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APPLICATION No: 16/68439/FUL
APPLICANT: Mr J Gwynne at Endeavour
LOCATION: Pendleton House, Broughton Road, Salford,
PROPOSAL: Change of use of the former Coroner's Court, including 2nd, 3rd 

and 4th floor extensions, demolition of rear buildings and 
erection of a 6 storey extension to provide 71 no. apartments in 
total

WARD: Irwell Riverside

Description of Site and Surrounding Area 

The application relates to Pendleton House and its adjacent car park.  The site covers an area of 0.3 hectare 
and is bounded by a commercial office property to the north on the Broughton Road frontage.  The only other 
common boundary shared by the site is with residential property on Agnew Place, also to the north of the site.  
To the west across Broughton Road is the grade II listed St Thomas’s Church which is set in an elevated potion 
within a comparatively large churchyard.  To the south of the site is the large Pendleton roundabout while to the 
east, beyond a ginnel is a terrace of dwellings at 1-9 Gardner Street and beyond Gardner Street is a former 
bank building that was extended and converted to student accommodation following a planning permission in 
2012 (12/61648/FUL).

http://publicaccess.salford.gov.uk/publicaccess/simpleSearchResults.do?action=firstPage
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Ground levels fall from south to north such that the northern end of the site is raised in a substantial brick 
retaining wall some 3.5m high at its tallest point.

The existing two storey building was opened in 1936 and is faced in Portland stone and brick.  To the rear of the 
site are large single storey brick buildings.

As well as the church being listed there are separate listings for the churchyard railings and gates and for a 
drinking fountain – both are grade II.  Further away are three further grade II listed buildings:

 Former co-op building at 19 and 21 Broughton Road
 Former Maypole public house, Broughton Road
 Former Brunswick Wesleyan school, Broad Street

Salford Crescent railway station is less than 1 mile away and Salford Shopping centre is less than 500m away.  
There are bus stops in each direction on Broughton Road directly adjacent to the site and there is a bus stop on 
Broad Street just a two minute walk from the site.

The existing car park is surrounded by 1.8m high railings.

The site lies within the area covered by the Pendleton Area Planning Guidance

Description of Proposal 

It is proposed to demolish the existing buildings to the rear of the site and convert the main building to 
residential accommodation.  Three additional floors of accommodation are proposed and to the south, on the 
existing car park, a six storey extension is proposed, which would be set back from the road frontages behind a 
low matching brick wall, railings and hedging.  Existing windows in the building would be replaced with grey 
upvc frames and new windows in the first additional floor on the existing building would have a deep 20cm 
reveal.  Elsewhere windows would be full height and in the two upper floors the amount of glazing on the main 
road frontage would be significantly greater than the cladding.  The second and third floors on the existing 
building are set back by 1.8m/1.6m from the front facades of the building with the upper floor set back a further 
3m/1.7m.  In addition the upper floor is set in from the existing gable by 9m.

The new extension would be set back and have matching brick at ground floor with a dark grey textured metal 
cladding to the three middle floors.  Above this across both buildings a lighter mid grey zinc vertical standing 
seam cladding is proposed.  The upper floor on both buildings is a light grey cladding of the same type as the 
floor below is proposed.  The upper floors of the proposed extension are also set back in the same manner as 
those on the existing building.

759sq.m of amenity space is provided at roof level with a glass balustrade set back 1.5m from the edge of the 
roof.

Internally the existing stair case and stained glass windows on the rear elevation are retained. 

The mix of accommodation is as follows:
20 one bed apartments (28%)
51 two bed apartments (72%)

The application is accompanied by the following reports and statements:
 Air Quality Report
 Crime Impact Statement
 Ecology Report
 Heritage Statement
 Noise Impact Assessment
 Desk Top Site Assessment
 Sustainability Checklist
 Transport Assessment
 Planning Obligations Pro-forma
 Design and Access Statement
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The proposed development is accessed via Gardner Street and an existing access point into the site.  A total of 
39 car parking spaces are provided including two spaces for disabled motorists.  Secure cycle lockers for 14 
bicycles is to be provided as well as visitor cycle stands.

The scheme has been reduced in height by a storey during pre-application discussions and has been further 
amended since it was submitted by improvements to the detailed elevations and proposed materials.  In 
addition the applicant has agreed to the provision of coloured light installation in the glazed stair core at the end 
of the building closest to the Pendleton roundabout.  

