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APPLICATION No: 18/72443/FUL
APPLICANT: West One Residence Ltd
LOCATION: 621 Eccles New Road, Salford, M50 1EP, 
PROPOSAL: Demolition of existing building, erection of a nine-storey residential building 

containing 140 units and a six-storey office building with parking provision, 
amenity space, landscaping and associated works.  Resubmission of 
17/70933/FUL.

WARD: Weaste And Seedley

Description of Site and Surrounding Area 

The subject site is located on the southern side of Eccles New Road, Salford. The western portion of the site is 
currently occupied by a single-storey industrial building and associated car parking whilst the eastern part is 
vacant. Surrounding land upon the southern side of Eccles New Road is used for a variety of commercial and 
industrial purposes. Land to the north, across Eccles New Road, is used for residential purposes. This includes 
rows of two-storey terraces and more recent three-storey residential buildings. 

Beyond this is the M602. This motorway extends to Salford Central and Manchester to the east and to Worsley 
and beyond to the west. The Metrolink also extends along Eccles New Road and provides direct access to 
Manchester city centre to the east and Eccles to the west. Bus Route Nos .27 and 33 also extend along Eccles 
New Road. These services provide direct access to Salford Central and Manchester to the east and Eccles, 
Swinton and Worsley to the west.

Development Description

Original Scheme
The proposal originally consisted of demolishing the existing onsite building and the erection of a mixed-use 
development comprising of 107 residential apartments, employment uses (Use Class B1) and 7 live/ work units 
(Sui Generis use) together with parking provision and amenity space to the rear and associated works.  This is 
the resubmission of a proposal that was withdrawn in February 2018 (planning reference 17/70933/FUL).  More 
specifically planning was sought for a part 9 storey, part 7 storey building.  The building fronted Eccles New 
Road and was articulated around the site to the north, east and west side leaving the south side open for car 
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parking for residents and visitors as well as delivery access for the units.  All servicing and access for vehicles 
would have been via Falcon Close to the rear of the development.

Amended Scheme
The original scheme was considered unsuitable for reasons of design, quantity of parking and functionality of 
the B1 use.  Through detailed discussion the scheme has been amended to amount to demolition of the existing 
building and erection of a nine-storey residential building and a six-storey office building.  The proposal now 
comprises 140 apartments and 1,133.7sqm of office space with 79 parking spaces. The residential mix takes 
the form of 12 studios; 47 one-bedroom apartments; 73 two-bedroom apartments; 2 two-bed duplexes; and 6 
three-bedroom units.

The residential building will be located to the eastern portion of the site with the 9 storey element situated on the 
corner of Eccles New Road and Falcon Close, which is where the main entrance is located.  The office 
accommodation is situated adjacent to the neighbouring waste transfer building, part of Salford city council 
environmental services.  The design approach has been to integrate the scheme with a modern material palette 
consisting of bronze cladding, grey brick and floor to ceiling glazing. All glazing will be a dark grey powder 
coated Aluminium.  A raised landscaped garden is proposed above the car park to the rear and on the seventh 
floor. Secure bins stores and cycle shelters will also be provided to the rear. 

Publicity

Initial Publication

Site Notice: Non HH Site notice departure Date Displayed: 9 October 2018
Reason: Article 13 Wider Publicity

Press Advert: Manchester Weekly News Salford Edition Date Published: 4 October 2018
Reason: Article 15 Standard Press Notice

Re-publication

Site Notice: Non HH Site notice departure Date Displayed: 1 August 2019
Reason: Article 13 Wider Publicity

Press Advert: Manchester Weekly News Salford Edition Date Published: 8 August 2019
Reason: Article 15 Standard Press Notice

Representations

Notification letters were sent to immediate neighbours on the 25.09.2018 with a reply by date of the 16.10.2018.  
Six responses were received, which can be summarised as follows:

 Lack of parking – resulting in cars being parked on neighbouring streets compounding an existing 
problem with employees of Turnpike House;

 The development would restrict access to the Golf Centre and the construction phase may prevent 
customers accessing the car park;

 The pelican crossing, T-Junction, tram lines, double yellow lines and cycle lanes will be impacted by this 
development and the development itself will only add even more restriction to this area; and,

 Concern raised regarding the security of Royal Bank of Scotland (RBS) site of Falcon House due to the 
proposed layout.

Councillor Wilson has made the following comments:

 There are only 36 car parking spaces in total for 107 apartments and 54 B1(office) units, this is not in 
line with the recommended number of parking spaces and as a result it will impact neighbouring 
residents;
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 The neighbouring area already has an issue with parking and as such there are a number of TRO's in 
place to tackle the issue of parking;

 There are insufficient accessible spaces for the number of apartments and B1 units; and,
 The lack of parking for this proposed development will have a detrimental effect for neighbouring 

residents and businesses.

Notification letters were sent to immediate neighbours on the 30.07.2019 regarding the amended plans and 
alternative description with a reply by date of the 20.08.2019.  Four responses were received, which can be 
summarised as follows:

 The development would introduce harm to highway safety in terms of an increase in the number of 
vehicle trips and lack of parking;

 Concerns over limited parking would put pressure on parking at Sheader Drive, which may result in the 
landlord introducing a fee paying scheme to owners;

 The submission does not contain a construction management plan, service management plan or details 
concerning noise from fixed plant & equipment associated with commercial use;

 TFGM previously requested that applicants ensured no opening windows yet the revised plans detail 
opening windows & balconies;

 The proposed layout will allow possible ‘run up’ distances for vehicles from various points from within 
the proposed development site towards Royal Bank of Scotland (RBS) site of Falcon House; and,

 The construction period may cause problems for the operations at Falcon House. For example, systems 
within the building will be affected by vibrations or heavy plant movement. Therefore, the Council is 
requested to apply a condition requiring a construction management plan and method statement, 
including details of timing and method of construction.

Relevant Site History

17/70933/FUL
Demolition of existing on site building and erection of proposed mixed use development comprising of 
246 residential apartments and 7 retail units together with parking provision to the rear. Application 
Withdrawn - 20 February 2018

12/61297/FUL
Erection of 2.4m high palisade fence and gates.  Approved on 15.02.2012

08/56933/OUT
Outline planning application for development of land for residential purpose with all matters reserved.  
Finally Disposed of on 29.07.2013.

  
08/56255/OUT

Outline planning application for development of land for residential purpose with all matters reserved.  
Refused on 30.05.2008

07/55251/OUT
Outline planning application for the layout and means of access of two buildings comprising 44 
apartments with a ground floor retail unit.  Withdrawn on 18.10.2007

06/51964/OUT
Outline planning application for the siting of two buildings comprising 59 apartments and alteration to 
existing vehicular access.  Refused on 31.03.2006

   
Consultations

United Utilities Water Ltd -  
No comments received to date  

Design For Security -  
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Recommend that a condition is put in place which reflects the recommendations made within section 4 
of the Crime Impact Statement (Dated:30/07/2018 | Ref:2017/0697/CIS/01).  A condition should also be 
put in place to ensure that the proposal is built to Secured by Design standards and that they achieve 
Secured by Design accreditation.

