMA), 
and as such introduces new sensitive receptors into an area where air pollution (nitrogen dioxide – 
NO2) is known to be above EU and UK health based limit values. There is therefore a potential for 
future occupants to be exposed to levels of air pollution (Nitrogen dioxide and particulate matter) which 
will give rise to a negative impact on health and quality of life.  It is noted the development incorporates 
an additional 7 vehicle parking spaces and due to the relatively low number of vehicle movements 
associated with the development itself it is not anticipated these will impact on the AQMA significantly.

The application site is bounded to the north by a railway line, and the M602 motorway, and the site will 
be subject to high levels of environmental noise from these sources. The proposal also includes an 
element of commercial use including A1, A2, A3, A4, B1, D1 or D2 uses. There is potential for noise 
and odours (from A3/A4 uses) to adversely impact future occupants.

The site has a history of residential use until c.1960 when the residential units were demolished and 
replaced with the present commercial units. There are historic and contemporary potentially 
contaminative uses in the vicinity of the site including the Liverpool to Manchester railway line and a 
former burial ground to the north.  

Design for Security: No objection made and conditions recommended.

A condition to reflect the physical security specifications set out in the Crime Impact Statement should 
be added, if the application is to be approved.

Highways: No objection made and conditions recommended.

The Local Highway Authority has taken into consideration the sustainable location of the site and, 
combined with limited car parking provision, the development is unlikely to present any significant 
impact on the operational capacity of the highway network.

With the significant increase in pedestrian footfall from the development and as part of public realm 
improvement, the informal layby located to the north of Church Street should be removed.  The junction 
of John William Street / Birkdale Grove should also be reconfigured and improved to create a better 
environment for pedestrians and to reduce vehicular conflict with the intensification of traffic on John 
William Street.

The council’s road safety officer suggests that all refuse collection and servicing associated with this 
development should be undertaken via the proposed on-street loading bay on Vicarage Grove.  
However, this was not possible, so the Local Highway Authority worked with the applicant to re-design 
the access with John William Street to ensure a safe servicing arrangement. 

Senior Drainage Engineer: No objection made and conditions recommended.

No concerns identified.

Environment Agency: No objection made and conditions recommended.

The proposed development will be acceptable if a planning condition is included requiring the 
submission of a remediation strategy. This should be carried out by a competent person in line with 
paragraph 178 of the National Planning Policy Framework.



United Utilities Water Ltd: No objection made and conditions recommended.

No concerns identified and conditions recommended.

Historic England: No objection is made on heritage grounds.  

The application is considered to meets the requirements of the NPPF, in particular paragraph numbers 
193 and 194.

Greater Manchester Archaeological Advisory Service: No objection made and conditions recommended.

The archaeological desk-based assessment (DBA) identifies that a large area was used as a burial 
ground.  It is possible that by 1929 the original burial ground had been ‘covered over’.  Therefore, it is 
possible that the proposed development will encounter grave-cuts and burials which lie along the 
northern boundary of the site.  If the developer is minded to accept the financial risks, a condition should 
be imposed to any grant of consent concerning the implementation of a programme of archaeological 
works.

Greater Manchester Ecological Unit: No objection made and conditions recommended.

No concerns identified with the emergence and re-entry survey.  Conditions recommended. 

Manchester Airport: No objection made

The Safeguarding Authority for Manchester Airport has assessed this proposal and its potential to 
conflict aerodrome Safeguarding criteria – there are no aerodrome safeguarding objections to the 
proposal. 

Network Rail (LNW): No objection made.

Water must not be discharged onto National Rail land. Foundation type, installation, and details of 
Vibro-compaction machinery / piling machinery or piling and ground treatment works to be undertaken 
as part of the development must be agreed by Network Rail Asset Protection Engineer.  

Demolition works on site must be carried out so that they do not endanger the safe operation of the 
railway, or the stability of the adjoining Network Rail structures and land. Demolition of any existing 
buildings, due to its close proximity to the Network Rail boundary, must be carried out in accordance 
with an agreed method statement.  The requirements of CPA Tower Crane guidance will apply due to 
the railway being within the collapse radius of the tower crane.

Planning Policy

Development Plan Policy

The Greater Manchester Spatial Framework Draft 2019 (“GMSF”) and the Revised Draft Local Plan 2019 were 
subject to public consultation until 18th March and 22nd March 2019 respectively.  They will go through a number 
of further stages, including examination at a public inquiry, before they are adopted.  Adoption is expected to 
take place towards the end of 2020 or early 2021.

Now the GMSF and Local Plan are published documents decisions, including those by the Council and 
ultimately by inspectors on appeal, are able to start to afford them some weight as emerging policies.  However, 
as the weight given depends on the stage of the plan; unresolved objections; and consistency with the 
Government’s policies, the weight currently to be attached to the GMSF and Local Plan is only limited.  The 
weight moving forward will be reviewed and is likely to depend on the extent to which there are unresolved 
objections emerging from the consultation process.

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 ST3  -  Employment Supply
This policy states that a good range of local employment opportunities will be secured by enabling the 
diversification of the local economy and by using planning obligations to secure local labour contracts and 
training opportunities.

Unitary Development Plan ST9  -  Retail, Leisure, Social Community Provision
This policy states that the provision of a comprehensive and accessible range of retail, leisure, social and 
community facilities will be secured by, protecting and enhancing the vitality and viability of existing town and 
neighbourhood centres, adopting a sequential approach to the location of new retail and leisure development 
and facilitating enhanced education, health and community provision that will be maintain and 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 DES5  -  Tall Buildings
This policy states that tall buildings will be permitted where: the scale of the development is appropriate; the 
location is highly accessible; the building would positively relate to adjacent public realm; is of high quality 
design; makes a positive contribution to the skyline; would not detract from important views; would not cause 
unacceptable overshadowing or overlooking, detrimental to the amenity of neighbouring occupiers; be no 
unacceptable impact on the setting of a listed building or value of a conservation area; be no unacceptable 
impact on microclimate; be no unacceptable impact on telecommunications; and there would be no 
unacceptable impact on aviation safety.

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 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 of 
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 H8  -  Open Space Provision with New Housing
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 contai8ned within Supplementary Planning Documents.

Unitary Development Plan S1  -  Retail  Leisure Dev. in Town Neighbourhodd Centres
This policy states that planning permission will only be granted for retail and leisure where it would be of an 
appropriate scale to the centre; is or can be accessible by a choice of means of transport, walking and cycling; 



would not give rise to unacceptable levels of traffic congestion or highway safety; make car park facilities, where 
practicable available to all short stay visitors; be of a high standard of design; would not have an unacceptable 
impact on environmental quality or residential amenity.

Unitary Development Plan S3  -  Loss of Shops
This policy states that a change of use from Class A1 retail will only be permitted where it would not have an 
unacceptable impact on vitality and viability. Consideration will be given to the following in the determination of 
the extent to which development would have an unacceptable impact: over concentration of non A1 uses in the 
main shopping streets; pedestrian inactivity; loss of shop frontage; unacceptable impact on environmental 
quality or residential amenity; develop a wide range of attractions and amenities; contribute to the regeneration 
of the centre.

Unitary Development Plan S4  -  Amusement, Restaurants, Cafe, Drinking
This policy states that proposals for hot food shop uses would not be permitted by the Council where the use 
would have an unacceptable impact on the amenities of surrounding residential occupiers by reason of noise, 
disturbance, smells, fumes, litter, vehicular traffic movements, parking or pedestrian traffic and the vitality and 
viability of a town centre and visual amenity.

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, Motorcycle Parking
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 EN22  -  Resource Conservation
Development proposals for more than 100 dwellings or 5,000 square metres of floorspace will only be permitted 
where it can be demonstrated that the impact upon the environment has been minimised as far as practicable 
and consideration has been given to the use of realistic renewable energy options.

Unitary Development Plan CH2  -  Dev. Affecting Setting of Listed Buildings
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 CH8  -  Local List of Buildings of Archectural Interest
This policy states that the impact of development on any building, structure or feature that is identified on the 
council’s local list of buildings, structures and features of architectural, archaeological or historic interest will be 
a material planning consideration.



Local Planning Policy

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  -  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
This policy document contains a number policies used to assess and determine planning applications and is 
intended as a guide in designing out crime.

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: the provision of open space; improvements to the city’s public realm, 
heritage and infrastructure; the training of local residents in construction skills; and the offsetting of greenhouse 
gas emissions.

Supplementary 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.

It is not considered that there are any local finance considerations that are material to the application

National Planning Policy
 
National Planning Policy Framework 2019
Following the publication of the National Planning Policy Framework (NPPF) it is necessary to consider the 
weight which can be afforded to the policies of the Council's adopted Unitary Development Plan (paragraph 213 
NPPF July 2019).
 
In terms of this application it is considered that the relevant policies of the UDP can be afforded due weight for 
the purposes of decision making as the relevant criteria within the UDP policies applicable to the proposed 
development are consistent with the policies contained in the NPPF.

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990
This section states that when considering whether to grant planning permission for development which affects a 
listed building or its setting ‘special regard’ will be given to the ‘desirability of preserving the building or its setting 
or any features of special architectural or historic interest which it possesses’.

Appraisal 

Principle

The National Planning Policy Framework (NPPF) 2019 is a material consideration in planning decisions.  The 
NPPF states that the ‘purpose of the planning system is to contribute to the achievement of sustainable 
development’ (paragraph 7), which is accomplished by pursuing three interdependent objectives (economic, 
social and environmental) in a mutually supportive ways (paragraph 8).  Therefore, development should help 
build a strong, responsive and competitive economy; support strong, vibrant and healthy communities (by 
fostering a well-designed and safe built environment); and, contribute to protecting and enhancing our natural, 
built and historic environment. The NPPF requires that significant weight should be placed on the need to 



support economic growth (paragraph 80) and decisions should support the role town centres play promoting 
their vitality and viability (paragraph 85).

Vitality and Viability of the Town Centre
The application site forms part of Eccles Town Centre. The proposal concerns the demolition of existing 
buildings and redevelopment of the site incorporating 272 residential units (C3), with ground floor commercial 
space (to be used flexibly with use classes A1, A2, A3, A4, B1, D1 or D2). Saved UDP policy S3 is relevant in 
this case, which seeks to ensure that development will only be permitted where it would not have an 
unacceptable impact on the vitality and viability of the centre, either individually or cumulatively. Given this, the 
impact upon Eccles Town Centre vitality and viability is a key consideration.  