Publicity

Site Notice: Non HH setting of listed building Date Displayed: 5 August 2016
Reason: Affecting setting of Listed Building

Press Advert: Manchester Weekly News Salford Edition   Date Published: 14 July 2016
Reason: Affecting setting of Listed Building

Neighbour Notification 

The occupiers of 63 neighbouring properties were notified of the application.  The occupiers of 113 properties 
have been notified of the amended plans.

Representations 

In response to the initial neighbour notification 80 copy letters in the form of a petition have been submitted.  
The grounds of objection are as follows:

 The height and design of the building is not in keeping with the area.
 Loss of daylight and loss of light.
 Overlooking and loss of privacy.
 There is insufficient parking proposed – 39 spaces for 69 dwellings is not enough.  Parking for existing 

residents will be made even worse than it already is.  As things are driveways are blocked and cars are 
parked on both sides of the highway.

 Increase in noise and disturbance from new residents.
 Increase in traffic and loss of highway safety.
 Noise, disturbance and damage will be caused to the area as a result of the demolition and the heavy 

goods vehicles using local roads during construction.
 Interference with tv and radio signals.
 The existing fly tipping problem will increase.
 Bins and shopping trolleys are already left on the streets – this will increase.
 There are too many apartments in the area already.  Family homes would be better.
 There should be no more students – they cause enough problems already.
 Loss of view

Two further objections have been received following notification of the amended plans.  One raises the addition 
issue of loss of value has been raised but this is not a material planning consideration that can be taken into 
account in the determination of planning applications.  The other reiterates the severity of the existing parking 
issues that local residents face that include university generated parking across existing drives.

Consultations

United Utilities – No objections subject to conditions regarding surface water drainage  

Design For Security – The proposed development should be designed and constructed in accordance with the 
recommendations contained within section 3.3 of the submitted Crime Impact Statement and a planning 
condition should be added to reflect the physical security specification listed within sections 4 and 5 of the 
appendices of the submitted Crime Impact Statement. 
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Highways - No objections subject to conditions regarding parking and cycle provision and the making good of 
footways in the area. 

Senior Engineer Flood Risk Management - No comments received to date  

Historic England - No comments to make 

Environment Agency - No comments received to date  

Greater Manchester Ecological Unit – No objections subject to a further precautionary bat survey being 
undertaken before work commences.  

Urban Vision Environment (Air and Noise) – The site is adjacent to the busy Broughton Road and to the A6.  
Both roads are a significant source of road traffic exhaust emissions.  Consequently the site is within the 
council’s air quality management area.

Reports have been submitted with regard to air quality and noise.

While air quality is poor across the site it is considered that the inclusion of suitable mitigation measures in 
relevant living spaces means that air quality need not be a constraint on development.

With regard to noise it is considered that the fabric of the proposed building can be designed to achieve 
expected internal noise levels although the external noise target of 55dB is unlikely to be met on balconies and 
roof terraces.  However, due to the nature and location of the site being in an urban area adjoining a major 
transport route it is considered that the external noise standard need not be applied in this instance.  Subject to 
conditions regarding noise mitigation measures the proposals are acceptable.

Urban Vision Environment (Land Contamination) - No objections subject to a condition regarding 
contamination  

Planning Policy

Development Plan Policy

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

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

Unitary Development Plan A10  -  Provision of Car, Cycle, Motorcycle Park
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 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 CH2  -  Dev. Affecting Setting of a Listed Building
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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 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 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 DES7  -  Amenity of Users and Neighbours
This policy states that all new development, alterations and extensions to existing buildings will be required to 
provide potential users with a satisfactory level of amenity in terms of space, sunlight, daylight, privacy, aspect 
and layout.  Development will not be permitted where it would have an unacceptable impact on the amenity of 
occupiers or users of other development.

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

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

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

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 H4  -  Affordable Housing
This policy states that in areas that there is a demonstrable lack of affordable to meet local needs developers 
will be required by negotiation with the city council to provide an element of affordable housing of appropriate 
types.

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.
 
Other Material Planning Considerations

National Planning Policy
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National Planning Policy Framework

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.

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

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

Planning Guidance -  Pendleton Area Planning Guidance
This guidance seeks to provide a clear framework for the development and regeneration of the Pendleton and 
Langworthy areas until 2025 to enable this revival process to take place. It aims to support and complement the 
Private Finance Initiative programme for improving council housing in the area as well as being the catalyst for 
restructuring the housing market.