Senior Drainage Engineer -  
No objection subject to condition.

Air Quality, Noise, Contaminated Land -  
No objection raised with regards to air quality, noise and contaminated land.

Landscape Design -  
Full details are required for the soft and hard landscape proposals including full planting specification 
and schedule.  The applicant include street tree planting to Falcon Close to maximise the sites green 
infrastructure potential.  The sustainability checklist states that the applicant has incorporated SuDS into 
the landscaping, driveways and any hard surfacing. Evidence of this is required. 

Highways -  
The Local Highway Authority (LHA) have no objection to the proposed development subject a parking 
review, car park management plan, motorbike and cycle parking provision, surfacing improvements, 
traffic regulation order concerning Falcon Close, a waste management plan, travel plan, improvements 
to public realm, redundant access points reinstated to footway and construction environmental 
management plans secured by way of condition or legal agreement.

Senior Drainage Engineer -  
No objection subject to condition.

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

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

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

Unitary Development Plan DES10  -  Design and Crime
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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 E5  -  Develop. in Established Employment Areas
This policy states that planning permission will only be granted for the reuse or redevelopment of sites or 
buildings within an established employment area for non-employment uses where the development would not 
compromise the operating conditions of other adjoining employment uses, and where one or more of the 
following apply:
a) The developer can demonstrate there is no current or likely future demand for the site for employment 
purposes
b) There is a strong case for rationalising land uses or creating open space
c) The development would contribute to the implementation of an approved regeneration strategy or plan for the 
area
d) The site is allocated for another use in the UDP.

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

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

Unitary Development Plan A10  -  Provision of Car, Cycle, 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 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.

Other Material Planning Considerations

National Planning Policy

National Planning Policy Framework

Local Planning Policy
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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  -  Established Employment Areas
This document contains a number of polices that promotes sustainable economic growth, which both enhances 
prosperity and reduces inequalities.  The document encourages the provision of a wide range of employment 
opportunities, having regard to evidence based conclusions on need and demand.

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.

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

The Greater Manchester Spatial Framework Draft 2019 (“GMSF”) and the Revised Draft Local Plan 2019 are 
subject to public consultation until 18th March and 22nd March 2019 respectively.  Following that, 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.

Analysis 

Principle

Employment Uses

The site falls within the Eccles New Road employment area and meets the definition of an established 
employment area identified in the reasoned justification to Saved UDP Policy E5. Paragraph 8.40 of the 
reasoned justification to policy E5 clarifies that an established employment area is defined as site(s)/buildings(s) 
that are currently used, or where vacant were last used, for non-retail employment uses, and fall within one of 
the following categories: 

 any area with five or more adjacent business units; 
 any continuous site area of 0.5ha or greater; or 
 any building(s) with a floor area of 5,000 square metres or greater
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The redline boundary comprises of two sites; 615 Eccles New Road and 621 Eccles New Road.  621 Eccles 
New Road is associated with a former vehicle repair body shop and yard which falls within a Class B2 
employment use. Given this, it is necessary to demonstrate compliance with UDP policy E5.
 
615 Eccles New Road sits adjacent to the body shop premises and it is understood that this was originally the 
site of a church (All Saints) and a Sunday school before the buildings were demolished and replaced with a 
social club (Use Class D2). Although clearly part of the wider employment area, the land was not last used for 
non-retail employment uses, and so therefore having regard to the definition of employment areas in the 
reasoned justification to policy E5, the provision of policy E5 would not be applicable to this part of the site.

Criterion 1 of saved policy E5 describes that planning permission will only be granted for the reuse or 
redevelopment of sites or buildings within an established employment area for non-employment uses where the 
development would not compromise the operating conditions of other employment uses. Policy EMP2 of the 
Established Employment Areas SPD provides further guidance in relation to this part of the Saved UDP Policy, 
adding that regard should also be had to the potential future use of neighbouring sites for employment 
purposes. 

The site in question is situated within a large employment area, with surrounding employment uses. The uses 
immediately surrounding the site include a golf shop, Royal Bank of Scotland (RBS) counting centre and a 
Council depot. Beyond that are light industrial / warehouse units, many with ancillary retail and public access 
functions. Within the original letter of representation received from RBS, they raise concern regarding ‘run up’ 
distances within the development towards Falcon House allowing speed and the necessary force to penetrate 
the site boundary; the parking area not being secure leaving pedestrians/residents vulnerable; and, the 
vibrations of construction could disturb equipment.  

The layout plan has been amended to incorporate a security barrier across the access. In addition, a brick wall 
to the southern boundary and a high level kerb to prevent vehicular entrance via high speed run-ups to Falcon 
House.  A condition concerning a construction management plan is recommended; the standard condition has 
been amended to require details concerning timing and method of construction to ensure the operations of the 
neighbouring business are not disturbed during the construction period.  

The building closest to the Council depot to the west would house offices (non-sensitive use) providing a 
physical barrier between the industrial use (Council depot) and the proposed residential property.  The applicant 
has outlined within the Planning Statement that the heavier industrial uses in the wider area are located some 
distance away to the south and therefore their ability to impact the residential occupants and for the residential 
use to constrain such operations is limited.  

In respect of criteria 2 of the policy, it is only criterion 2a that could be applicable in this instance; ‘the developer 
can clearly demonstrate that there is no current or likely future demand for the site or building for employment 
purposes’. Policy EMP3 of the Established Employment Areas SPD provides further detail regarding the issues 
that would need to be addressed to justify a proposal under this criterion.

The Employment Land Statement identifies that 621 Eccles New Road was marketed from March 2017 when 
the occupiers (The Bodyshop Manchester) fell into receivership. This included site boards, a marketing brochure 
containing the site particulars, a mailing campaign, and also website listings including property databases 
(paragraph 5.2.1). The Statement goes on to state that the site was sold to the present owners in November 
2017 after 6 months of marketing. The interest during the 6 months the site was marketed up to its sale is 
described as “limited”, although no further details of this limited interest have been provided. 

The Employment Land Statement at paragraph 5.2.3 goes on to state that the current owners acquired the 
adjoining 615 Eccles New Road at the same time as they acquired 621 Eccles New Road, and then immediately 
tried renting the whole of the site being considered through this planning application. In February 2018 
commercial property consultants WT Gunson were employed and the premises offered in the market place on a 
‘To Let’ basis with new promotional signboards, marketing particulars and comprehensive mailing to occupiers 
and commercial property agents and live requirements held on their database. The Statement concludes that 
despite this marketing, “a tenant has not been identified to occupy the premises and this clearly demonstrates 
there is little demand for this type of space in this location”.
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A significantly greater level of detail around the marketing activities that have taken place should normally be 
provided. It is also apparent that the site has only been marketed for rent, rather than for sale as well, and this 
may have constrained interest in the site. In this regard, the marketing details provided fall short of the 
requirements of part 2 of Policy EMP3 of the Established Employment Areas SPD. The conclusion that there is 
little current demand for employment use does not appear to reflect:

 The site was sold to the current owners following a period of marketing for employment use
 Employment space is being included within the proposed scheme, and so therefore the applicant must 

consider that there is a demand for such use

Notwithstanding the above conclusions regarding a lack of demand for employment uses having not been 
adequately justified, the proposed development does incorporate 1,133.7sqm of office (B1 employment) use.  
The former employment floorspace across the whole of the application site was 722sqm with this being in B2 
use.  A B1 use being proposed is considered to be an appropriate use in employment areas, as set out in Policy 
EMP1 of the Established Employment Areas SPD. It is clear that there would be a significant increase in the 
intensity of the employment use of the site with the potential to provide a much larger number of jobs than when 
the site was in use as a B2 former vehicle repair body shop and yard. Additionally B1 uses would complement 
other activities in the employment area. 