Salford City Council is currently consulting on the latest draft of the local plan (Revised Draft Local Plan). Whilst 
the document identifies the approach that the City Council proposes to take having regard to the evidence 
available, it is possible that elements of it could change before the Local Plan is adopted. Consequently, it is 
considered that the Revised Draft Local Plan can only be given very limited weight.

The site located at the northern end of Church Street is identified in the town and neighbourhood centre review 
and Revised Draft Local Plan as a secondary frontage forming part of the primary shopping area. Primary 
shopping areas of town centres comprise parts of the centre where retail development is concentrated. It is 
important that the retail function of these areas is maintained to ensure that each centre’s retail offer functions 
effectively and supports the overall vitality and viability of that centre. Secondary frontages within primary 
shopping areas are generally accepted to provide additional opportunities for retail uses, but also contain a 
greater diversity of uses.

The proposed development represents a reduction in floorspace of main town centre uses on the site. The 
floorspace reduction would be approximately 1395.1sqm. As an overall proportion of Eccles town centre’s main 
town centre uses, this is confirmed by the applicant to be 0.3%. The applicant considers this to be negligible and 
would not have an impact in terms of loss of floorspace on the performance of the centre. Furthermore, it is 
explained that much of the reduction in retail floorsapce would result from replacing the large Booths furniture 
store with small and more adaptable retail units. The applicant explains this change is reflective of the shifting 
profile of town centre retail in general, which precludes such large item outlets as this from remaining viable in 
central locations.

The planning statement sets out that the reduction in commercial space would attract new businesses to locate 
in a regenerated mixed-use scheme. The Local Planning Authority (LPA) consider that the introduction of 272 
apartments would improve the vitality and viability of Eccles town centre by increasing footfall and spending 
power around the centre; particularly around Church Street. The proposal would also further strengthen an 
attractive and active route between the main shopping area of Eccles and the train station, assisted by the 
extension of the existing pedestrianised area which would contribute towards the vitality of the centre. 
Furthermore, in conclusion, the proposed development would improve the vitality and viability of the centre by 
introducing new high quality units that meet modern retail requirements, driving footfall between the train station 
and the rest of the town centre and improving the existing pedestrianised corridor.

Type and Mix of Dwellings
Paragraph 8a of the published amended NPPF (2019) confirms an overarching objective of the planning system 
is to ensure that sufficient land of the right type is available in the right places at the right time to support growth.  
Saved UDP Policy H1 requires that all new housing developments contribute towards the provision of a 
balanced mix of dwellings within the local area in terms of type and size. In determining whether the proposed 
mix and density of dwellings on a site is appropriate and acceptable, regard will be had to criteria A to H of UDP 
Policy H1.  

The Housing Planning Guidance has been developed to support the implementation of policy H1. Policy HOU 1 
of the guidance states that within town centres, apartments are likely to be the most appropriate form of 
development.  Clearly in this respect the application would be policy compliant.  

HPG Policy HOU2 requires that where apartments are proposed they should provide a broad mix of dwelling 
sizes, both in terms of the number of bedrooms and the net residential floorspace. Small dwellings (i.e. studios 
and 1 bed apartments) should not predominate, and a significant proportion of 3 bedroom apartments should be 
provided wherever practicable. Paragraph 4.31 of the reasoned justification clarifies that the majority of 



apartments should have two or three bedrooms, with a floor-space typically 57 square metres or above. 
However, the council is now strongly encouraging applicants to meet the nationally described space standards. 

The submitted plans show that the proposed development comprises of 3 studio (1%), 100 one bedroomed 
(37%), 149 two bedroomed (55%) and 20 (7%) three bedroomed apartments. The sizes of the two and three 
bedroomed apartments exceed 57m² as per the policy requirement. Therefore, the development accords with 
policies H1 and HOU2 in so far as small dwellings do not predominate and there is an appropriate mix of 
apartment sizes.

Conclusion 
The proposal is likely to improve the vitality and viability of Eccles Town Centre by removing a mixture of out 
dated buildings that would be difficult to convert and replace them with a modern building that has flexible 
commercial space to the ground floor and an appropriate residential use above. The residential use will 
introduce a permanent population within the town centre with a spending power that would be beneficial to the 
surrounding retail uses. In addition to a fresh modern design that complements the existing local context, the 
proposal would also bring about improvements to the public realm (discussed in more detail below) that would 
improve the overall environment of the town centre. These improvements to the local economy and environment 
should have a positive knock-on effect on the local community.  Therefore, the proposal is considered to provide 
positive sustainable development to Eccles Town centre.

Heritage 

Historic Buildings 
Paragraph 193 of the NPPF describes that “when considering the impact of a proposed development on the 
significance of a designated heritage asset, great weight should be given to the asset’s conservation (and the 
more important the asset, the greater the weight should be).”  Any harm to the setting of listed building requires 
clear and convincing justification (paragraph 194).  Saved UDP Policy CH2 states that “planning permission will 
not be granted for development that would have an unacceptable impact on the setting of a listed building”

NPPF Paragraph 197 states that “the effect of an application on the significance of a non-designated heritage 
asset should be taken into account in determining the application. In weighing applications that directly or 
indirectly affect non-designated heritage assets, a balanced judgement will be required having regard to the 
scale of any harm or loss and the significance of the heritage asset”. Similar guidance is provided in Saved UDP 
Policy CH8.

The significance of a heritage asset relates to the value of the asset because of its heritage interest which may 
be archaeological, architectural, artistic or historic. However, significance derives not only from an asset’s 
physical presence but also from its setting. The contribution of setting to the significance of an asset is often 
expressed by reference to views.  In the annex to the NPPF the setting of a heritage asset is described as “the 
surroundings in which a heritage asset is experienced.  Its extent is not fixed and may change as the asset and 
its surroundings evolve.  Elements of a setting may make a positive or negative contribution to the significance 
of an asset, may affect the ability to appreciate that significance or may be neutral.”

There are no heritage assets on the site itself but there are a number of listed and locally listed buildings within 
the vicinity of the site and in particular there is the Grade I listed Church of St Mary located directly to the south 
east. St Mary the Virgin is first mentioned in 1180, but sections of an earlier Ango-Saxon cross have also been 
found, suggesting the site might be older still. The building is of red sandstone, aged to its typical dark 
colouration and is long, low and wide in form. Internally the nave roof is described as its best feature and 
possibly by the same craftsman who created the roof of Manchester Cathedral. The exceptional architectural 
and historic significance of the church is recognised in its designation as a grade I listed building, making it one 
of England’s finest buildings.

Historically the church would have been located at the heart of the settlement, surrounded by both shops and 
houses. This pattern survived until the 1960’s when large scale demolition and redevelopment occurred; the 
church now sits in a small pocket of historic buildings, focused along Church Street. The surrounding areas 
have been developed with numerous high rise structures.

The current application seeks to redevelop a plot of land that fronts onto Church Street. The development would 
have commercial space at the ground floor, with residential units above, and to the far north provide a 23 storey 
building adjacent to the railway line. The proposed tall building would read as part of the wider setting of St 



Mary’s Church and the locally listed buildings adjacent.  The setting of these historic buildings has already been 
substantially altered and only adds in a very limited way to its overall significance. The proposed development 
would not cause any further harm to the contribution the setting makes to the significance of the church and 
locally listed heritage assets.  This conclusion is supported by the wire frames visuals that have been submitted 
with the Design and Access Statement.

Archeological 
Paragraph 189 of the National Planning Policy Framework (NPPF) requires that ‘where a site on which 
development is proposed includes, or has the potential to include, heritage assets with archaeological interest… 
developers [are required] to submit an appropriate desk-based assessment and, where necessary, a field 
evaluation.’ In accordance with this stipulation the applicant has submitted an archaeological desk-based 
assessment (‘the Study’).

The study assesses the potential for heritage assets with an archaeological interest, which assigns a ‘low/nil’ 
potential for remains pre-dating the Post-Medieval period. However, it recognises that there is a distinct 
potential for remains belonging to the early to mid-19th century to be encountered. These would include remains 
of buildings constructed fronting Church Street and Birkdale Grove by the 1890s.  The northern parameter of the 
site may also contain remains relating to the overflow burial ground that was formed here in response to the 
cholera epidemic of 1832 which hit Manchester and its surrounding population centres.

It is possible that any apparent encroachment is a function of mapping issues. However, it is equally possible 
that by 1929 the burial ground had been ‘covered over’. However, it raises an archaeological matter that, in 
Greater Manchester Archaeological Advisory Service’s (GMAAS) view, is potentially of significance for the 
developer.  Therefore, it is just possible that the proposed development will encounter grave-cuts and burials. 

The advice contained in NPPF (Chapter 16) focusses upon avoiding damage to or loss of heritage assets, and 
particularly those of national importance, predetermination archaeological work should also be concerned with 
reducing the level of uncertainty and the level of risk to which the developer is exposed. GMAAS raise concern 
that an archaeological programme of work post decision could expose the developer to a level of financial risk 
involved with the excavation, recording, analysis and eventual reinternment of human burials. However, the 
applicant has reviewed these comments and accepts the risk. Therefore, a condition is recommended on any 
grant of consent requiring an archaeological programme of work.

Conclusion
The submitted heritage and archaeological studies identify and assess the particular significance of any asset 
that may be affected by a proposal. The proposal would not introduce any further harm to the setting and thus 
the significance of the surrounding heritage assets. A condition concerning an archaeological programme of 
work will identify any historic asset and how best to excavate, record, analyze and eventual reinternment of 
human burials.  With appropriate mitigation in place, the benefits of the development (discussed within the wider 
report) would outweigh any harm and so be of public benefit. Therefore, the proposal accords with the 
aforementioned policy.

Design and Character

At the heart of the National Planning Policy Framework (NPPF) as amended (2019) is a presumption in favour 
of sustainable development.  Sustainable development can be achieved through the planning system navigating 
three objectives that are interdependent. One of these objectives refers to providing a strong, vibrant and 
healthy community by ensuring a well-designed and safe built environment.  This philosophy is interwoven with 
the need to provide development in the right places and at the right time to support growth, innovation and 
improved productivity and protecting and enhancing our built environment.