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

Appraisal 

It is considered that the main planning issues to be considered in the determination of this application are as 
follows:

 Whether the principle of development is acceptable
 The degree to which the proposals accord with the Pendleton Area Planning Guidance
 Whether the design and appearance is of sufficient quality
 The impacts on heritage assets
 The extent to which scale and layout impacts on the amenity of neighbouring residents
 Whether the mix and size of dwellings is acceptable
 Whether the effect on highways is acceptable
 Whether sufficient parking is provided
 Whether environmental impacts are acceptable

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 215 
NPPF 27th March 2012).
 
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.
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Principle of Development

Paragraph 17 of the NPPF states that the planning system should proactively drive and support sustainable 
economic development to deliver new homes that the country needs and that every effort should be made 
objectively to identify and then meet the housing needs of an area.  It also states that planning should always 
seek to secure high quality design and a good standard of amenity for all existing and future occupants.  It goes 
on to encourage the effective use of land by reusing land that has been previously developed and states that 
heritage assets should be conserved in a manner appropriate to their significance.

Paragraph 49 of the NPPF states that housing applications should be considered in the context of the 
presumption in favour of sustainable development.

Paragraph 51 of the NPPF states that local planning authorities should bring back into use empty buildings.

In terms of housing need, Salford has a five year housing supply.  That said it is considered that the site 
comprises brownfield land within a highly sustainable location.  The existing building has been vacant for some 
time and the Council, as landowner, has identified no likelihood of securing appropriate employment use of the 
premises.  The site lies in a prominent position on a main road frontage but is backed by residential properties.  
Given the proximity of other residential property it is considered that residential use of the property is 
appropriate.

In this context, subject to the impacts of the proposed development being acceptable, it is considered that the 
principle of the development is acceptable having regard to the policies of the UDP and the National Planning 
Policy Framework  

Pendleton Area Planning Guidance

The Guidance was adopted in March 2009 and points out that Pendleton needs to be revived and that existing 
assets will be capitalized on and places with a high quality of design will be created.  It states that new and 
different forms of housing will act as key drivers in delivering the area’s regeneration.  One of the key visions for 
the area is that existing communities will be retained and new residents will be attracted – the area will see a 
significant increase in its population whilst ensuring that the density and scale of development provides a high 
level of residential amenity.

Policy 1 of the Guidance refers to the need for routes to be overlooked; perimeter blocks; a balanced mix of 
dwellings and space for recreation and leisure to be provided.

The site lies within an area specifically highlighted as a key gateway.

Policy 2 states that the setting and views of St Thomas’s Church will be protected and enhanced.  

The site also lies within the edge of town centre area to which policy 10 of the Guidance relates.  This policy 
states that mixed use development will be encouraged and that positive consideration will be given to high 
density housing schemes. Active ground floor uses are also sought.

In providing development that increases overlooking of the footpath adjacent to the site the proposals are 
considered to accord with a key requirement of the Guidance.  The high density scheme that makes use of an 
existing vacant building and car park is also fully supported by the Guidance.  A consequence of providing 
development that overlooks the footpath on Broughton Road though is that views of St Thomas’s church from 
Gardner Street are lost.  Furthermore the scheme does not provide an active use at ground floor.  Given the 
location though on the roundabout it is considered that an active use would be of marginal viability in this 
location and that a residential use at ground floor is acceptable.

With regard to the loss of views of the listed church it is clear that the two key aims of the Guidance are mutually 
exclusive.  On balance it is considered that the wider public benefit is gained by the provision of development on 
the car park adjacent to the highway than by the retention of this particular view.

It is considered that on balance the proposed scheme accords with the Pendleton area planning Guidance



$t1kw114z.docx

Design and Appearance

The existing building is not locally listed but nevertheless is a building of distinction and merit within the local 
area.  Three additional floors of accommodation are proposed to the building.  The removal of the roof results in 
the top of the existing building being formed by a deep Portland stone parapet.  It is proposed that the first 
additional floor is faced in brick to match the existing building.  Above this grey zinc standing seam cladding in 
two shades is proposed.