The principle of a mixed used scheme with the level of employment floorspace identified above is considered to 
be acceptable in this particular instance. However, to ensure the office use is delivered, a condition requiring 
that the residential use is not occupied until the office building is available for occupation is recommended.  

Sequential Test

Use class B1 includes offices, which are a main town centre use.  Therefore, town centre sequential 
considerations in part 7 of the NPPF are relevant. The site identified is regarded as ‘edge of centre’ having 
regard to the definition in the glossary to the NPPF that describes that, for office uses, this includes locations 
outside the town centre but within 500 metres of a public transport interchange. 

The Weaste Metrolink stop is 300 metres to the east of the site and there are bus stops around 200 metres to 
the west. The Eccles New Road employment area has a number of strengths including the range of 
accommodation it provides and its proximity to Salford Quays. The provision of secondary office 
accommodation within the area could perform a supporting role to the higher density and higher value 
accommodation within the Quays itself. Given this, and the sites proximity to a Metrolink station, no objection is 
raised in respect of the sequential approach to town centres.

Residential Uses

Having regard to the above, the site is considered to be suitable for a mixed use scheme of employment 
floorspace and residential development. The site is brownfield land which is promoted by the National Planning 
Policy Framework 2018 (NPPF) and is in an accessible location given very good access to Metrolink and bus 
routes. Regard is had to the air quality and noise in relation to residential amenity further on within the analysis.

UDP policy H1 requires 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 type and size. Policy HOU1 of the housing 
planning guidance states that within the part of the city where the proposed development is located, new 
developments should provide a broad mix of dwelling types. Apartments should only be the predominant form of 
provision on sites in the most accessible locations within Central Salford. An alternative approach may be 
acceptable having regard to criteria A to H of UDP policy H1.

The site is situated within an accessible location, around 300 metres from Weaste Metrolink station and on a 
main bus route.  Considering this, 140 apartments as part of a mixed use scheme would be deemed appropriate 
subject to appropriate design. 
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Policy HOU2 of the housing planning guidance 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 floorspace 
typically 57 square metres or above. An alternative approach may be acceptable having regard to criteria A to H 
of UDP policy H1.

The accommodation schedule sets out that there would be 140 units overall, 59 studio and one-bed apartments 
(42%), 74 two-bed apartments (54%) and 6 three-bed apartments (4%). All of the two-and three bed apartments 
are in excess of 57sqm.  Given this, the proposed development would be in accordance with policy HOU2 as 
small dwellings would not predominate.

Conclusion

The proposed mixed use development would result in an acceptable proportion of employment space to resolve 
the requirements of policy E5 with the recommended occupation condition in place.  The development as 
currently proposed is unlikely to compromise the operating conditions of other remaining employment uses 
within the surrounding area.  The concerns raised by RBS concerning their asset to the rear have been 
resolved.  The residential aspect of the proposal would be an efficient use of the site within a sustainable 
location, in accordance with the NPPF, and would provide a range of accommodation in accordance with policy 
H1.  Therefore, the proposal is complaint with the aforementioned policy.

Design 

At the heart of the National Planning Policy Framework (NPPF) 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 2018).  The NPPF (2018) 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).

The original scheme
Design must respond positively to local context and contribute towards local identity and distinctiveness (saved 
UDP policy DES 1).  Originally the development concerned a large bulky long block with two wings of poor 
design detail within close proximity to the streetscene.  A large building such as this should be set back from the 
footway with sufficient distance to provide a setting for the development and avoid the building dominating the 
streetscene; approximately 1.3m does not achieve the necessary setback for such a building.  Nor is there any 
room to provide a landscape buffer to the front of the property, which many neighbouring units benefit from, 
creating an attractive and interesting frontage.  The proposal would have provided a very dominate building 
creating a hard edge to Eccles New Road.  The front doors of the proposed live/work units provided a degree of 
activity at street level.  However, without sufficient servicing arrangements their full potential being realised was 
unlikely.

Saved policy DES 2 requires that pedestrians can easily orientate themselves and navigate their way through 
an area.  The commercial entrance and indeed the portion of the building allocated for this use is not visually 
distinguishable from the residential portion of the building.  Therefore, the architecture of the building would not 
have provided any visual clues for those accessing the commercial side of the development limiting the ease of 
movement around the development that would have deterred potential occupiers. 
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It was unclear from the submission how the proposed units would be serviced and operated.  The units at the 
ground floor would not have had any external opening doors for delivery; there was limited access to the units 
for delivery vehicles; the only door to the car park wass via steps; lack of adequate bin storage; no visitor or 
employee parking; the units near Eccles New Road could not be accessed via vehicle; and, the lack of flexibility 
of the units to adapt to varying uses within the B1 class.  Considering this, the deliverability of the scheme for 
employment purposes was questionable.

Saved policy DES 7 requires that all new development provide potential users with a satisfactory level of 
amenity, in terms of space and layout.  The proposed garden platform was likely to be underused as it was 
divorced from the building so would not fulfill its purpose leaving the development with a substandard provision 
of amenity space.  The staircase to this platform would have provided a bird’s eye view of the gardens 
associated with the live/work units.  The circulation to the rear of the building was poor, which was further 
compounded by limited access to the cycle store and bins.

Amended scheme
Since submission the proposal has evolved to address the concerns identified above.  The development has 
been separated into two buildings that have been designed for their intended use.  The commercial building is 
now proposed solely for office use, due to the practicalities of providing a logical layout that would facilitate a 
wider B1 use.

Both properties would be set within the same building line, approximately 2.3m from Eccles New Road.  
Developing the scheme this way has reduced the bulk of the development and created an attractive and 
interesting frontage.  Furthermore, there is now an opportunity for a landscaped frontage, which would further 
soften the proposal and introduce some much need greenery to this side of Eccles New Road.  

The residential property has two wings with a recessed centre.  In terms of massing, the building would vary 
between 7, 8 and 9 stories.  The eastern wing would step up from the 6 storey office building to 8 stories with a 
step down to 7 stories between the wings and a rise to 9 stories at the western portion.  Massing across the site 
would ramp up from 6 stories to 9, which breaks down the bulk of the development and facilitates height without 
overwhelming the immediate environment.  The 9 storey wing is positioned on the corner of Eccles New Road 
and Falcon Close, which is considered appropriate and logical position for this height within the scheme.