Paragraph 124 of the NPPF outlines that the ‘creation of high quality buildings and places is fundamental to 
what the planning and development process should achieve.’  Good design is indivisible from good planning.  
More specifically, development should function well and add to the overall quality of the area; be visually 
attractive as a result of good architecture and layout; sympathetic to local character; establish or maintain a 
strong sense of place; and, create places that are safe, inclusive and accessible with a high standard of amenity 
for existing and future users (para 127, NPPF 2019). The NPPF (2019) states that ‘permission should be 
refused for development of poor design that fails to take the opportunities available for improving the character 
and quality of an area and the way it functions.... (para 130, NPPF 2018).



UDP Policy DES1 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. The policy advises that in assessing the extent to which any development complies with this 
policy, regard will be had to a number of factors, including the relationship to existing buildings and landscape, 
the character, scale and pattern of streets and building plots, and the quality and appropriateness of proposed 
materials. 

Site Layout, Height and Scale
In relation to site layout, Saved UDP Policy DES1 states that regard should be given to the character, scale and 
pattern of streets and building plots, including plot size; the relationship to existing buildings and other features 
that contribute to townscape quality and the impact on, and quality of, views and vistas. UDP Policy DES2 
states that the design and layout of new development should enable pedestrians to orientate themselves, and 
navigate their way through an area by providing appropriate views, vistas and visual links. Saved UDP policy 
DES5 outlines that tall buildings will be acceptable if the scale is appropriate to the immediate context, the 
location is accessible, the building would positively relate to the public realm and be of a high design quality, the 
proposal would not interrupt keys views or introduce harm to the setting of historic buildings, and 
telecommunication and aviation safety can be maintained. 

The layout of the proposal has been developed to form a distinct building that responds to existing neighbouring 
buildings in terms of layout and scale. The development involves the demolition of all existing properties within 
the red line boundary of the site and the erection of a mixed-use multi-storey building that has three distinct 
blocks. The development concerns commercial space to the ground floor and 272 residential units situated 
across three interconnected blocks that can be characterised by the associated frontages to Church Street, 
Birkdale Grove and Vicarage Grove creating a new urban ‘block’. The podium addresses all three frontage with 
the tower rising from Vicarage Grove. Behind the podium there would be a planted courtyard providing a private 
amenity space for residents.

Church Street contains two and three storey buildings that rise up towards the railway line and forms an integral 
part of the Town Centre. A number of these buildings would remain. However, those to the north would be 
demolished and replaced with a single storey commercial space plus three residential upper floors.  Given the 
direction of the gradient the additional height is considered acceptable.  

The Church Street block would not be connected to the rest of the building at ground and first floor to create a 
sense of separation, which would be consistent with the existing rhythm of the streetscene where distinctive 
blocks can be identified. In terms of roofscape, there is a ‘sawtooth’ roof form to the Church Street frontage 
which responds to the local vernacular and also provides a contrast to the other more rectilinear elements of the 
scheme.  

There is a vertical break as the block splays at the top of the street in order to generate a separate mass and an 
interesting street-scape. The height relative to the corner block helps bring the scale of the development down 
to the existing level of Church Street.

Birkdale Grove is currently characterised by the Booth furniture showroom building with the taller properties 
fronting Church Street set behind. Apart from the Booth store, Birkdale Grove does not have a defined 
character. Therefore, once this building (of low architectural value) is removed there is scope for a larger density 
on the site. The frontage to Birkdale Grove would concern a single storey car parking and services area plus 
five residential upper floors including private roof terraces at 5th floor.  

An assortment of properties of single and two storey front Vicarage Grove.  A double storey larger commercial 
‘anchor unit’ would face Vicarage Grove, plus 23 residential upper floors including private roof terraces at 6th 
floor and high level private terraces at 20th floor level. This part of the development would create an anchor 
point to the top of Eccles’ main high street whilst activating Vicarage Grove. In architectural terms the tower 
would provide a full stop or a bookend to the Town Centre with the railway line and motorway set behind.  

A characteristic of the Town Centre comprises taller buildings around the periphery and the height of the 
proposal would fit with this pattern. At the Church Street/Vicarage Grove corner the development has been 
peeled back so it doesn’t take all available space. This reduces the massing of the development but also 
provides additional public realm and a sense of space between the development and the railway station by 
opening up the corner. Being in close proximity to the railway station, metrolink and bus stops the development 
would be situated in a highly sustainable location.



The proposal would not disrupt telecommunications in the vicinity or harm aviation safety but would disrupt 
views of St Mary’s Church tower from the motorway/train line. However, as discussed above, the setting of a 
heritage asset is defined as ‘the surroundings in which a heritage asset is experienced.’  Given the transitional 
nature of the motorway and the fast pace in which the traffic is flowing the loss of this view is not going to 
materially harm the significance of the asset. 

Detailed Design and Appearance

The applicant has advised that the 
architectural character and language of the 
new building is drawn from relevant and 
important local history; textile warehouse, coal 
mining and engineering. Brick, masonry and 
metalwork with deep set window reveals, 
creates a robust, almost ‘converted industrial’ 
aesthetic.  The primary masonry elevation grid 
alludes to warehouse and weaving; this is 
further reinforced by a secondary window grid 
that appears interwoven within the masonry 
grid. The masonry grid “frays” at the base to 
form the colonnade and the window grid 
“frays” at the top to become the roofscape. 
The alternative material used to the top of the 

tower lightens the building and reduces the sense of scale. The metal windows allude to engineering and 
foundries, as do forged metal gates that provide access into the resident’s courtyard. The base of the colonnade 
piers are formed from a dark grey black masonry that resembles coal emerging from beneath the ground. 

The Birkdale Grove elevation has received criticism from consultees for being plain. However, the applicant has 
outlined that the overall proportions, relationships of vertical and horizontal elements (using soldier course 
brickwork detailing at every double storey) and the relationship of solid and void are successful. To clearly 
demonstrate this, an additional plan providing a sample of this detailing has been provided, which has 
addressed these concerns. In addition, at low level the elevation has been enhanced with the inclusion of further 
façade modelling within the colonnades; a plinth would be set back within the columns. The elevation also 
accommodates openings for internal stores due to an updated servicing strategy adding further periodic activity 
to the frontage.

The John William Street elevation has also been amended to include a further set of window openings to break 
up the massing of the brickwork. The additional windows are slightly different to add a sense of asymmetry to 
the elevation. This asymmetry is reinforced further by breaking the rhythm of the colonnade at ground floor 
level. 

Public Realm and Landscape

Saved UDP Policy DES9 seeks to ensure that developments would incorporate appropriate hard and soft 
landscaping provision, where appropriate.

The courtyard space within the building is domestic in character and almost mews like incorporating hard and 
soft landscape. The courtyard follows the proposed building form, efficiently linking together the three ‘blocks’ 
and the courtyard entrance would have a hard-wearing paved area. The intention is for this space to provide 
both an easily-maintained, functional link space between the various elements of the scheme as well as an 
amenity space for residents and guests to be able to enjoy private, quiet external space.  Bounded by the 
functional routes, a central area allows users to break out into a soft-landscaped environment.

The opportunities for soft landscape adjoining the street are limited. However, the application has proposed to 
replace the trees to be removed on the north-west corner. There are also numerous existing trees down the 
centreline of Church St and at the edge of Vicarage Grove that would remain. The Landscape officer suggested 
that additional trees could be introduced to the north-eastern corner. However, this corner is important in terms 
of townscape and would limit site lines to the new corner unit and create tree canopy directly outside residential 
windows at first floor.



The proposal includes roof terraces that are private residential spaces. However, this does not include 
integrated soft landscaping within the building fabric but flexible paved spaces.  Unfortunately, the sustainability 
checklist states that the applicant considers a green or brown roof to be “not practical”. The applicant has 
outlined that the building does not include green or brown roofs for reasons of economics and practicality.  

A lightweight canopy provides a sheltered route between the car park and the main entrance and the wide, 
straight routes ensure enough space for cyclists as well as bin movement by building-management between the 
stores and the collection point on John William Street. Raised planters at each end of this functional ‘perimeter’ 
serve to soften this element and tie it together with the softer landscaping in the centre. Full details of soft and 
hard landscaping would be controlled via condition.

Design and Crime

The development would provide additional activity, overlooking and surveillance through a large proportion of 
the day within this area of Eccles own Centre. The applicant submitted a crime impact statement with the 
application undertaken by Greater Manchester Police. The statement considers that the orientation of buildings 
and uses within the development would promote activity and surveillance in the most appropriate areas. The 
proposed entrances, amenity space and parking would be located securely. The design of the development is 
considered appropriate with a small number of recommendations for improvement.  

The statement recommends that all visitors should be directed to the Vicarage Grove entrance; improvements 
should be made to the quality of the streetscape to reflect the introduction of residential use; and, access into 
the residential part of the development from the street, courtyard and from the lobby into stair/lift cores should 
be controlled. The main entrance would be located off Vicarage Grove and the development is considered to 
enhance the public realm (as discussed above). Access control for residents will be managed with an electronic 
fob system and a management document will set out in more detail issues of secure access including meeting 
and greeting non-residents.  A secure audible and visual link will be provided that connects each apartment to 
the main entrance. 

It is considered that the development has been designed to ensure it does not increase opportunities for crime 
and anti-social behaviour in accordance with UDP Policy DES10. The consultation response from Design for 
Security recommends conditioning physical specifications. However, it would be unreasonable for the Local 
Planning Authority to dictate the type of fixtures and fittings the applicant utilized. The recommendations 
contained within the Crime Impact Statement are clear for the applicant to take forward.

Conclusion
The development would respond positively to the character of the local area in which it is situated and contribute 
towards local identity and distinctiveness.  The design and layout of the proposal would enable pedestrians to 
orientate themselves and navigate their way through and around the development.  The proposed landscape 
scheme is considered acceptable and the development would not introduce harm in terms encouraging acts of 
crime.  Considering this, the proposal would comply with the aforementioned policy.