The applicant has sought to further increase the quality of the detail as a result of initial concerns regarding the 
scheme.  These improvements include increasing the amount of glazing; regularizing the window pattern and 
alignment; reducing the footprint of the building by pulling it back away from the adjacent roundabout; increasing 
the amount of rooftop amenity space and soft landscaping and improving the proposed materials.  The use of 
matching brick for the first additional floor is considered appropriate given the extensive use of stone on the 
existing building and on the existing parapet that separates the new brick from the existing.  The standing seam 
zinc is a high quality material that is appropriate for this prominent site and the existing glazing further signals a 
high quality design.  It is considered that the necessary improvements have been achieved.  The proposed light 
installation would involve low level fluorescent tubes of multiple colours.  It would mark the corner of the building 
but not be so bright that it disturbed occupants.  A condition is attached.

It is considered that the proposed new floors of accommodation and the new extension exhibit the necessary 
degree of architectural quality for this prominent site in accordance with the requirements of the design policies 
of the UDP, the Design SPD and the NPPF.

Heritage Assets

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that when considering 
whether to grant planning permission for development that 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”.

Councils also have a special statutory duty imposed by Section 72(1) of the Planning (Listed Buildings and 
Conservation Areas) Act 1990 that requires Local Planning Authorities to pay, "special attention in the exercise 
of planning functions to the desirability of preserving or enhancing the character or appearance of a 
conservation area."

The effect of these sections is that decision-makers considering harm to heritage assets cannot simply treat the 
desirability of preserving the setting of a listed building as a mere material consideration to which they can 
simply attach the weight they see fit in their judgment.  The statutory duty provided by section 66(1) of the Act 
goes beyond that and treats the preservation of the setting of a listed building as presumptively desirable.  The 
effect of the statutory requirement is to impose a duty on decision-makers to give “considerable importance and 
weight” or “high priority” to the desirability of preserving listed buildings and their settings.

One of the core principles of the NPPF is to “conserve heritage assets in a manner appropriate to their 
significance”.

Paragraph 131 of the National Planning Policy Framework states that in determining planning applications, local 
planning authorities should take account of:

 The desirability of sustaining and enhancing the significance of heritage assets and putting them to 
viable uses consistent with their conservation;

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

 The desirability of new development making a positive contribution to local character and 
distinctiveness.

Paragraph 132 states that when considering the impact of a proposed development on the significance of a 
designated heritage asset, great weight should be given to the assets conservation.  It goes on to point out that 
significance can be harmed or lost through development within its setting.
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Paragraph 133 states that where substantial harm occurs, permission should be refused, unless it can be 
demonstrated that the substantial harm is necessary to achieve substantial public benefits that outweigh the 
harm or where a number of criteria apply that includes where the harm is outweighed by the benefit of bringing 
the site back into use.

Paragraph 134 states there where a development proposal leads to less than substantial harm to the 
significance of a designated heritage asset, this harm should against the public benefits of the proposal, 
including securing its optimum viable use.

Policy CH2 of the UDP states that permission will not be granted for development that would have an 
unacceptable impact on the setting of any listed building.

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 assets 
physical presence but also from its setting.

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”.

St Thomas’s Church and its associated listed structures are of considerable aesthetic and communal 
significance.  The structures in themselves though are like many such structures across the country.  Both are 
located adjacent to and within a setting of existing buildings.  The Church is some 60m from the existing building 
and sits within substantial grounds that form the very clear setting to the building.  It is not considered that the 
two additional floors of accommodation that replace the existing roof of the former police station have any 
significant effect upon the setting of these two listed structures.

The grade II former Maypole public house and the former Co-op building are located a minimum of 71m to the 
north at the closest point.  The buildings are separated by Broughton Road and due to the alignment of the road 
the setting of neither building is altered to anything but a minimal degree by the proposed development.

It is considered that the proposals have a neutral effect on the setting of St Thomas’s Church, it’s associated 
structures and other listed buildings in the vicinity.

The proposals accord with the requirements of policies CH2, CH3 and CH7 of the UDP and with the 
requirements of the NPPF and the Planning (Listed Buildings and Conservation Areas) Act 1990.

Impact on Neighbours

The submitted scheme removes the large single storey buildings to the rear of the site that are closest to 
existing neighbours.  These existing houses are designed such that at ground floor there are kitchen windows 
with a bathroom and small bedroom windows at first floor level.  Main habitable room windows do not face the 
application site.  The retained building is increased in height but is some 30m from the rear boundary of the site.  
The dwellings at 1-9 Gardner Street are located a further 9m from this boundary.  It is considered that with 
regard to neighbouring houses the proposed development would not have any significant detrimental effect 
upon amenity.