The bottom potion of the development within the wings would consist of full height glazing, which is a light 
material that blends well with the dark brickwork to the floors above.  Within the middle potion of the building the 
structure would be finished with a bronze cladding that also weaves through the main façade around the 
fenestration detail.  The use of materials, including the detailing around the fenestration, provides a balanced 
and attractive frontage.  

With regards to the interaction with Falcon Close, the proposed entrance to the residential block would be on 
this corner with communal space providing activity.  To the south of Falcon Close, the level of activity would 
reduce due to the location of the bin and cycle store that are so situated for residential convenience; with 
particular reference to the cycle store to encourage residential take-up.  If Falcon Close becomes more active in 
the future due to other developments, this could lead to the element of blank walling to the ground floor 
becoming more obvious.  However, this would provide future developments with the opportunity to address 
Falcon Close within this area without impacting upon amenity.  The Landscape officer has suggested that trees 
to the Falcon Close frontage would be beneficial from a place making perspective; a condition concerning a 
feasibility study regarding this matter is recommended.

The same materials are repeated through the office block but have been utilized in a different fashion to provide 
a commercial appearance.  The purpose of this is so that the public can discern the uses of the buildings and 
navigate themselves accordingly.  The office block has been designed with a large proportion of glazing to the 
frontage with the bronze cladding providing fenestration detail in large rectangles to the middle portion of the 
building and brick columns to the ground floor.

To provide activity at street level within the residential building, the development includes two duplex units that 
have front doors off Eccles New Road that are positioned within the recess to allow for a small element of 
defensible space.  The defensible space would be separated from the streetscene and communal space via 
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boundary treatment, which would be the subject of any forthcoming condition.  However, care will need to be 
taken with regards to the boundary treatment to avoid a twee appearance.   

The proposed garden platform is now attached to the building and a number of the units to the first floor would 
have direct access.  This mixed access arrangement is intended to enhance social-cohesion through 
encouraging take up of the amenity space and facilitating social interaction.  Privacy and separation would be 
achieved through a high quality landscape scheme, which would be sought through condition.  Access to the 
wider building would be provided by a walkway to the southern end of the podium.   To enhance privacy from 
potential neighbouring development should RBS vacate their property in the future a tall balustrade made of 
opaque glass should be required through condition.

The majority of the apartments would be of a reasonable size and have floor to ceiling high windows, which 
would provide a high standard of amenity.  The studio apartments are positioned on a corner to the rear of the 
property so the bedroom areas of these units would have limited amount of natural light entering them.  
However, the living areas do have a reasonable standard of natural light and the size of the unit meets national 
standards.  Therefore, on balance, given the limited number of these units, the studio apartments are 
acceptable.  

Design for Security

The development would provide additional activity, overlooking and surveillance to the area.  The applicant 
submitted an amended crime impact statement with the latest scheme due to the significant alterations between 
schemes, which was undertaken by Greater Manchester Police.  The design of the development is considered 
appropriate with a small number of recommendations for improvement.  

The statement recommends that the access to the car park should be restricted by a gate.  The proposed 
ground floor plan does illustrate a gate preventing access to the rear of the building, car park and amenity 
space.  Access to the allocated office parking is further restricted by a separate barrier.  To ensure that these 
barriers provide the necessary security and that those accessing the office would not undermine the security of 
the residential block, a condition concerning the security measures and strategies to be employed across the 
site is recommended. 

The report also recommends appropriate lighting within the car park and pedestrian areas, which could be 
controlled via condition.  In order to ensure the landscaping scheme proposed for the development does not 
undermine the security of the site a robust landscape condition is recommended.

With the necessary conditions in place, the development has been designed to ensure it does not increase 
opportunities for crime and anti-social behaviour in accordance with UDP Policy DES10. 

Conclusion

The amended proposal has responded to officer concerns and is now considered to offer a positive design 
solution that responds positively to the local context and the needs of the uses proposed.  The massing, design 
detail and layout would enhance the character and appearance of the streetscene and would take full 
advantage of the opportunities to re-develop the site to provide a high standard of urban design.  The proposal 
also provides a high standard of accommodation for future residents. 

Highway Safety

The NPPF sets out within paragraph 108 that any significant impacts from the development on highway safety 
should be adequately mitigated against.  Paragraph 109 states that ’development should only be prevented or 
refused on highways grounds if there would be an unacceptable impact on highway safety, or the residual 
cumulative impacts on the road network would be severe.’

UDP policy A2 states that development proposals 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.  
Policy A8 states that development will not be permitted where it would have an unacceptable impact upon 
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highway safety.  Policy A10 of the UDP requires development to make adequate provision for disabled drivers, 
cyclists and motorcyclists, in accordance with the Council’s minimum standards.

Parking Provision

Vehicular access is proposed from Falcon Close.  Originally the on-site parking provision would have amounted 
to 36 on-site car parking spaces, which includes 3 disabled bays, for the whole development.  However, the 
supporting Transport Assessment (TA) provided an element of confusion due to quoting different levels of 
parking form the submitted plans (33 spaces) and stating that 6 of these spaces would be ‘designated to the 
retail element of the proposals’.  However, the proposal did not incorporate any retail spaces so it was unclear if 
the intention was to allocate 6 spaces to the employment use or whether inclusion of this statement/ figure was 
in error.

Parking provision has been one of the key issues concerning the development.  The Local Highway Authority 
(LHA) accepts that parking provision has a part to play in supressing demand and encouraging the use of non-
car modes as an alternative to owning a car. The introduction of parking maximums rather than minimums, as 
they were, was intended to encourage greener travel and in turn reduce congestion and improve air quality.

It is recognised, however, that there is a balance to be had between providing excessive levels of parking and 
not providing enough, with the latter potentially causing issues on roads adjacent to developments. Different 
ratios of parking spaces to apartments have been accepted across the city, with the level that is considered 
appropriate on each occasion being based on the accessibility of that particular development site.  Given that 
Eccles New Road is a bus corridor, provides the tram connection between Eccles, Salford Quays and 
Manchester city centre and forms part of National Cycle Network (NCN) route 55, the site can be considered 
accessible. 

The latest scheme would provide a total of 79 parking space; 42 residential spaces and 37 office spaces.   The 
residential parking ratio is equal to approximately 1 space for every 3 apartments. In locations on the edge of 
Manchester city centre and within Media City the LHA have accepted lower ratios than this and equally in less 
accessible areas have requested more. The proposal is considered appropriate for this location.

The level of provision proposed for the employment element is in excess of the SCCs current standards (SCCs 
UDP 2004-2016 – Saved Policies); however, experience from other sites in this area suggests that this may be 
appropriate. Whilst public transport connections from this location to the key employment areas such as Media 
City and Manchester city centre are good, the locality does not have a transport hub that can provide 
alternatives to car travel for those coming across the borough.  

Given the concerns around the parking provision for this site and current issues that the LHA are aware of with 
overspill parking in this area, a parking study was requested as part of the planning submission.  The findings of 
the parking study undertaken by the applicants are contained in Section 7 of the Transport Assessment and 
conclude that there are areas of unrestricted road side parking available in the area should demand exceed on-
site provision on occasion.