Amenity

The NPPF, paragraph 127, states that development should provide a high standard of amenity for existing and 
future users.  UDP Policy DES7 stipulates that development will not be permitted where it would have an 
unacceptable impact on the amenity of the occupiers or users of other developments. The House Extension 
Supplementary Planning Document is used as a guide to determine what distances are likely to be acceptable 
between principle windows and blank gables/sides and windows to avoid the introduction of dominance or 
overlooking. A distance of 10.5m should be achieved between a principle window and a boundary or 21m 
between windows.  A distance of 13m should be achieved between a two storey gable and a principle window. 

The development would front four streets; two of which have existing property facing directly opposite.  The 
portion of the development that fronts Church Street would, in the main, follow the existing building line and 
where it doesn’t the development is stepped back into the site.  The distance between the proposed apartments 
and the adjacent properties falls short of the recommended distances. The adjacent properties have a 
commercial space to the ground floor and typically ancillary storage or office use above and in some cases 
residential.  The proposal not affording the recommended distances is not considered detrimental in this case as 



the development would be compliant with the existing character of the area and would not detract from the 
general levels of privacy and amenity typical in this location.  

The southern elevation facing John William Street looks onto the side elevation of 32-36 Church Street.  This 
unit is a part two storey, part three storey building that has been previously used for retail and ancillary 
storage/office use.  Currently there is a planning application (19/72910/FUL) pending to convert the majority of 
the building into a residential use. The first five storeys fronting John William Street are set 13.5m from the 
adjacent unit with the sixth floor set further back at 22.5m with a small terrace positioned in front.  The windows 
within this elevation would serve circulation areas and provide a secondary window to living space.  A condition 
concerning a privacy screen to the terrace is not considered necessary as the view afford at this height would 
be over rooftops. Considering these factors, the proposal would not introduce harm concerning loss of privacy to 
any future occupiers of 32-36 Church Street if planning permission is granted for residential use of this property.

The main windows within the proposal fronting Birkdale Grove are unlikely to prejudice future development as 
the site is large enough to facilitate an orientation that would not introduce harm to potential occupants of either 
site.  The frontage facing Vicarage Grove would look onto the railway line and motorway and therefore acoustic 
glazing and ventilation would be built into this façade, which would be controlled via condition (this is discussed 
in more detail below), to avoid any harm being introduced to amenity.  

As described above, the proposal involves the comprehensive re-development of an urban block. The site is not 
a blank canvas and therefore there are existing relationships between buildings.  Care has been taken to ensure 
that the development does not introduce further harm in terms of dominance and overshadowing.  Furthermore, 
the proposed amenity area in the centre of the development would improve the distances between windows and 
built form. The orientation of the development in relation to the sun is such that the proposal would not introduce 
significant harm to existing property or neighbouring sites in terms of overshadowing.

Conclusion
The proposal is considered to provide a high standard of amenity for existing and future users.  Therefore, the 
proposal complies with the aforementioned policy.

Highway Safety and Access

Saved UDP policies A2, A8 and A10 seek to ensure that a development would not introduce harm to highway 
safety, provide provision for safe and convenient pedestrian access and sufficient car, cycle and motorcycle 
parking is provided in new developments.  

A multi-modal TRICS assessment was undertaken and reported within the Transport Statement, which 
considers the amount and types of trips that would be generated taking into consideration the site’s sustainable 
location for the residential development. The site is considered likely to generate 8 and 12 two way vehicular 
trips in the AM Peak and PM peak respectively. The assessment suggests walking is the most popular of mode 
of travel with a predicted 51 and 70 two-way walking trips in the AM and PM peak hour respectively.  

Table: Vehicular Trip Generation
AM Peak Hour PM Peak Hour
Number of trips Number of tripsPeak Period Arrival Departure 2-Way Arrival Departure 2-Way

Vehicles 4 4 8 2 10 12
Cyclist 1 1 2 0 1 1
Walking 1 50 51 48 22 70
Public Transport 1 3 4 2 0 2

This assessment identifies that the vehicle trips connected to the residential use likely to be generated are low.  
The commercial units are unlikely to generate a significant amount of trips in isolation given the Town Centre 
location; journeys to these units are likely to be linked in with visiting other existing units.  Considering this, 
combined with limited car parking provision, the development is unlikely to present any significant impact on the 
operational capacity of the highway network.

The restrictive car parking provision provided at this development may serve to influence people’s travel 
patterns. However, the applicant must also ensure measures to discourage on-street parking (via an 



assessment of Traffic Regulation Orders within the area) and to promote sustainable travel by providing more 
choice of transport modes at the outset via a robust Travel plan (recommended via condition).

Given the shortfall of car parking spaces, the applicant intends to encourage residents to travel by sustainable 
modes.  To assist with this aspiration the development includes cycle parking provision for 168 bicycles, which 
equates to approximately 62% cycle parking provision. Transport for Greater Manchester (TfGM) has requested 
a higher percentage of provision than this (80% minimum). However, the Local Highway Authority (LHA) is of 
the opinion that a higher percentage of parking than this would not be fully utilized.

To maximise the benefits of the site’s sustainable location by encouraging walking and cycling, the development 
incorporates the following measures:

 Improving the existing pedestrian crossing point and removing the informal layby at the top of Church 
Street. 

 This involves widening the pedestrian crossing to include a formal cycle crossing point with 
corduroy paving next to the pedestrian blister tactile paving; and,

 Closing up of the informal layby to continuous raised footway, relocating the existing bollards to 
0.45m from edge of carriageway to deter parking.

TfGM have requested a Toucan crossing at the top of Church Street.  However, the LHA consider this 
to be excessive considering the volume and speed of traffic in this area.

 Removal of the raised footway and guard railing fronting the Scope Charity Shop to match surrounding 
footway.

 Improving the John William Street service road alignment to allow for 2-way traffic movement and the 
provision of pedestrian dropped kerb with tactile paving on both sides of carriageway and at the 
vehicular entrance point of development.

 Provision of lighting along the alleyway between the development and existing properties on Church 
Street.

 Creating a build out with dropped kerb with tactile paving at the junction of Birkdale Grove / John 
William Street and interchange the parking bays from the west to the eastern side of Birkdale Grove to 
improve both the pedestrian crossing environment and traffic movement at the junction.

 The plan highlights the proposal to close up the service yard redundant vehicular access on Vicarage 
grove and on Birkdale Grove as continuous footway.

Given the significant footfall of pedestrians from this development the footway surrounding the development 
should be resurfaced rather than comprise of a short section of new and old footway. This to ensure the 
pedestrian environment is safe, attractive and convenient as possible.  In addition, there is an existing vehicular 
dropped kerb on Vicarage grove, which should also be reinstated as continuous footway. Conditions are 
recommended to secure these improvements.

Refuse collection will be undertaken directly from the public highway on Birkdale Grove. The LHA have agreed 
to interchange the parking bays from the west to the eastern side of Birkdale Grove with provision of a service 
bay to the north of the proposed build out.  In addition, the LHA have agreed for the applicant to provide a 
loading bay on Vicarage Grove, located north of the development to enable future occupiers to undertake 
deliveries or servicing activities that is associated to the development. A condition concerning a Refuse 
Collection / Service Management Plan to ensure refuse collection is properly managed and that no bins are left 
on the public highway which may become hazardous to pedestrians and road users is recommended. 

Vehicular access is provided on John William Street located to the south of the development, via a 3.5m wide 
entrance. A 3.5m wide entrance will not accommodate two-way traffic movement to/from the development.  
Therefore, the applicant has agreed to use a signal control system to manage traffic at the entrance point. A 
condition is recommended to secure this.

Conclusion
With the proposed mitigation measures in place the proposal would provide a safe and convenient pedestrian 
environment, sufficient parking and would not introduce harm to the safety and free flow of the highway network.  
Therefore, the proposal complies with the aforementioned policy.



Environmental Protection

Saved UDP policy EN17 seeks to ensure that development does not cause or contribute towards a significant 
increase in pollution to the air (including dust pollution), water or soil, or by reason of noise.  

Land Contamination

The site has a history of residential use until c.1960 when the residential units were demolished and replaced 
with the present commercial units. There are historic and contemporary potentially contaminative uses in the 
vicinity of the site including the Liverpool to Manchester railway line and a former burial ground to the north.  

The proposed end use is for a mixed development with a commercial / car park use at the ground floor with 
areas of soft landscaping and residential uses on the first floor and above.  The desk study report submitted with 
the application has assessed the potential for a pollution linkage between any identified source, and a receptor.  
The assessment considers there are potential viable pollutant linkages and recommends an intrusive site 
investigation is undertaken, which is recommended to be resolve through condition.

Air Quality

The development lies partially within the Greater Manchester Air Quality Management Area (AQMA) and as 
such introduces new sensitive receptors into an area where air pollution (nitrogen dioxide – NO2) is known to be 
above EU and UK health based limit values. There is no safe threshold with respect to the impact on human 
health with regard to particulate pollution (PM10 and PM2.5).

There is potential for future occupants to be exposed to levels of air pollution (Nitrogen dioxide and particulate 
matter) which give rise to a negative impact on health and quality of life. Fugitive dust emissions during the 
construction phase may also impact on the AQMA and nearby receptors.  

The development incorporates an additional 7 vehicle parking spaces. Due to the relatively low number of 
vehicle movements associated with the development itself it is not anticipated traffic will impact on the AQMA 
significantly.

The boundary of the AQMA is declared based on a dispersion modelling exercise and predicted concentrations 
of NO2 annual mean of 35 µg/m3 compared to the limit value of 40 µg/m3. As such not everywhere within the 
indicated boundary of the AQMA will be above the limit values. Further, it is known that NO2 concentrations 
reduce quickly with increasing distance from the source (in this case the road). The fastest rate of reduction is 
over the first few metres, so levels at the roadside are generally considerably lower at the façade.

The application is supported by an air quality impact assessment, which uses detailed dispersion modelling, 
verified against local monitoring, to assess whether there will be a significant impact of the development against 
IAQM and EPUK guidance  “Land-Use Planning and Development Control: Planning for Air Quality”, 2017.  In 
this case the façade of the development will be approximately 50m from the M602 (the main source of air 
pollution in the area) separated by the railway line. The air quality assessment uses a high resolution dispersion 
model to predict concentrations of NO2 at the façade of the proposed properties. The model uses various input 
parameters including traffic volumes and speeds, percentage of HGV within the traffic, meteorological data and 
topography data. The model predicts the maximum NO2 concentration at the façade of the development will be 
30.65 µg/m3 (against the UK Limit Value of 40 µg/m3).  