There is a closer relationship between the proposed extension and the existing student accommodation.  The 
proposed building is set back 1.2m from the back of pavement.  This creates a distance of 11m between the two 
developments.  Both schemes relate to the conversion of existing buildings that while not locally listed are 
distinctive and of quality that are then extended with significant additional accommodation and brought back to 
use.  Both sit at the back of the highway and given these considerations it is felt that an interface distance of 
11m is acceptable in this instance.

It is considered that the amenity of existing residents is sufficiently protected in accordance with the 
requirements of policy DES7 of the UDP.

Housing Mix
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Paragraph 50 of the NPPF sets out that local planning authorities should deliver a wide choice of high quality 
homes and create sustainable, inclusive and mixed communities.  Policy H1 of the UDP states that all new 
housing developments will be required to contribute towards the provision of a balanced mix of dwellings within 
the local area in terms of size, type, tenure and affordability.  This policy is supplemented by policies in the 
Housing Supplementary Planning Guidance.  Policy HOU1 of the Housing SPG states that within this area 
apartments will normally be the most appropriate form of housing provision.  Policy HOU2 of the Guidance 
seeks to ensure that where apartments are considered appropriate they should provide a broad mix of dwelling 
sizes, both in terms of number of bedrooms and the net residential floorspace.  Studios and one bed apartments 
should not predominate and a significant proportion of three bedroom apartments should be provided wherever 
practicable.  The reasoned justification clarifies that the majority of apartments should have two or three 
bedrooms with a floorspace of 57sq.m or more.

The proposed development has the following accommodation mix:
One beds – 28%.  Sizes – 38.2sq.m to 60.8sq.m
Two beds – 72%.  Sizes - 60sq.m to 92.6sq.m

Given the large proportion of larger dwellings and the generous size of the units it is considered that the 
absence of three bed accommodation is acceptable in this instance and that the proposed mix represents an 
acceptable accommodation offer.

The mix and size of dwellings therefore accords with the requirements of Housing Planning Guidance, policy H1 
of the UDP and the advice contained in the Pendleton Area Planning Guidance.

Highways and Parking

The site lies within a highly accessible location on a major public transport route and within short walking 
distance of several public transport services.  The level of parking proposed is considered appropriate and 
acceptable in accordance with Council standards.  The level of secure bicycle storage meets the minimum level 
required by the UDP and additional cycle stands are also provided.

The proposed use as dwellings is considered to have a broadly similar impact upon the highway network as the 
previous use as offices.  The scheme makes use of the existing access to the site.

It is considered therefore that the proposal is in accordance with UDP policies A8 and A10 of the UDP and will 
not have a severe impact on the local highway network in accordance with the requirements of the NPPF. 

Amenity of Future Residents

Only a very small proportion of the windows in the proposed extension are located adjacent to the existing 
student accommodation.  The applicant has taken steps to reduce the extent of overlapping where both 
buildings face each other and has set the building in from the boundary of the site to further increase the 
interface distances.   Given the generously sized accommodation that is being provided, as detailed above, it is 
considered that the interface distance is acceptable in this instance.

Extensive amenity space for residents, including seating and soft planting, is provided at roof top level.  In 
addition balconies at upper levels that are set back from the front façade of the building also have private 
balconies.  In total almost 760sq.m of outdoor amenity space is provided for residents

It is considered that the amenity of future residents is sufficiently secured in accordance with the requirements 
of policy DES7 of the UDP. 

Flood Risk and Drainage

The site is located in flood zone 1, which is categorized as low risk and currently comprises hard surfacing.  The 
proposals will introduce areas of soft landscaping that will result in a significantly improved situation with regard 
to flood risk and surface water drainage.  Conditions are attached to ensure that this takes place. 

There are no consultee objections to the scheme and it is considered that the drainage issues arising from the 
proposed development are acceptable.
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Contaminated Land

Paragraph 121 of the NPPF states that decisions should ensure that the proposed site is suitable for its new use 
taking into account ground conditions, including pollution arising from previous uses and any proposals for 
mitigation including land remediation or impacts on the natural environment arising from that remediation.

The site is a former public building and while no likely contamination is identified there is made ground below 
the surface and as such a condition is required regarding further investigation.
 
Subject to this condition the proposal therefore complies with paragraph 121 of the NPPF.