Whilst some of these locations are considered more acceptable/ likely to be used than others the general 
principle is accepted that there are safe opportunities to park outside of the site. Should the occurrence of this 
be regular and cause nuisance/ implications on highway safety the LHA request a contribution of £9,000 from 
the applicant to allow the Council to undertake a review post-occupation of the site. The requested sum would 
allow interventions (restrictions/ resident parking permits, etc.) to be introduced should they be considered 
necessary. The TA confirms acceptance of this request at paragraph 7.6.4.  In addition to this, the requirement 
for a Car Park Management Plan (CPMP) condition is recommended to confirm how visitors arriving by car to 
the both the resident and employment elements site would be accommodated.  

The proposed number of bays allocated to disabled badge holders is compliant with SCCs requirements and 
therefore considered acceptable for both the residential and employment elements (a total of 4 spaces).  There 
is currently no area allocated on site for motorcycle parking. Whilst SCC current standards suggest that such 
provision for flats and apartments should be provided based on Individual Consideration and the requirement for 
B1 land use is a minimum of two, it is requested that the same number be provided for the residential element. 
A condition concerning the quantity, location and method of security is recommended.
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Capacity Assessment

TfGM have confirmed that the latest TA satisfactorily addresses earlier concerns raised in their consultation 
response, dated 16th October 2018. Whilst TfGM do comment that the (inaccurate) reporting of existing 
congestion levels is likely to cause unnecessary alarm, this is a criticism of the modelling and not a concern 
relating to the impact that the development is forecast to have on the highway network.  The table below 
(extracted from the TA) shows the number of car trips that the site is forecast to generate in both the morning 
(AM) and evening (PM) peaks.

 
The LHA consider this to be a robust assessment, as no allowance has been made in the interrogation of the 
TRICs database and adoption of the derived trip rates to reflect the restricted level of parking for the residential 
element and the accessible location of the site (i.e. a worst case scenario).  Notwithstanding the fact it is 
considered that the forecasted development trips are on the high side, the assumed increase in traffic through 
the adjacent junctions is less than 30 two-way trips during the peak hours. This is a common threshold, under 
which capacity assessment is often not requested due to limited impact such a number of trips is considered to 
have. Despite this, the junctions of Eccles New Road/ B5228 and Hessel Street and A57 Eccles New Road/ 
Stott Lane have both been tested in the TA, in addition to the Falcon Close access. 

The capacity assessment carried out considers the future year 2023 without and with the development in place. 
Negligible changes in the operation of the junctions are reported (Table 6.2 of the TA) as a result of the 
proposed development. Although small increases in delay and queue lengths are reported these are considered 
negligible and should, in reality, be reduced further through the active promotion of the requested Travel Plan, 
encouraging less car use.  Assessment of the Falcon Close junction which provides access to the site shows 
that this would operate within capacity with no queuing predicted in either the AM or PM peak. The LHA are 
comfortable that this is accurate.

Site Layout and Access

The TA shows that a visibility splay of 2.4m x 43m can be achieved from Falcon Close without reliance from 
land which falls within the site boundary.  Therefore, access from Falcon Close is considered acceptable.  
Carriageway surface and footway improvements would, however, be required to Falcon Close to ensure that 
vehicles and pedestrians can safely access the site. The TA acknowledges that these works are required at 
paragraph 3.4.2, which is recommended to be secured by way of condition.  

A traffic regulation order would be required on Falcon Close to prevent vehicles parking here and restricting 
access to the car park. Evidence suggests that double parking can occur on this stretch of road which could 
have implications on the ability for service and emergency vehicles accessing the site if not prevented.

The internal layout has been designed to facilitate delivery and waste collection vehicles and allow them to enter 
the site, turn around and exit in a forward gear.  It is envisaged that waste collection would be undertaken by a 
private waste management company. Vehicles will enter the site via Falcon Close and request permission to 
enter via the gated access point(s). The proposed servicing strategy identified in Section 3.5 of the TA is 
considered acceptable but should be contained within a Waste/ Servicing Management Strategy to be secured 
by condition.  This approach would ensure that non-compliance with the intended strategy is enforceable.

The proposal incorporates 128 cycle parking spaces; 88 of these for the residential element, which exceeds 
SCCs current standards, and equates to 63% (spaces/ apartment).  An additional 20 spaces are proposed for 
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visitors of the apartments, taking the total provision for this element to 108, or 77%, offsetting the fact only 30% 
of the apartments would have a parking space.  The employment element would be allocated 20 spaces, which 
exceeds the requirement set out in SCC UDP and so is considered acceptable.  Whilst the proposed number of 
cycle spaces is considered acceptable, a condition concerning the type of provision to be provided is 
recommended to ensure that all spaces can be easily and safety accessed.  A further condition is sought to 
ensure the delivery of the showers and changing facilities for cyclists within the office building.  

TFGM previously requested that the development should not have any opening windows on the Eccles New 
Road side due to proximity to the Metro infrastructure.  On receipt of the amended plans TfGM were re-
consulted and they have commented that any opening windows or balconies must by 2.75m back from any 
infrastructure.  It appears from the plans that this is achievable but the applicant has been asked to provide 
additional evidence to demonstrate that this will be the case.  An update on the matter will be provided via an 
update report.  

Active Travel

The latest TA addresses comments made previously by the by both the LHA and TfGM in relation to the lack of 
an audit undertaken on the existing pedestrian and cycle infrastructure. This is covered in Section 3.6 of the TA 
with further detail on what amenities are located within the generally recognised acceptable walk/ cycle 
distances from the site. 

It is considered appropriate for the development  to contribute to Public Realm improvements considering the 
additional demand the development would place on the area.  The use of any contribution would improve the 
pedestrian and/ or cycle infrastructure in the area, which would encourage the use of non-car modes of 
transportation.  However, the affordability of any contribution has been assessed under a viability appraisal that 
has concluded that a contribution would render the proposal unviable.  Notwithstanding this, the development 
would provide other mechanisms (cycle parking and travel plan) to encourage the use of sustainable methods of 
travel.

Conclusion

The proposed development would provide 79 car parking spaces; 4 of those are allocated disabled parking 
bays.  Considering the identified need within the area for residential parking, the provision supplied by other 
residential and employment sites and the policy requirements, the proposal is considered adequate in this 
regard.  With the suggested conditions, the proposal would be acceptable with regards to layout, service 
arrangements and encouraging sustainable travel.  

Environmental Protection / Residential Amenity

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.  The proposed development 
is not considered to introduce harm in these regards subject to conditions, as discussed below.  Therefore, the 
proposal complies with policy EN17.

According to paragraph 127 of the NPPF (2018) development should provide a high standard of amenity for 
existing and future users.  UDP Policy DES7 states that development will not be permitted where it would have 
an unacceptable impact on the amenity of the occupiers or users of other developments

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.  It is further acknowledged that for particulate pollution (PM10 and 
PM2.5) there is no safe threshold with respect to the impact on human health.  Given this, there is 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.  The application is supported by an air quality impact 
assessment, uses detailed dispersion modelling, verified against local monitoring, to assess whether there will 
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be a significant impact of the development against IAQM and EPUK guidance  “Land-Use Planning and 
Development Control: Planning for Air Quality”, 2017.  