In line with the Greater Manchester Air Quality Action Plan with consideration of the cumulative impact of 
development within the City region, mitigation measures in line with the Principles of Good Practice from the 
EPUK / IAQM Guidance (Land-Use Planning and Development Control: Planning for Air Quality) are 
recommended.  This should be in the form of the provision for electric vehicle infrastructure and low NOx 
boilers.

With respect to the potential impact from commercial uses, no assessment has been made with respect to 
odour as details of the future use for each unit are unknown.  However, conditions are recommended to ensure 
the risks are assessed and any necessary mitigation implemented once the future occupiers are known.

Noise



The application site is bounded to the north by a railway line, and the M602 motorway, and the site will be 
subject to high levels of environmental noise from these sources. The proposal also includes an element of 
commercial use including A1, A2, A3, A4, B1, D1 or D2 uses. There is potential for noise and odours (from 
A3/A4 uses) to adversely impact future occupants.

The noise assessment includes results from a monitoring survey to determine design standards for building 
elements to ensure internal noise levels achieve the requirements of BS8233:2014 (Guidance on Sound 
Insulation and Noise Reduction from Buildings) shown in the table below;

LOCATION 07:00 – 23:00
dB LAEQ 16-Hour

23:00 – 07:00
dB LAEQ 8-Hour

23:00 – 07:00
dB LAMAX

Bedrooms 35 30 45
Living rooms 35 - -
Dining Rooms & Dining Kitchens 40 - -
External Private Amenity Spaces 50 - -

The report concludes that suitable acoustic glazing and ventilation is capable of reducing internal noise levels to 
the required standards. Ventilation for rooms should be provided either by mechanical means, or acoustically 
insulated passive wall vents, with inlets wherever possible on quieter façades of the building.  Purge ventilation 
or summer cooling is to be provided by opening windows (with an acceptance that when the windows are open 
the above noise levels would be exceeded).

Plant noise limits have been calculated in accordance with BS4142:2014 (Methods for rating and assessing 
industrial and commercial sound) and whilst this demonstrates that noise levels can be controlled, insufficient 
information is known at this time regarding specific plant and equipment which may be utilised as part of the 
residential development or the commercial uses. Therefore, further information would be required via condition 
on any grant of consent.

With respect to the potential impact from commercial uses, no assessment has been made with respect to noise 
as details of the future use for each unit are unknown. However, conditions are recommended to ensure the 
risks are assessed and any necessary mitigation implemented.

Conclusion
With the proposed mitigation measures in place, the proposal would not cause or contribute towards a 
significant increase in pollution to the air (including dust pollution) or soil or result in harm to conditions by way 
of noise or air pollution.  Therefore, the proposal would comply with the aforementioned policy.

Wind Assessment

Saved UDP policy DES1 requires that development responds positively to its physical context and adopts high 
design standards that support the creation of a distinctive place, ensuring that this is appropriate to the local 
nature. Saved UDP policy DES5 states that tall buildings should not have unacceptable impacts on the 
microclimate.  Considering these factors, the applicant has submitted a wind survey

The study provides an assessment of the wind environment in terms of comfort and safety using the industry 
standard Lawson criteria, which enables the pedestrian level wind environment at the site to be quantified in 
terms of suitability for current and planned usage. The numerical simulations combine the pedestrian level wind 
speeds at key areas in and around the site with long-term wind frequency statistics to determine the probability 
of local wind speeds exceeding comfort and safety thresholds for a range of common pedestrian activities 
based on the industry standard.

The conclusions drawn from the study can be summarised as the following:

 With the introduction of the proposed development, within the context of existing surrounds, wind 
conditions generally remain suitable, in terms of pedestrian safety, at all areas in and around the 
proposed development.  Exceptions occur at the:

o Northwest corner of the proposed development (Vicarage Grove / Birkdale Grove)
o Passageway from the internal yard privet space towards Church Street



 With the introduction of the proposed development, within the context of existing surrounds, wind 
conditions generally remain suitable, in terms of pedestrian comfort, for intended uses. Exceptions 
occur at the:

o Internal yard privet space, where the summer comfort criteria are not meet, therefore the area 
would not be comfortable for outdoor seating

o Along the Church Street pedestrian area, where the summer comfort criteria are not met, 
therefore the area would not be comfortable for outdoor seating

o Along the Church Street pedestrian area, where the worst easonal comfort criteria are not met, 
therefore the area would not be comfortable for entrances / shop fronts / waiting areas

o The passageway from the internal yard privet space towards north end of Church Street 
pedestrian area, which is uncomfortable for all uses

The proposed mitigation measures for the Church Street development (indicated above) are directed towards 
resolving the comfort and safety issues observed at the courtyard, passageway, Church Street pedestrian 
areas, and the corner of Vicarage Grove and Birkdale Grove. Subject to further testing of the mitigation 
measures at the detailed design stage of the development, the site and areas close to the site are expected to 
be suitable, in terms of both pedestrian comfort and safety, for their intended use throughout the year.

Conclusion
The proposal has adopted high design standards to create a distinctive place that contributes positively to the 
local environment and would not have unacceptable impacts on the microclimate. Therefore, the proposal 
complies with the aforementioned policy.

Flood Risk and Surface Water Drainage

The application site is located within Flood Risk Zone 1 which means the site has a low probability of flooding. 
Saved UDP Policy EN19 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. In 
addition, Saved UDP Policy EN18 seeks to ensure that development would not have an unacceptable impact on 
surface or ground water. 

The site is situated within Flood Zone 1 and measures less than a hectare so a flood risk assessment is not 
required.  The development is classed as More Vulnerable owing to its residential use.



Pending consultation with the BGS and further site investigation, ground levels should not be changed 
particularly within 1m of the site boundaries, finished floor levels should be at least 300mm above surrounding 
ground.

The development is a brown field site in the Core Conurbation Critical Drainage Area. The SFRA user guide 
requires a reduction in surface water runoff to 50% of the existing rate (or to greenfield runoff, whichever is 
greater).  SuDS are also required, which can be incorporated into the wider drainage strategy.  A drainage 
strategy with accompanying plans and calculations, which demonstrate that the site is drained in the most 
sustainable way in line with the Non Statutory Technical Guidance would be required via condition on any grant 
of consent. 

A public sewer crosses the site. The applicant will be reminded of this and advised to liaise with United Utilities 
in relation to building over or diverting the sewer through an informative on any grant of consent.

Conclusion
With a robust sustainable drainage strategy in place, secured via condition, the development would not be at 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.  
Therefore, the proposal complies with the aforementioned policy.

Ecology 

The majority of the buildings proposed for demolition were assessed as having negligible bat roosting potential.  
However, two buildings could not be fully viewed and were assessed as requiring at least one emergence 
survey in May.  Current guidance states it is essential that the presence or otherwise of protected species and 
the extent that they may be affected by the proposed development is established before the planning 
permission is granted, otherwise all relevant material considerations may not have been addressed.  

The applicant was required to undertake additional bat survey work. No evidence of bats was found during the 
emergence and re-entry survey and only very low levels of bat activity. The report concludes the buildings are 
not utilised as bat roosts. The consultant notes that the report is only valid for one year. Therefore, a condition 
concerning further survey work if demolition does not commence prior to 30th April 2020 is recommended.

As bats turn up in unexpected locations, an informative reminding the applicant it is an offence to disturb, harm 
or kill bats under the Habitat Regulation is recommended. If a bat is found during demolition all work should 
cease immediately and a suitably licensed bat worker employed to assess how best to safeguard the bat(s). 
Natural England should also be informed.

Nesting birds are not mentioned within the bat report.  However, as certain buildings could not be fully assessed 
the possibility of urban birds (such as feral pigeon and starlings) nesting on the buildings cannot be ruled out.  
All British birds nests and eggs (with certain limited exceptions) are protected by Section 1 of the Wildlife & 
Countryside Act 1981, as amended.  An informative is recommended to remind the applicant of their legal duty 
concerning bird nests.  

Paragraph 170 of the  NPPF states that the planning system should contribute to and enhance the natural and 
local environment. The current site has very low ecological value, the proposed site layout indicates an increase 
in soft landscaping across the site. Therefore, paragraph 170 is satisfied.

Sustainability 

The application is supported by the Council’s Sustainability Checklist. The application is also supported by a 
‘Sustainability Note’, which outlines the applicant’s approach to sustainability. The proposed strategy promotes 
a fabric first approach, to maximise the efficiency of the dwellings to be built in for the life of the dwelling.  The 
building will provide a high performance thermal envelope exceeding Building Regulations Part L1a (2013) – 
Conservation of Fuel and Power. This will provide a building that uses energy efficiently; reducing consumption 
and therefore running costs but also reduces the carbon footprint of the development.  The applicants approach 
to sustainability is considered to be acceptable and meets the requirements of policy EN22 of the Salford UDP 
and the Councils Sustainable Design and Construction SPD.  

Planning Obligations



Saved UDP Policy DEV5 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. The Planning 
Obligations Supplementary Planning Document (SPD) expands on policy DEV5 and outlines the appropriate 
thresholds for requesting contributions.

New housing development will be required to contribute to a balanced mix of dwellings within the local area in 
terms of tenure and affordability. The SPD details in what areas of the City contributions toward affordable 
housing can be requested.  The borough has been divided into five residential value areas.  This site is located 
within the low value area, which does not trigger a requirement for an affordable housing contribution.  

The council has identified Eccles Town Centre as requiring significant investment to the built environment, 
including the public realm to enable the area to become a more sustainable and successful location for housing 
and retail. The cost of new and improved public realm infrastructure is estimated to be significant and the 
council requires new development to play a part in supporting these costs. 

The development is also considered to have an impact on open space in the locality (in accordance with Policy 
OB2 of the Planning Obligations SPD). However, the Local Planning Authority considers that the planning 
obligations being sought should be prioritized and so a public realm contribution should be sought only. 

The applicant, whilst in agreement to provide a financial contribution, has advised that for reasons of scheme 
viability the development cannot support the level of contribution considered by the City Council as appropriate 
to mitigate its impacts, in accordance with the Planning Obligations SPD. The applicant has submitted a viability 
appraisal in support of their position.