Sustainability

The City Council’s Sustainable Design and Construction SPD seeks to ensure that sustainable design and 
construction measures are integrated into new developments. Compliance with this SPD is demonstrated 
through submission of a sustainability checklist. The applicant has provided details of how the design and 
construction of the scheme would minimise energy consumption and maximise sustainability.  The following 
measures are proposed:

 Mechanical Ventilation Heat Recovery units to all apartments below 3rd floor level
 Upgraded glazing
 High efficiency lighting
 Permeable surface to the car park
 Reuse of existing building materials where feasible

It is considered that the development will meet the City Council's aspirations in terms of sustainability and the 
requirements of the SPD.

Planning Obligations 

UDP Policy DEV5 advises that if new development is likely to result in a material increase in the need or 
demand for infrastructure, services, facilities and/or maintenance, planning permission will only be granted if 
suitable mitigation measures are put in place. This policy is supported by the Planning Obligations SPD which 
explains the city council’s overall approach to the use of planning obligations, and sets out detailed advice on 
the use of obligations to ensure that developments mitigate their impacts by making an appropriate contribution 
to projects that will ensure the needs generated by the development are met.

It is noted that, in accordance with the NPPF, planning obligations should only be sought where they are 
considered necessary to make a development acceptable in planning terms, directly related to the development; 
and fairly and reasonably related in scale and kind to the development.

The site lies within a low/mid value area where there is no requirement for apartment schemes to make 
contributions. 

Conclusions 

The proposal accords with the main thrust of the UDP and NPPF in that the current building is retained and 
brought back into residential use providing a range of new homes. 

The adverse impacts of the proposed development have been fully considered and assessed.  On balance it is 
considered that that the application accords with the relevant provisions of the development plan and represents 
sustainable development in accordance with the provisions of the NPPF.

Recommendation

APPROVE

Conditions
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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:

200/15/100A - site layout and ground floor plan
200/15/101A - first and second floor plans
200/15/102A - third and fourth floor plans
200/15/103A - fifth floor and roof plans
200/15/104A - proposed front elevation
200/15/105 - proposed side and rear elevations

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

3. The following noise standards shall be attained with respect to residential accommodation on the site as 
stipulated in BS8233:2014 - Guidance on Sound Insulation and Noise Reduction for Buildings:
(i) internal noise levels of less than 30 dB LAeq,8hour within bedrooms between 23.00 hours and 07.00 
hours
(ii) internal noise levels of less than 35 dB LAeq,16 hour within living rooms between 07.00 hours and 
23:00 hours
(iii) internal noise levels of less than 40 dB LAeq,16hour within other living areas (e.g. dining rooms) 
between 07.00 and 23.00 hours
(iv) typical individual noise events from road traffic shall not be in excess of 45 dB LAmax in bedrooms 
between 23.00 and 07.00 hours
The mitigation measures required to achieve the noise standards shall be approved in writing by the 
Local Planning Authority and installed prior to occupation of the development. Prior to occupation of the 
development a Site Completion Report shall be submitted to the Local Planning Authority for approval.  
The Site Completion Report shall validate that all works undertaken on site were completed in 
accordance with those agreed by the Local Planning Authority. All mitigation measures shall thereafter be 
retained.

Reason: To safeguard the amenity of existing, neighbouring and/or future occupants of the development 
hereby approved in accordance with policy EN17 of the City of Salford Unitary Development Plan and the 
National Planning Policy Framework.

4. Notwithstanding any information submitted with the application, no development shall take place until an 
investigation and risk assessment has been submitted to and approved in writing by the Local Planning 
Authority. The assessment shall investigate the nature and extent of any contamination on the site 
(whether or not it originates on the site). The assessment shall be undertaken by competent persons and 
a written report of the findings submitted to and approved in writing by the Local Planning Authority before 
any development takes place. The submitted report shall include:

i)  a survey of the extent, scale and nature of contamination

ii) an assessment of the potential risks to:

* human health,                
* property (existing or proposed) including buildings, crops, livestock, pets, woodland, and service lines 
and pipes,
* adjoining land,
* groundwaters and surface waters,
* ecological systems,                
* archaeological sites and ancient monuments;

iii) where unacceptable risks are identified, an appraisal of remedial options and proposal of the preferred 
option(s) to form a remediation strategy for the site.
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The development shall thereafter be carried out in full accordance with the duly approved remediation 
strategy.

