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APPLICATION No: 20/74649/FUL
APPLICANT: Mr Terry McBride
LOCATION: Land To The East Of Arrow Street, Salford. 
PROPOSAL: Erection of a 3-storey extra care facility (Use Class C2), consisting of 70 no. 

assisted extra care units for the elderly in a mix of 1 and 2 bed apartments (all 
affordable units) with ancillary residents facilities, private amenity space, new 
open space, hard and soft landscaping, new vehicular access from Arrow 
Street, car and cycle parking and associated works.

WARD: Broughton

Description of Site and Surrounding Area 

This application relates to an area of green space situated to the east of Arrow Street, which measures 0.85 
hectares.  The site (in its current form) is the result of site clearance.  Until the late part of the 20th century the 
land was occupied by terraced housing with buildings arranged around a central street (Melbourne Street).  The 
buildings were demolished in the early 2000s and the land was landscaped.

The site is accessed off Arrow Street, which itself is accessed from Lower Broughton Road.  This open space is 
enclosed by fencing with pedestrian control gates to facilitate access to the space. The site provides pedestrian 
routes that connect through the estate to the north linking surrounding streets.  The space has become a site 
which attracts antisocial behaviour (ASB) with the applicant and neighbours recording ASB and acts of fly tipping 
on a regular basis.
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There are over 70 trees present on and around the site.  The species present on the site include cherry, silver 
birch, English elm, ash and others, which range in age and quality across the site. A line of mature trees along 
the northern boundary of Arrow Street backs on to the neighbouring houses on Tenerife Street. Several trees are 
also located along the western edge of the site, partially shielding the view to Bramley Street. 

Arrow Street is a residential cul de sac within a 1970s residential estate located in the Broughton area of Salford. 
To the east of the site is Bramley Street, another cul de sac which services the business and industrial units of 
the Cambridge industrial estate. To the south of the site runs Choral Grove. In the immediate vicinity, Great 
Clowes Street runs to the west of the site connecting into the Chapel Street and Greengate areas with Manchester 
City Centre situated beyond.  

With regards to character and appearance, the immediate area is predominately 2 storey residential, however 
within close proximity there are examples of taller properties.  The closest is a 3-storey residential block with a 
pitched roof on the corner of Arrow Street and Brougton Lane. In addition, there are two 5 storey apartment blocks 
located on the main road at the corner of Great Clowes and Broughton Lane.  Along Great Clowes St there are 
examples of large Victorian terraces with the majority incorporating bay and dormer windows.

There are many local bus services running within the vicinity of the site. The Broughton Area benefits from two 
public parks, both situated within walking distance of the proposed site; Albert Park to the north west and Green 
Grosvenor park located to the south west.

The River Irwell flows within a kilometre of the site; situated initially to the south but then loops round to the west 
of the site.  The majority of the site is situated within Flood Zone 2 with the very southern edge of the site located 
within Flood Zone 3.

Description of Proposal 

The development concerns the provision of an extra-care facility.  The proposal comprises of 1 and 2 bed 
apartments (a mix of 75% / 25%) over three storeys within three interconnected blocks.  Block A would sit on the 
edge of Arrow Street, Block B is positioned within the centre of the site and block C would define the edge of 
Bramley Street.   The proposal provides a contemporary take on the massing and rhythm of the terraced street 
and architectural elements such as the projecting bay and dormer windows and pitched roofs, which echos the 
historic context of the site.  The primary material is proposed to be red/brown brickwork to compliment the local 
vernacular with zinc cladding to the third floor effectively creating a visually lightweight mansard roof element in 
contrast to the solid brick base.

Block A would provide amenity spaces including reception, café, associated kitchen, and hair salon at ground 
floor that would be open to residents and guests with residential uses above.  The residents’ buggy store, staff 
offices, plant and bin stores would also be accommodated in this area.  Block B would contain private ancillary 
spaces at ground floor, such as a large lounge space with associated tea point, gym/ yoga space, pool room, 
treatment space, assisted bathroom, library, laundry and guest suite, and apartments above.  The whole of Block 
C would house residential accommodation.  

The building would have two main entrances, a pedestrian entrance from Arrow Street into Block A and an 
entrance from the car park on the eastern side of Block A. The pedestrian entrance would provide secure access 
for residents and a first contact for visitors on foot.  The development would contain 33 parking spaces and 12 
bicycle parking spaces.  Two of the parking spaces would be provided with electrical charging points. 

The area immediately beyond the building to the south is proposed as landscaped amenity space within the 
secure boundary of the development.  The proposal also includes enhancement of the existing green space 
adjacent to Choral Grove.  All residents of the extra-care scheme would have access to shared private garden 
spaces and the majority would also have access to a private balcony or terrace.  