A review of the applicant’s viability appraisal undertaken by the City Council’s consultant surveyors concluded 
that the applicant’s assertions that the scheme cannot support the level of contribution sought is sound. On this 
basis the applicant and the City Council have agreed an inital contribution of £60,000. This contribution is to be 
secured via Section 106 agreement.

It has also been agreed that a clawback mechanism be included in the Section 106 agreement. This will secure 
a further contribution from the applicant, up to the maximum contribution identified, should the viability of the 
development improve in the future. Any clawback monies would also be directed towards improvements to the 
public realm.

Representations

A number of the matters that have been raised by local residents have been addressed within the above 
analysis.  The remaining points will be discussed here.

As discussed above, the massing of the proposal is not considered to be out of context within the immediate 
area.  There are a number of tall buildings positioned around the periphery of the town centre and the proposed 
tower would be located against the motorway, which provides an appropriate opportunity for a building of height.  
The development would provide an attractive solution to the redevelopment of the site so should not hinder any 
views from other buildings.  Furthermore, owners/occupiers of land do not have a right to a view.

The development would have significant site coverage. However, the existing buildings on site take up more of 
the available site area than the proposed development would; the development includes more public realm and 
a courtyard within the centre. The main difference between what is currently on site and the proposal is clearly 
the massing. When assessing this development it is important to reflect on the Town Centre location, the 
positioning of the site within Church Street and the increasing of the scale of development going up Church 
Street towards the motorway.

Concern has been registered regarding future residents having cars that will be left on-street due to the lack of 
parking provided within the development.  The application site is situated within the heart of Eccles Town Centre 
that has links to various public transport options.  In addition, the streets immediately surrounding the site are 
covered by Traffic Regulation Orders that restrict on-street parking.  The impact of this would be those wishing 



to leave their car on-street having to park a distance from the development. Therefore, it is unlikely that 
someone who has a car would choose this particular development to reside in.

The proposal would be in close proximity 
to existing two storey developments.  
However, from an amenity perspective 
with regards to rear windows of the two 
storey neighbours on Church Street, the 
development would provide a greater 
sense of space between windows and 
built form. The development fronting 
Birkdale Grove would be taller than the 
existing showroom. However, this would 
not limit light or dominate given the Town 
Centre location and existing urban form.

The closest property on the development 
side of Church Street with a residential 
use to the upper floor is no.20. At this 
point the development is 12.5m and 
positioned at an angle so the distance 
increases to 14m.  Given, the dense 
urban environment that the site is 
situated in, this is considered acceptable.

The applicant has submitted two CGIs; 
one of the development looking from the 

train station towards the site and another of the development from the Albert Road bridge. These CGI’s, in 
addition to the elevational plans and massing views submitted with the heritage assessment, consider the 
potential relation between the development and St Mary’s Church and are considered adequate to allow a full 
assessment of the application.  The submitted CGIs put the development within the existing context as would be 
viewed from the given location, which includes existing street furniture and landscaping. The elevational plans 
provide details concerning the full extent of the scheme. The CGI and elevation provide different types of 
information and need to be read together in the assessment of the application.

Eccles Town Centre provides various forms of public transport.  The development could possibly add demand to 
existing services. However, unfortunately, without high demand there is no incentive for the transport companies 
to provide additional services.

The development would allow additional visibility at the Church Street / Vicarage Grove junction and provide a 
crossing point for those wishing to move in the direction of the train station. These measures should assist with 
improving access.

The application has been advertised in accordance with the regulations.  In addition, immediate neighbours 
were notified via letter. The applicant also undertook a community consultation exercise prior to submission that 
consisted of delivering a leaflet, which provided a summary of the scheme and asked people to provide their 
comments, over a 350m radius.  This consultation zone was taken as those in this area were considered to 
either be within the immediate vicinity of, or would experience a visual change as a result of, the proposals.

Approximately 1,400 leaflets were distributed to addresses inside this catchment area, with recipients able to 
contact NJL Consulting (planning agent) via email, post or by visiting the bespoke consultation website.  Local 
religious institutions and associations were also contacted for their views, including the Eccles Yemini 
Community Association of Manchester and Eccles Mosque.  Fifteen responses were received; 7 positive 
responses; 4 comments; and, 4 negative remarks.  

As discussed above, planning obligations can only be required where they are necessary and relevant to ensure 
that the development does not introduce harm.  Improvements to pedestrian connectivity to the train station 
have been recommended and would be secured via planning condition.  

Recommendation

Photo1: Details relationship between the rear of the 
properties on Church Street and existing development 
development front John William Street.



Planning permission should be granted subject to the following planning conditions and that:

1) The Strategic Director of Environment and Community Safety be authorised to enter into a legal agreement 
under Section 106 of the Town and Country Planning Act to secure the following heads of terms:

 a financial contribution of £60,000 to deliver public realm improvements within Eccles town centre.

 a clawback mechanism to secure an increase in the level of contribution up to the maximum level 
required by the Planning Obligations SPD should the viability of the development increase in the future 
as the scheme is delivered. Clawback monies to be directed towards public realm improvements within 
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 such a legal agreement;

3) The authority be given for the decision notice relating to the application be issued (subject to the conditions 
and reasons stated below) on completion of the above-mentioned legal agreement;

Conditions:

1. The development must be begun not 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 approved plans:

Location Plan - 1529 AL[05]001
Existing Site Plan - 1529 AL(05)002
Existing Elevation Vicarage Grove (North) - 1529 AL(05)010
Existing Elevation Church Street (East) 01 - 1529 AL(05)011
Existing Elevation Church Street (East) 02 - 1529 AL(05)012
Existing Elevation John William Street (South) - 1529 AL(05)013
Existing Elevation Birkdale Grove (West) – 1529 AL(05)014
Demolition Plan - 1529 AL[05]030 
Demolition Plan Vicarage Grove Elevation - 1529 AL[05]031
Demolition Plan Church Street Elevation - 1529 AL[05]032 
Demolition Plan John William Street Elevation - 1529 AL[05]033 
Demolition Plan Birkdale Grove Elevation - 1529 AL[05]034
Proposed Site Plan - 1529 AL[05]040 Rev A
Proposed Floor Plan Ground Floor - 1529 AL[05]050 Rev A
Proposed Floor Plan First Floor - 1529 AL[05]051 Rev A
Proposed Floor Plan Second Floor - 1529 AL[05]052 Rev A
Proposed Floor Plan Third Floor - 1529 AL[05]053 Rev A
Proposed Floor Plan Fourth Floor - 1529 AL[05]054 Rev A
Proposed Floor Plan Fifth Floor - 1529 AL[05]055 Rev A
Proposed Floor Plan Sixth - Sixteenth Floor - 1529 AL[05]056 Rev A
Proposed Floor Plan Seventeenth - Nineteenth Floor - 1529 AL[05]057 Rev A
Proposed Floor Plan Twentieth - Twenty-Second Floor - 1529 AL[05]058 Rev A
Proposed Roof Plan - 1529 AL[05]059 Rev A
Proposed Contextual Elevation Vicarage Grove - 1529 AL[05]060 Rev A
Proposed Contextual Elevation Church Street - 1529 AL[05]061 Rev A
Proposed Elevation Vicarage Grove - 1529 AL[05]070 Rev A
Proposed Elevation Church Street - 1529 AL[05]071 Rev A
Proposed Elevation Church Street - 1529 AL[05]072 Rev A
Proposed Elevation John William Street - 1529 AL[05]073 Rev A
Proposed Elevation Birkdale Grove - 1529 AL[05]074 Rev A
Proposed Courtyard Elevation Church Street - 1529 AL[05]075 Rev A



Proposed Courtyard Elevation Vicarage Grove - 1529 AL[05]076 Rev A
Proposed Courtyard Elevation Birkdale Street - 1529 AL[05]077 Rev A
Proposed Detail Facade Study Typical Podium - 1529 AL[05]081
Proposed Detail Facade Study Typical Tower - 1529 AL[05]082
Proposed Detail Facade Study Typical Upper - 1529 AL[05]083
Proposed Detail Facade Study Typical Core - 1529 AL[05]084
Proposed CGI 01 View from Eccles Railway Station - 1529 AL(05)090
Proposed CGI 03 View from Albert Road Bridge - 1529 AL(05)091
2411-02/Rev C/Proposed General Arrangement Plan

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

3. Notwithstanding the approved drawings no above ground construction works shall be undertaken until 
detailed drawings of the elevations, including drawings of window details at a scale of 1:20, and full 
details and samples of the materials to be used externally on the building(s) have been submitted to and 
approved in writing by the Local Planning Authority. Such details shall include the type, colour and texture 
of the materials. Only the materials and details so approved shall be used, in accordance with any terms 
of such approval.

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

4. a) Notwithstanding the details shown on the approved plans, the development hereby permitted shall not 
be occupied until full details of both hard and soft landscaping works have been submitted to and 
approved in writing by the Local Planning Authority. The details shall include the formation of any banks, 
terraces or other earthworks, hard surfaced areas and materials, boundary treatments, external lighting, 
planting plans, specifications and schedules (including planting size, species and numbers/densities), 
existing plants / trees to be retained and a scheme for the timing / phasing of implementation works.

(b) The landscaping works shall be carried out in accordance with the approved scheme for timing / 
phasing of implementation or within 18 months of first occupation of the development hereby permitted, 
whichever is the later.

(c) Any trees or shrubs planted or retained in accordance with this condition which are removed, 
uprooted, destroyed, die or become severely damaged or become seriously diseased within 5 years of 
planting shall be replaced within the next planting season by trees or shrubs of similar size and species to 
those 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 proposed development and in accordance with Policies DES1 and DES9 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework.

5. No development shall take place until a programme of archaeological works in accordance with a Written 
Scheme of Investigation (WSI) has been submitted to and approved in writing by the local planning 
authority. The development shall not be occupied until the programme of archaeological works has been 
completed in accordance with the approved WSI. The WSI shall cover the following: 

a) A phased programme and methodology of investigation and recording to include:
- archaeological evaluation trenching
- targeted open area excavation
-archaeological watching brief

b) A programme for post investigation assessment to include:
- production of a final report on the results of the investigations and their significance.

c) Deposition of the final report with the Greater Manchester Historic Environment Record.

d) Dissemination of the results of the archaeological investigations commensurate with their significance.



e) Provision for archive deposition of the report and records of the site investigation.

f) Nomination of a competent person or persons/organisation to undertake the works set out within the 
approved WSI.