The development incorporates a modest 36 parking spaces and 70 cycle spaces.  The transport consultants 
estimate the development will result in an additional 412 additional vehicle trips on the highway network.  
Compared to the volume of traffic in the vicinity this is considered insignificant.  The assessment has included 
these vehicles in the dispersion modelling undertaken to predict NO2 concentrations at the façade of the new 
development, which can be used to determine whether air pollution is likely to affect the health of future 
occupiers.  The assessment concludes that concentrations of NO2 at the development will be significantly below 
the health based limit value of 40 µg/m3  at all locations, and as such air pollution in this location is not a 
constraint to this development.

The explanation for this is due to the distance of the proposed building from the road.  It is known that levels of 
NO2 decrease rapidly as the distance from the road increases, so whilst the development is within the boundary 
of the AQMA, it is accepted that not everywhere within the AQMA is above the limit values.

The report also considers construction affects including dust generated during the construction process, 
concluding that with adequate mitigation, the impact will not be significant at nearby receptors.  Mitigation can 
be conditioned in the form of a Construction Environmental Management Plan.

It is noted the Design and Access Statement includes proposals for a Combined Heat and Power (CHP) plant to 
heat the building.  Whilst CHP plant can be beneficial in terms of providing efficient and low carbon heating 
systems, they can have an impact on local air quality if not correctly specified.  Discussions have taken place 
with the applicant and it has been confirmed the CHP will be gas powered and meet emission limits compliant 
with the IAQM Principles of Good Design. 

Noise

The application is supported by an updated noise and vibration assessment given its proximity to existing 
employment uses and busy transport corridor.  In addition to noise from the road, metro and industrial sources 
there is potential for noise from fixed plant and equipment associated with the proposed commercial units to 
impact on new residential uses and those across the road.

The Noise report suggests that should the roof be used as a communal garden area noise levels would be 
reasonable according to WHO guidance.  

Road Traffic Noise is assessed in accordance with BS8233:2014 (Guidance on Sound Insulation and Noise 
Reduction from Buildings) and ProPG guidance.  This is the dominant noise source for properties facing the A57 
and mitigation is required in the form of acoustic glazing and mechanical ventilation.  A vibration assessment 
undertaken with respect to the Metrolink tram movements has determined the closest apartments will require 
mitigation to ensure vibration does not cause adverse reaction from future occupants. The final vibration 
mitigation scheme is greatly affected by the choice of materials / building frame and whilst it is accepted in 
principle that vibration can be mitigated the final scheme will need to be agreed when the design is finalised.

Industrial and commercial noise affecting other facades has been assessed in accordance with BS4142:2014 
(Methods for rating and assessing industrial and commercial sound) albeit in the context of the application the 
report suggests this standard is not directly applicable.  However, the Local Planning Authority (LPA) do 
consider this appropriate for rating the impact of industrial noise due to the potential intrusive character of the 
noise.  Furthermore, future occupants if disturbed may complain about the existing industry and thereby create 
a regulatory burden on the operations, or inhibit future expansion plans.  This is contrary to NPPG paragraph 
182 with respect to the agent of change being required to incorporate suitable mitigation to ensure the two uses 
can co-exist.

The acoustic report has determined a rating level of 62-63 dB to be used to design appropriate mitigation.  The 
proximity of the existing Council Waste Depot (Turnpike Depot) would raise concerns if the residential uses 
were to be on the western boundary.  However, the less sensitive uses (commercial / offices) are proposed for 
this side of the building.



$i5yss5vd.docx

A noise and vibration mitigation strategy including ventilation requirements for habitable rooms has been 
proposed in the report including acoustic glazing and mechanical ventilation.  The strategy includes minimum 
acoustic requirements for other elements of the building envelope are specified including walls, roofs and 
separating floors between residential and commercial uses.  The strategy proposes enhanced mechanical 
ventilation provided to units facing Eccles New Road so windows are not required to be opened.  At all other 
times the ventilation system will be capable of providing enhanced background and purge ventilation.  These 
measures will be secured via condition.

It is not possible to provide a detailed specification for external plant and equipment as the details are not yet 
known. However design noise limits are proposed to ensure that noise limits are not exceeded within the new 
residential units.

Land Contamination

The desk study report and intrusive investigation (1 and 2 above) submitted with the application have assessed 
the potential for a pollution linkage between any identified source and a receptor.  The assessment identified a 
number of contaminants on the site including lead, mercury, arsenic, hydrocarbon contamination and asbestos 
containing materials.  Whilst some contaminants were present above environmental quality standards, the risk 
to groundwater has been eliminated due to the absence of a water extraction point and the underlying 
impermeable geology.  Ground gas monitoring has been completed (updated since the 2017 application) and 
concludes the site is characterised as CS2, meaning that gas protection measures will be required.  The 
required remediation would be the subject of condition on any grant of consent.

Residential Amenity

The neighbouring properties to the east, west and south are commercial units so are not a sensitive end uses 
and in the main do not have windows facing the site.  These properties are situated a sufficient distance from 
the proposed development (approximately 17m at the closest point) and of a scale that would not introduce 
harm to the future occupiers of the building in terms of dominance.  With regards to overshadowing, the 
relationship and distance from the residential properties to the north is such that the proposal would not 
introduce significant harm.

The only building with windows directly facing the site (on the southern side of Eccles New Road) is the Golf 
Centre, which is situated approximately 17m from the boundary.  These windows are not translucent and are 
likely to serve a storage area or ancillary office.  This relationship is considered to be acceptable.  The 
residential properties to the north are a sufficient distance away to avoid any harm in terms of overlooking being 
introduced.  

Drainage

The site is in Flood Zone 1 and is less than 1ha so a flood risk assessment is not required.  The development is 
a brownfield site in the Core Conurbation and Salford North West Critical Drainage Area.  The SFRA user guide 
requires a reduction in surface water runoff to 50% of the existing (or to greenfield runoff, whichever is greater).  
A condition concerning the submission of a detailed drainage strategy would be attached to the grant of any 
consent.

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 
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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 proposal would introduce a number of people to the immediate area that would require access to the metro 
link, bus stops and so on.  Therefore, it would be appropriate for the development to contribute towards public 
realm improvements.  Public realm enhancements would also contribute towards the sustainability credentials of 
the development.  The following projects could potentially benefit from the contribution:

 James Corbett Road/ Daniel Adamson Road protected cycleways and connection to MediaCityUK 
 Eccles New Road cycleway improvements and access to Metrolink 
 Langworthy Road/ Eccles New Road access improvements

Whilst the proposed level of parking is considered acceptable, the developer has agreed to pay £9,000 to allow 
a parking review to be undertaken after the development is occupied.  If necessary, the contribution will also 
facilitate interventions (permits/ further restrictions) to be introduced. 

Contributions are required towards open space and public realm improvements in accordance with the Planning 
Obligations SPD. However, The applicant has explained 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. 
The applicant has submitted a viability appraisal in support of their position.