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.

5. Pursuant to condition 4 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.

6. 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. 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)

7. The surface water discharge rate shall be restricted to 50% of the existing discharge rate in accordance 
with the Council's Strategic Flood Risk Assessment.

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

8. No development shall commence until a further precautionary survey for bats has been undertaken and 
submitted to and approved in writing by the Local Planning Authority.  If bats are found then a Method 
Statement that gives details and measures to be taken to avoid any possible harm to bats during 
construction works.

Reason:  In the interests of bats, which are a protected species, in accordance with the requirements of 
the NPPF and national legislation regarding protected species.

9. Notwithstanding any description of materials in the application no above ground construction works shall 
take place until samples or full details of 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 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.
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10. 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). Quieter activities which are carried out inside buildings such as 
electrical works, plumbing and plastering may take place outside of agreed working times so long as they 
do not result in significant disturbance to neighbouring occupiers;
(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; and
(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.

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.

11. 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.

12. 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.

13. Before occupation of the development hereby permitted, full details of the proposed ventilation strategy 
for the future residences shall be submitted to and approved in writing by the local planning authority and 
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the approved strategy shall be implemented in full as part of the development. The scheme shall 
incorporate acoustic treatment to ensure that the noise standards stipulated in condition 1 are met. The 
approved ventilation strategy shall thereafter be retained.

Reason: To safeguard the amenity of existing, neighbouring and/or future occupants of the development 
hereby approved in accordance with policy EN17 of the City of Salford Unitary Development Plan and the 
National Planning Policy Framework.

14 Prior to the commencement of the development a sustainable drainage management and maintenance
plan for the lifetime of the development shall be submitted to the local planning authority and agreed in
writing. The sustainable drainage management and maintenance plan shall include as a minimum:
a. The arrangements for adoption by an appropriate public body or statutory undertaker, or,
management and maintenance by a resident’s management company; and
b. Arrangements concerning appropriate funding mechanisms for its ongoing maintenance of all
elements of the sustainable drainage system (including mechanical components) and will include
elements such as ongoing inspections relating to performance and asset condition assessments,
operation costs, regular maintenance, remedial woks and irregular maintenance caused by less
sustainable limited life assets or any other arrangements to secure the operation of the surface
water drainage scheme throughout its lifetime.

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

Reason: To manage flooding and pollution and to ensure that a managing body is in place for the
sustainable drainage system and there is funding and maintenance mechanism for the lifetime of the
development.

15 Foul and surface water shall be drained on separate systems

Reason: To secure proper drainage and to manage the risk of flooding and pollution in accordance with 
policy EN19 of the City of Salford Unitary Development Plan

16 Before occupation of the development hereby permitted full details of a mitigation scheme to address 
poor air quality shall be submitted to and approved in writing by the Local Planning Authority.  The 
scheme shall identify fully all measures which are required to control the impact of local air quality on the 
development. A verification report shall be submitted for written approval to the Local Planning Authority 
confirming that all approved measures have been implemented in full prior to the final occupation of the 
site. All approved measures shall be retained and maintained thereafter.

Reason: To safeguard the amenity of existing, neighbouring and/or future occupants of the development 
hereby approved in accordance with policy EN17 of the City of Salford Unitary Development Plan and the 
National Planning Policy Framework.

17 No dwelling shall be occupied until full details of the proposed light installation to the glazed stair have 
been submitted to and approved in writing by the Local Planning Authority.  The light installation shall be 
put in place within one month of the first occupation of the building and shall remain as such thereafter.

Reason: To appropriately respond to the prominent location on the Pendleton roundabout in accordance 
with policy DES1 of the City of Salford Unitary Development Plan.

18 Notwithstanding the details shown on the drawings hereby approved, details of secure cycle parking for 
14 bicycles shall be submitted to and approved in writing by the Local Planning Authority. The approved 
cycle 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.

Notes to Applicant
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1. STANDING ADVICE - DEVELOPMENT LOW RISK AREA

The proposed development lies within a coal mining area which may contain unrecorded coal mining 
related hazards.  If any coal mining feature is encountered during development, this should be reported 
immediately to the Coal Authority on 0345 762 6848.

Further information is also available on the Coal Authority website at:
www.gov.uk/government/organisations/the-coal-authority

This Standing Advice is valid from 1st January 2017 until 31st December 2018