Reason: To protect the significance of any archaeological remains on the site in accordance with Policy 
CH5 of the city of Salford Unitary Development Plan and the National Planning Policy Framework.

Reason for pre-commencement condition: Any work on the site has the potential to damage 
archaeological assets and so the programme of works is required before any development commences.

6. The vehicle parking, servicing and other vehicular access arrangements shown on the approved plans to 
serve the development hereby permitted shall be made available for use prior to the development being 
brought into use (or in accordance with a phasing plan which shall first be agreed in writing with the local 
planning authority) and shall be retained thereafter for their intended purpose.

Reason: In the interest of highway safety and the free flow of traffic and in accordance with policies A2, 
A8 and A10 of the City of Salford Unitary Development Plan and the National Planning Policy Framework.

7. Notwithstanding the details shown on the drawings hereby approved, details of secure cycle/motorbike 
parking shall be submitted to and approved in writing by the Local Planning Authority. The approved 
cycle/motorbike parking shall be implemented and made available for its intended use prior to the 
occupation of the development hereby approved and shall be retained thereafter.

Reason: To encourage more sustainable modes of travel in accordance with policies ST14, A2 and A10 
of the City of Salford Unitary Development Plan and the National Planning Policy Framework.

8. No above ground development shall commence until full construction details of the proposed vehicular 
access, including pedestrian crossing provision(s) and the traffic light system, and works to John William 
Street, Birkdale Grove and Vicarage Grove as detailed on approved plan 2411-02/Rev C/Proposed 
General Arrangement Plan has been submitted to and approved in writing by the Local Planning 
Authority. The access arrangements shall be constructed as approved prior to first occupation and 
retained for the lifetime of the development.

To ensure the free and safe use of the highway in accordance with policies A8 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework.

9. Prior to first occupation details of the proposed method of closing off and making good all redundant 
accesses as continuous footway, renewal of footway surrounding the development and installing tactile 
paving at junctions / crossing points shall be submitted to and approved in writing by the local planning 
authority. The approved works shall be completed prior to first occupation and retained for the lifetime of 
the development.

To ensure the free and safe use of the highway in accordance with the policies A8 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework.

10. Prior to first occupation details of a scheme concerning lighting the pedestrian footway between the 
development and existing properties of Church Street shall be submitted to and approved in writing by the 
local planning authority. The approved scheme shall be completed prior to first occupation and retained 
for the lifetime of the development.

To ensure pedestrian safety in accordance with the policies A2 of the City of Salford Unitary Development 
Plan and the National Planning Policy Framework. 

11. Prior to the first occupation of the development a Refuse Collection / Serving Management Plan for both 
residential and commercial uses shall be submitted to and approved in writing by Local Planning 
Authority. The approved management plan shall be implemented prior to the occupation of the 
development hereby approved and shall be utilised thereafter.



Reason: To ensure refuse collection is properly managed and that no bins are left on the public highway 
which may become hazardous to pedestrians and road users in accordance with policies A2 and A8 of 
the City of Salford Unitary Development Plan and the National Planning Policy Framework.

12. Prior to the first occupation of the development a Travel Plan (including the details of a Travel Pack and 
how that would be issued to occupants) shall be submitted to and agreed in writing with the Local 
Planning Authority. The agreed Travel Plan/Travel Pack shall be implemented and reviewed in 
accordance with the timetable embodied therein.

Reason: To ensure that the travel arrangements to the development are appropriate and to limit the 
effects of the increase in travel movements in accordance with policies ST14 and A8 of the City of Salford 
Unitary Development Plan.

13. No development shall take place, including any works of excavation or demolition, 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) the times of construction activities on site which, unless agreed otherwise as part of the approved 
Statement, shall be limited to between 8am-6pm Monday to Friday and 9am-2pm Saturday only (no 
working on Sundays or Bank Holidays);
(ii) a scheme concerning how road safety is going to be monitored throughout development - including 
Road Safety Audits being undertaken to monitor the operation of the highway and to enhance the safety 
of the highway surrounding the development;
(ii) the spaces for and management of the parking of site operatives and visitors vehicles;
(iii) the storage and management of plant and materials (including loading and unloading activities); 
(iv) the erection and maintenance of security hoardings including decorative displays and facilities for 
public viewing, where appropriate; 
(v) measures to prevent the deposition of dirt on the public highway;
(vi) measures to control the emission of dust and dirt during demolition/construction; 
(vii) a scheme for recycling/disposing of waste resulting from demolition/construction works; 
(viii) measures to minimise disturbance to any neighbouring occupiers from noise and vibration, including 
from any piling activity;
(ix) measures to prevent the pollution of watercourses;
(x) a community engagement strategy which explains how local neighbours will be kept updated on the 
construction process, 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 
statement 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 a 
planning authority upon request; and
(xi) an intended date for the commencement of development and, following commencement, evidence of 
the material start on site.

Reason:  In the interests of the amenity of neighbours in accordance with policies DES7 and EN17 of the 
Salford Unitary Development Plan and the NPPF.

Reason for pre-commencement condition:  Any works on site could harm the amenity of neighbouring 
occupiers if not properly managed so details of the matters set out above must be submitted and agreed 
in advance of works starting.

14. Prior to the first occupation of the development hereby permitted, two electric vehicle charging points for 
residential use shall be provided within the car park located on the ground floor of the building and 
retained and maintained thereafter.  Each charging point shall 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 improve air quality in accordance 
with Retained Policy EN17 of the Salford Unitary Development Plan and the National Planning Policy 
Framework.



15. a) Prior to the first occupation of any residential unit the detailed acoustic mitigation scheme (glazing and 
ventilation) described in Noise and Vibration Assessment, November 2018, Ref: AC106327-1R2 shall be 
implemented in full, retained and maintained thereafter.  

b) Prior to the first occupation of any residential unit a validation report confirming the agreed acoustic 
mitigation measures have been installed shall be submitted to and approved in writing by the Local 
Planning Authority.

Reason: To ensure that the amenity of future employees and residents of the site is satisfactory in 
accordance with the provisions of Saved Policies DES7 and EN17 of the Salford Unitary Development 
Plan and the National Planning Policy Framework.

16. Prior to the installation of any external plant or equipment associated with the residential development, an 
assessment of the noise from the plant and equipment shall be submitted to and approved in writing by 
the Local Planning Authority.

The assessment shall be carried out according to BS 4142:2014 "Methods for rating and assessing 
industrial and commercial sound" and demonstrate the rating level (LAeq,T) from such equipment 
associated with the development, when operating simultaneously, will not exceed the typical background 
noise level (LA90,T) by more than -5 dB at any time when measured at the boundary of the nearest noise 
sensitive premises. 

The external plant and equipment hereby approved shall be implemented, retained and maintained 
thereafter.

Reason: To ensure that the amenity of future employees and residents of the site is satisfactory in 
accordance with the provisions of Saved Policies DES7 and EN17 of the Salford Unitary Development 
Plan and the National Planning Policy Framework.

17. Prior to the first occupation of the development, an acoustic insulation scheme shall be submitted to and 
approved in writing by the Local Planning Authority.  The installation shall be applied to the party floor 
between the proposed commercial units and the C3 residential units above and the scheme shall achieve 
a minimum sound insulation value for airborne sound of 55 DnTw+CTR.  The approved acoustic 
insulation scheme shall be implemented in accordance with the details so approved prior to first 
occupation of the commercial units and retained and maintained thereafter.  

Reason: To ensure that the amenity of future employees and residents of the site is satisfactory in 
accordance with the provisions of Saved Policies DES7 and EN17 of the Salford Unitary Development 
Plan and the National Planning Policy Framework.

18. Prior to any A1/A2/A3/A4/B1/D1/D2 use being brought into operation, full details of the proposed extract 
ventilation scheme shall be submitted to and approved in writing by the local planning authority.  The 
submitted details shall include the installation of equipment, (where applicable), the flue to control the 
emission of fumes and smell from the premises, and a timetable for implementation. 

The scheme shall incorporate acoustic treatment to ensure that the noise rating level (as defined in 
BS4142:2014) from the system during its operation does not exceed the background noise level (LA90,T) 
at any time when measured at the nearest residential premises.

The approved scheme shall be implemented in accordance with the approved details and all equipment 
installed as part of the approved scheme shall thereafter be operated and maintained in accordance with 
the manufacturer's instructions.

Reason: To ensure that the amenity of future employees and residents of the site is satisfactory in 
accordance with the provisions of Saved Policies DES7 and EN17 of the Salford Unitary Development 
Plan and the National Planning Policy Framework.

19. Prior to the first occupation of any A1/A2/A3/A4/B1/D1/D2 use the applicant shall submit to and agree in 
writing with the Local Planning Authority opening hours (including delivery and collection hours) of each 



unit.  Each unit shall operate in accordance with the agreed operating hours unless they are subsequently 
altered with the agreement of the Local Planning Authority.

Reason: To ensure that the amenity of future employees and residents of the site is satisfactory in 
accordance with the provisions of Saved Policies DES7 and EN17 of the Salford Unitary Development 
Plan and the National Planning Policy Framework.

20. Prior to the commencement of development (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.  The 
investigation shall address the nature, degree and distribution of land contamination on site and shall 
include an identification and assessment of the risk to receptors focusing primarily on risks to human 
health, groundwater and the wider environment.  

Should unacceptable risks be identified the applicant shall also submit and agree with the Local Planning 
Authority in writing a contaminated land remediation strategy prior to commencement of development.  
The development shall thereafter be carried out in full accordance with the duly approved remediation 
strategy or such varied remediation strategy as may be agreed in writing with the Local Planning 
Authority.

Reason:  To prevent pollution of the water environment and to ensure the safe development of the site in 
the interests of the amenity of future occupiers in accordance with Policy EN17 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework.

Reason for pre-commencement condition: Any works on site could affect any contamination which may 
be present and hinder the effective remediation of any contamination causing a risk to the health of future 
occupiers and harm to the environment, hence the initial investigation must be carried out before works 
commence.