Following a review of the appraisal by the Council’s Estates team, it has been accepted that any contribution 
would undermine the delivery of the development and so no contribution is being sought other than the £9,000 
referenced above.  However, it has been agreed that a clawback mechanism be included in the Section 106 
agreement. This will secure further contributions from the applicant, up to a policy compliant maximum, should 
the viability of the development improve in the future. 

Recommendation

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

I. The City Solicitor be authorised to enter into a legal agreement under Section 106 of the Town and 
Country Planning Act 1990 to secure the following heads of terms:

a. A contribution of £9,000 to facilitate a parking review to be undertaken after the development 
is occupied.  If necessary, the contribution will also facilitate interventions (permits/ further 
restrictions) to be introduced; and,

b. Clawback of the public realm and open space obligation if the development is found to be viable 
once construction is nearly complete.

II. That the applicant be informed that the Council is minded to grant planning permission, subject to the 
conditions stated below, on completion of such legal agreement;

III. That 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:

*100 Rev B Site Location Plan
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2000 P03 GA Plans - Ground Floor 
2001 P02 GA Plans - First Floor
2002 P02 GA Plans - Second Floor
2003 P02 GA Plans - Third Floor
2004 P02 GA Plans - Fourth Floor
2005 P02 GA Plans - Fifth Floor
2006 P02 GA Plans - Sixth Floor
2007 P02 GA Plans - Seventh Floor
2008 P02 GA Plans - Eighth Floor
2050 Office Block Plans
2051 Office Block Elevations
3000 P01 GA Elevations
3050 P01 Proposed Street Scenes
3060 Proposed Section & Elevation Fenestration
3061 Proposed Boundary Wall and Kerb Section

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

3. The residential (C3) building shall not be occupied until the office (B1) building has been fully 
constructed and completed to allow occupancy.  

Reason: To ensure that the replacement employment use is available on site prior to the residential 
development first being occupied in accordance with policy E5 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework.

4. Notwithstanding any description of materials in the application no above ground construction works 
shall take place until drawings of the window details at a scale of 1:20, fenestration specification and full 
details (including samples where appropriate) of the materials to be used externally on the building(s) 
have been submitted to and approved in writing by the Local Planning Authority.  A sample panel of the 
materials, the size of which shall first be agreed in writing by the local planning authority, shall be 
erected on site prior to any discharge application relating to this condition being submitted and shall be 
available for inspection by the local planning authority.  The sample panel shall include full details of the 
colour, type and design of jointing/coursing materials.  The development shall be constructed in 
accordance with the approved materials. 

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.

5. 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 (but not limited to) the 
following:

i. Hard surfaced areas (including materials);
ii. Boundary treatments (including the brick security wall to the southern boundary);
iii. Kurbing to southern boundary;
iv. External lighting;
v. Proposed levels;
vi. Planting plans, specifications and schedules (including planting size, species and 

numbers/densities);
vii. Construction, soil/growing medium, water provision and plant species, with consideration given 

to SuDS attenuation potential, shade provision and wind shelter concerning the roof gardens;
viii. Earthworks; and,
ix. Scheme for implementation 



$i5yss5vd.docx

(b) The landscaping works shall be carried out in accordance with the approved details and scheme for 
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, DES9 and DES10 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework.

6. a) Notwithstanding the details shown on the approved plans, the development hereby permitted shall 
not be occupied until a feasibility study fully exploring the practicality of planting trees along Falcon 
Close has been submitted to and approved in writing by the Local Planning Authority.  

b) If the feasibility study concludes that tree planting is possible along Falcon Close full details of the 
following shall also be submitted and approved in writing by the Local Planning Authority, prior to first 
occupation:  

i. Planting plans, specifications and schedules (including planting size, species and 
numbers/densities);

ii. Earthworks; and,
iii. Scheme for implementation 

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

(d) 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, DES9 and DES10 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework.

7. Prior to first occupation, the balustrade to the southern side of the garden platform/podium shall be 
glazed for the full width of the structure with obscure glass to at least level 3 obscurity and thereafter 
retained as such.

Reason:  In the interest of residential amenity in accordance with Policy DES7 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework.

8. Notwithstanding the details shown on the approved plans, the development hereby permitted shall not 
be occupied until a scheme (including a protocol) detailing how the security of the site would be 
managed during occupation (including receiving deliveries) has been submitted to and approved in 
writing by the Local Planning Authority.  Each building shall have its own protocol to ensure the 
individual needs of each use are fully addressed and that those occupying the building understand what 
is expected of them.  The approved security measures shall be in place prior to the first occupation of 
both uses and the protocols in place within two months of occupation.  
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Reason:  In the interest of residential amenity and security in accordance with Policies DES7 and 
DES10 of the City of Salford Unitary Development Plan and the National Planning Policy Framework.

9. 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 scheme shall include the recommendations of the LMX210 Rev B 
Sustainable Drainage Strategy report and infiltration rates must be determined to enable a sustainable 
surface water strategy to be fully explored. 

Surface water discharge rate shall be restricted to 50% of the existing discharge rate or to greenfield 
runoff, whichever is greater.

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; 

 NPPF, 
 Water Framework Directive and the NW River Basin Management Plan
 The national Planning Practice Guidance and the Non-Statutory Technical Standards for 

Sustainable Drainage Systems (March 2015)
 Manchester, Salford, Trafford Strategic Flood Risk Assessment (SFRA) (2011) and associated 

technical guidance
 Environment Agency Pollution Prevention Guidelines (now withdrawn)
 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.

10. Prior to first occupation a minimum of two parking spaces shall be supplied with electric vehicle 
charging points and retained and maintained as such thereafter.  The charging point shall be capable of 
Type 2 "Fast" charging, and wired to a dedicated 30A spur to provide 7KV charging capacity.

Reason: In accordance with paragraph 35 and 124 of the NPPF, to encourage the uptake of ultra-low 
emission vehicles and ensure the development is sustainable. To safeguard residential amenity, public 
health and quality of life.

11. Prior to installation the specification and details of the gas-fired combined heat and power (CHP) plant 
shall be submitted to and agreed by the Local Planning Authority.  CHP plant shall be designed to meet 
a minimum emissions standard of; 

 Spark ignition engine: 250 mg NOx/Nm3
 Compression ignition engine: 50mg NOx/Nm3
 Gas turbine: 50 mg NOx/Nm3 

The approved CHP plant shall be installed prior to first occupation and retained and maintained 
thereafter.  

Reason: In accordance with paragraph 110, 170 and 181 of the NPPF, to encourage the uptake of ultra-
low emission vehicles and ensure the development is sustainable. To safeguard residential amenity, 
public health and quality of life.
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12. No development shall take place, including any works of excavation or demolition, until a Construction 
Method Statement including detailed method of construction and risk assessments 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: 

a) 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;

b) safe method of working adjacent to the Metrolink Hazard Zone;
c) the retention of 24hr unhindered access to the trackside equipment cabinets and chambers for 

the low voltage power, signalling and communications cables for Metrolink both during 
construction and once operational; 

d) construction and demolition methods to be used; including the use of cranes (which must not over 
sail the tramway);

e) the spaces for and management of the parking of site operatives and visitors vehicles;
f) the loading, unloading, storage and management of plant and materials (including loading and 

unloading activities); 
g) full details of the erection and maintenance of security hoardings including decorative displays and 

facilities for public viewing, where appropriate, at a minimum distance of 1.5m from the kerb 
which demarcates the tramway path, unless otherwise agreed with Transport for Greater 
Manchester; 

h) measures to prevent the deposition of dirt on the public highway;
i) measures to control the emission of dust and dirt during demolition/construction; 
j) a scheme for recycling/disposing of waste resulting from demolition/construction works; 
k) measures to minimise disturbance to any neighbouring occupiers from noise and vibration, 

including from any piling activity;
l) measures to prevent the pollution of watercourses;
m) 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

n) 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 and highway safety and in the interest of meeting 
the safety requirements of working above and adjacent to the Metrolink system in accordance with 
policies A8, 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.

13. Prior to above ground development commencing, full details of a mitigation scheme for vibration and 
structure borne noise shall be submitted to and approved in writing by the Local Panning Authority.  The 
scheme shall ensure that vibration levels within all residential apartments meet the following criteria as 
determined using BS6472-1:2008 Guide to evaluation of human exposure to vibration in buildings:
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Time Period Vibration limit
Daytime 16h < 0.4 m.s1.75
Night-Time 8h <0.2 m.s1.75

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

Reason:  In the interests of residential amenity in accordance with policy EN17 of the Salford Unitary 
Development Plan and the National Planning Policy Framework.

14. Prior to above ground development commencing, a detailed noise mitigation scheme for all residential 
apartments shall be submitted to and agreed in writing with the Local Planning Authority.  The scheme 
shall identify the building envelope construction, glazing specification and ventilation scheme for each 
apartment including details of the sound reduction value for each element of the building envelope.  The 
scheme shall also include the detailed specification for all floors and walls separating residential and 
commercial uses to achieve an airborne sound insulation of 62 dB DnTw / 50dB  DnTw + CTR in 
accordance with the submitted Environmental Noise and Vibration Assessment, July 2018, Ref: 
AA0036.1, Azymouth.  

The approved mitigation scheme shall be implemented prior to first occupation and maintained 
throughout the lifetime of the development.

Reason:  In the interests of residential amenity in accordance with policy EN17 of the Salford Unitary 
Development Plan and the National Planning Policy Framework.

15. Prior to first occupation of the residential units, a Site Completion Report confirming that all necessary 
noise attenuation measures identified in the assessment have been installed shall be submitted to and 
approved in writing by the local planning authority.

Reason:  In the interests of residential amenity in accordance with policy EN17 of the Salford Unitary 
Development Plan and the National Planning Policy Framework.

16. Prior to the first occupation of B1 (office) units, the applicant shall agree 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.

Reason:  In the interests of residential amenity in accordance with policies EN17 of the Salford Unitary 
Development Plan and the National Planning Policy Framework.

17. Prior to the installation of any external plant or equipment, the applicant shall submit an assessment of 
the noise from the plant and equipment to demonstrate the rating level (LAeq,T) from such equipment 
associated with the development, when operating simultaneously, shall 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.  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.

Reason: In the interest of the amenity of residents in accordance with policy EN 17 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework.

18. Prior to development commencing (except for demolition and enabling works) the applicant shall submit 
and agree with the Local Planning Authority in writing a contaminated land remediation strategy.  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.
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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.

19. Pursuant to condition 18 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.

20. a) Notwithstanding the details shown on the drawings hereby approved, no above ground construction 
works shall take place until details of secure cycle and motorcycle parking have been submitted to and 
approved in writing by the Local Planning Authority. These details shall include information that 
identifies that the cycle parking spaces proposed can be accommodated and easily and safely 
accessed.  The approved cycle and motorcycle 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.

b) The showers and changing facilities shown on plan referenced 2050 Office Block Plans, hereby 
approved, shall be implemented prior to first occupation of the development and 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.

21. a) Prior to the occupation of the development hereby permitted, the applicant shall submit to and have 
approved in writing by the Local Planning Authority, a Travel Information Pack and details of the Travel 
Plan Co-ordinator for the development. This pack shall detail all modes of sustainable transport 
available to the site including cycleway(s), footways, public transport and any other local options as well 
as full incentives available to staff/residents. The agreed pack shall be issued to all staff/residents on 
appointment to work/occupation of building at the development hereby permitted.

b) Within 6 months of occupation of the residential element hereby approved (or alternative timeframe 
which has been agreed in writing by the Local Planning Authority), a Full Travel Plan (FTP) shall be 
submitted to the Local Planning Authority. The FTP should include results of travel surveys, targets for 
modal shift, an action plan, TP budget details and real incentives and measures to encourage use of 
non-car modes of travel.

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.

22. Notwithstanding the plans hereby approved, no above ground construction works shall take place until a 
Car Park Management Plan (CPMP) has been submitted to and agreed in writing with the Local 
Planning Authority.  The document shall set out how the use of the car park will be controlled and in 
particular how visitors will access the site and where they will park.  The approved CPMP shall be 
implemented on first occupation of the development and retained in practice thereafter.  

Reason: To ensure the free and safe use of the highway in accordance with policy A8 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework.
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23. Prior to first occupation a Traffic Management Scheme to ensure the safety of pedestrians and road 
users by mitigating the impact of potential on-street parking on Falcon Close shall be submitted to and 
approved in writing by the Local Planning Authority. The approved works shall be fully implemented 
prior to first occupation. 

Reason: 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.

24. Prior to first occupation, full details of the closing off and making good all existing redundant accesses 
as continuous footway, resurfacing of Falcon Close carriageway and footway improvements 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.

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

25. Notwithstanding any references to service management within the application, no above ground 
construction works shall take place until a Waste Management Plan (WMP) has been submitted to and 
agreed in writing by the Local Planning Authority.  The WMP shall include, but not limited to, the 
following:

 How bins will be moved from the identified bin stores to the highway;
 Where they will be temporarily located (a ‘holding area’) immediately prior to and post refuse 

collection; and
 Where the refuse vehicles will park to collect bins from the identified holding areas.

The approved WMP shall be implemented on first occupation and adhered to for the life of the 
development unless otherwise agreed in writing with the Local Planning Authority.

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

Notes to Applicant

1. 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.

2. 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.

3. Submitted plans and design and access statement illustrate tree planting to the Eccles New Road 
frontage, the void between residential block and office block, first floor 'amenity deck' and 7th floor 
roof garden. The inclusion of trees, especially to Eccles New Road, is important to soften the 
building mass, create an improved street scene, improve urban biodiversity, provide cooling and 
shade, reduce surface water run-off and improve air quality. Careful species selection is required to 
ensure the longevity of the proposed trees, especially those proposed to the north of the building 
which are proposed within a restricted space and will be shaded for large parts of the day.
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4. In relation to condition 19, four motorcycle spaces are required.