21. Pursuant to condition 20 and prior to first use or occupation a verification report, which validates that all 
remedial works undertaken on site were completed in accordance with those agreed with the Local 
Planning Authority, shall be submitted to and approved in writing by the Local Planning Authority.

Reason:  To prevent pollution of the water environment and to ensure the safe development of the site in 
the interests of the amenity of future occupiers in accordance with Policy EN17 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework.

22. During the period of construction, should contamination be found on site that has not been previously 
identified, no further works shall be undertaken in the affected area. Prior to further works being carried 
out in the affected area, the contamination shall be reported to the Local Planning Authority within a 
maximum of 5 days from the discovery, a further contaminated land assessment shall be carried out, 
appropriate mitigation identified and agreed in writing by the Local Planning Authority.  The development 
shall be undertaken in accordance with the agreed mitigation scheme.

Reason:  To prevent pollution of the water environment and to ensure the safe development of the site in 
the interests of the amenity of future occupiers in accordance with Policy EN17 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework.

23. No development shall take place until a scheme for surface water drainage for the site using 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. 

Foul and surface water shall be drained on separate systems.

The approved scheme shall be implemented prior to first occupation or use of the development hereby 
approved unless alternative timescales have been agreed in writing as part of the strategy.  

Reason: To ensure a satisfactory method of surface water disposal to reduce the risk of flooding 
elsewhere in accordance with policy EN19 of the City of Salford Unitary Development Plan and seeks to 



provide betterment in terms of water quality and surface water discharge rates and meets requirements 
set out in the following documents; 

o NPPF, 
o Water Framework Directive and the NW River Basin Management Plan
o The national Planning Practice Guidance and the Non-Statutory Technical Standards for Sustainable 
Drainage Systems (March 2015)
o Manchester, Salford, Trafford Strategic Flood Risk Assessment (SFRA) (2011) and associated technical 
guidance
o Environment Agency Pollution Prevention Guidelines (now withdrawn)
o Flood Risk Assessment/SuDS Requirements for new developments (Salford's SuDS Checklist)

Reason for pre-commencement condition: The solution for surface water disposal must be understood 
prior to works commencing on site as it could affect how underground works are planned and carried out.

24. Prior to the commencement of development (except for demolition and enabling works) a further Wind 
Microclimate Study shall be submitted to and approved in writing by the Local Planning Authority. This 
study shall contain further testing of the mitigation measures proposed and confirmation of the suitability 
of the chosen mitigation measures or alternative options that would respond more appropriately providing 
pedestrian comfort and safety throughout the year. Any alternative mitigation agreed shall be installed in 
accordance with a timetable to be submitted to and agreed in writing with the location planning authority 
and retained thereafter.

Reason: To ensure pedestrian safety and comfort is satisfactory in accordance with the provisions of 
Saved Policies DES5, DES7 and EN17 of the Salford Unitary Development Plan and the National 
Planning Policy Framework.

25. If the demolition hereby approved does not commence before 30th April 2020, a further bat 
survey/assessment shall be undertaken prior to commencement of development and submitted to and 
approved in writing by the Local Planning Authority.  Any approved mitigation measures shall be 
implemented in accordance with the approved survey/assessment including any timescales embodied 
therein.

Reason: To safeguard a protected species in accordance with paragraph 174 of the National Planning 
Policy Framework.

Notes to Applicant

1. Highway Works to be provided through a Section 278 Agreement of the Highways Act 1980. (Please 
contacts Neil Ashmall)

 Dilapidation Survey should be undertaken prior to commencement and after the completion 
of the development to ensure the adopted footway and carriageway is not damaged by 
construction vehicles and fit for purpose. (Please find contacts John Horrocks)

 Developer shall contact John Horrocks to arrange a full dilapidation/Condition Survey of all 
adopted highways surrounding the site prior to works commencing on site. John Horrocks 
0161 603 4046.

2. Highway Permits/Licensing:

 Applications for all forms of highway permits/licenses shall be made in advanced 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 with first 
seeking the relevant permits/licenses from the Local Highway Authority John Horrocks 0161 603 4046.

3. S278 and S38 Works 



 The Developer shall contact Neil Ashmall to arrange for the S278 element of the 
development. Neil Ashmall 0161 779 4883.

4. Noise measurements and assessments shall be carried out according to BS 4142:2014 "Methods for 
rating and assessing industrial and commercial sound".  'T' refers to any 1 hour period between 
07.00hrs and 23.00hrs and any 15 minute period between 23.00hrs and 07.00hrs.

5. The applicant is advised that they have a duty to adhere to the regulations of Part 2A of the 
Environmental Protection Act 1990, the National Planning Policy Framework 2018 and the current 
Building Control Regulations with regards to contaminated land. The responsibility to ensure the safe 
development of land affected by contamination rests primarily with the developer.

6. Best practice guidance for the design and operation of commercial kitchen ventilation systems is 
provided for in the Department for Environment, Food and Rural Affair's (DEFRA) Guidance on the 
Control of Odour and Noise from Commercial Kitchen Exhaust Systems (a report prepared by Netcen 
on behalf of DEFRA), January 2005.

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.  
Verification of gas protection systems needs to be undertaken during the construction process, or the 
applicant may not be able to discharge the condition.  This can lead to issues with property searches 
and / or mortgage at a later time.

7. The applicant is reminded that under the Habitat Regulation it is an offence to disturb, harm or kill bats. 
If a bat is found during demolition all work should cease immediately and a suitably licensed bat worker 
employed to assess how best to safeguard the bat(s). Natural England should also be informed.

All British birds nests and eggs (with certain limited exceptions) are protected by Section 1 of the 
Wildlife & Countryside Act 1981, as amended.  Therefore, no demolition should commence for any 
building between the 1st March and 31st August in any year unless a detailed bird nest survey by a 
suitably experienced ecologist has been carried out immediately prior to site clearance and written 
confirmation provided that no active bird nests are present.

8. Soakaways as a means of storm/surface water disposal must not be constructed near/within 30 metres 
of Network Rail's boundary or at any point which could adversely affect the stability of Network Rail's 
property. Storm/surface water must not be discharged onto Network Rail's property or into Network 
Rail's culverts or drains. Water discharged into the soil from the applicant's drainage system and land 
could seep onto Network Rail land and cause flooding, water and soil run off onto lineside safety critical 
equipment or de-stabilisation of land through water saturation. Suitable drainage or other works must be 
provided and maintained by the Developer to prevent surface water flows or run-off onto Network Rail's 
property. Suitable foul drainage must be provided separate from Network Rail's existing drainage. Once 
water enters a pipe it becomes a controlled source and as such no water should be discharged in the 
direction of the railway.

9. Details of Vibro-compaction machinery / piling machinery or piling and ground treatment works to be 
undertaken as part of the development to be submitted to the Network Rail Asset Protection Engineer. 
Network Rail will need to review such works in order to determine the type of soil (e.g. sand, rock) that 
the works are being carried out upon and also to determine the level of vibration that will occur as a 
result of the piling. For piling operations please reference attached Network Rail Standard for Piling 
adjacent to the running line NR/L3/INI/CP0063 and Working Platform Certificate (FPS/WPC/3). The 
design of the piling platform shall be subject to an independent CAT3 check by another practice for the 
calculations/detailed design check certificate where the collapse radius of the piling rig is over the 
railway. Vibration can present a risk to operation through disruption of equipment or through movement 
of ground or structures (ground displacement, settlement or heave). Excessive vibration near railway 
structures is unlikely to be acceptable, normally ruling out driven piling as well as vibro-compaction and 
stone columns. If these methods are used and the developer cannot demonstrate that the vibration 



does not exceed a peak particle velocity of 5mm/s at Network Rail's boundary then a settlement and 
vibration monitoring regime will be required.

10. Foundation type and installation method to be agreed with NR. Any adverse effects on the existing 
foundations of the adjacent viaduct shall not be accepted. An appropriate monitoring regime is to be 
adopted throughout all execution stages. All excavations / earthworks carried out in the vicinity of 
Network Rail property/ structures must be designed and executed such that no interference with the 
integrity of that viaduct structure can occur. If temporary works compounds are to be located adjacent to 
the operational railway, these should be included in a method statement for approval by Network Rail. 
Prior to commencement of works, full details of excavations and earthworks to be carried out near the 
railway undertaker's boundary fence should be submitted for the approval of the Asset Protection 
Engineer and the works shall only be carried out in accordance with the approved details. 

11. Prior to commencement Network Rail will need to be in receipt of a signed Basic Asset Protection 
Agreement (BAPA) in place. This is to cover costs of reviews of Risk Assessment and Method 
Statement (RAMS) and any associated on-site supervision by Network Rail. RAMS to be accepted by 
Network Rail prior to commencement of works on site. Construction phase clearances and working 
practices are to be agreed with Network Rail. 

12. Demolition works on site must be carried out so that they do not endanger the safe operation of the 
railway, or the stability of the adjoining Network Rail structures and land. Demolition of any existing 
buildings, due to its close proximity to the Network Rail boundary, must be carried out in accordance 
with an agreed method statement. Review of the method statement will be undertaken by the Network 
Rail Asset Protection Engineer before the development and any demolition works on site can 
commence. Network Rail would like to add that the applicant is strongly recommended to employ 
companies to demolish buildings / structures belonging to the National Federation of Demolition 
Contractors. This will ensure that all demolition works are carried out to professional standards and the 
company itself will also include liability insurance as part of its service and that demolition works on site 
do not impact the safety and performance of the railway. Demolition works to control risk of dust and 
debris on Network Rail land (and asbestos if applicable).

13. The requirements of CPA Tower Crane guidance will apply due to the railway being within the collapse 
radius of the tower crane. As part of the process a Network Rail Project Engineer will review the 
temporary works certificate and associated calculations. Please refer to CPA requirements attached 
including section 2.3.2, which outlines the requirement to downrate cranes alongside Network Rail 
infrastructure. If there is a requirement for a tower crane to oversail Network Rail land discussions will 
be required to assess the feasibility of an oversailing agreement.

14. A public sewer crosses the site. The applicant will be reminded of this and advised to liaise with United 
Utilities in relation to building over or diverting the sewer through an informative on any grant of consent.