Publicity

Site Notice: Non HH Article 15 Date Displayed: 23 January 2020
Reason: Wider Publicity

Press Advert: Manchester Weekly News Salford Edition Date Published: 30 January 2020
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Reason: Article 15 Standard Press Notice

Neighbour Notification 

99 letters were sent to surrounding properties notifying the occupiers of this pending application.   

Representations 

Two letters of representation have been received in response to the publicity from the same person.  The 
comments made can be summarised as follows:

 Choral Grove are the only properties in the area that don't benefit from private gardens front or back – 
the shared outdoor space offers a much-valued area for over 30 homes.  Converting this into an access 
route will bring more vehicle crime – the grove will feel unsafe and people could be now loitering right 
outside my door.

 There used to be a pathway from Bramley to Arrow Street and it was blocked up by the council years ago 
because of crime and anti-social behaviour. 

 Any such gates would need to be maintained and locked every night. 
 The area has a lot of problems currently with fly tipping.
 Eight neighbours share the view that the development should not incorporate a path/access routes being 

put through Choral Grove.

Relevant Site History

06/52162/DEEM3
Retention of low wall with fencing and gates, chicanes, re-shaped mounds and associated planting.  
Application Permitted 21.08.2006

Consultations

Air Quality, Noise, Contaminated Land
No objection subject to conditions concerning a construction management plan, electric vehicle charging 
points, ventilation schemes, that plant and equipment shall not exceed certain parameters, Phase 2 Site 
Investigation report, remediation strategy and a verification report.     

Design for Security 
A condition is recommended to reflect the physical security specifications set out in the Crime Impact 
Statement.

Senior Drainage Engineer
No objection subject to conditions.

Highways
Further information concerning the chosen level of parking was requested.  Swept path analysis 
demonstrating a 11.2m long refuse truck can safely reverse from Arrow Street and into the access point 
and park up in front of the main bin store was also requested to demonstrate that the refuse truck body 
would not oversail the footway.  In addition, other small adjustments were requested to the parking and 
estate road layout.  The Local Highway Authority also queried whether there had been any consultation 
with the fire authority regarding the proposed layout and how refuse would be managed.  The additional 
information and amended plans submitted have resolved these queries.  Therefore, no objection is made 
subject to conditions. 

Environment Agency
The development will not be occurring within the area of the site designated Flood Zone 3.  The EA are 
therefore happy for the application to be assessed under the Flood Zone 2 designation. It is recommended 
that Flood Zone 2 standing advice is applied.  

Greater Manchester Ecological Unit
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The application can proceed to determination in respect of ecology without the need for further work with 
a number of recommendations for conditions/informatives.

Group Leader Landscape Design
No objection subjection to a condition.

Planning Policy

Local 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 DES2  -  Circulation and Movement
This policy states that the design and layout of new development will be required to be fully accessible to all 
people, maximise the movement of pedestrians and cyclists through and around the site safely, be well related to 
public transport and local amenities and minimise potential conflicts between pedestrians, cyclists and other road 
users.

Unitary Development Plan DES3  -  Design of Public Space
This policy states that development should include the provision of public space; designed to have a clear role 
and purpose which responds to local needs; reflects and enhances the character and identify of the area; is an 
integral part of and provide appropriate setting and an appropriate scale for the surrounding development; be 
attractive and safe; connect to establish pedestrian routes and public spaces and minimise and make provision 
for maintenance requirements.

Unitary Development Plan DES4  -  Relationship Development to Public Space
This policy states that developments that adjoin a public space shall be designed to have a strong and positive 
relationship with that space by creating clearly defining public and private spaces, promoting natural surveillance 
and reduce the visual impact of car parking.

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

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

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

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



$hipl5qwo.docx

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.

Unitary Development Plan R1  -  Key Recreational Areas
This policy states the development of existing Recreation Land and facilities will not be permitted unless: i. the 
development is for recreation purposes that would contribute to the continued recreation use of the site; ii. 
adequate replacement provision, of equivalent or better accessibility, community benefit and management are 
made in a suitable location; iii. it has been clearly demonstrated that the site is surplus to recreational 
requirements; iv. the development is ancillary to the principal use of the site.

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

Revised Draft Greater Manchester Spatial Framework and Local Plan

The Revised Draft Greater Manchester Spatial Framework (‘GMSF’) was subject to public consultation at the start 
of 2019. The next version of the plan is expected to be published in summer 2020. In accordance with paragraph 
48 of the National Planning Policy Framework it is considered that very limited weight can be given to the policies 
in the GMSF.

The Publication Salford Local Plan: Development Management Policies and Designations (‘Local Plan’) was 
published on 27 January 2020 and comments are being invited until 20 March 2020.  This is the version of the 
document that the city council would like to adopt and has been subject to a significant amount of public 
consultation in previous stages of its production. However, in accordance with paragraph 48 of the National 
Planning Policy Framework the weight that can be given to the Local Plan currently is limited. Following the end 
of the period for comments, the city council will consider the comments made to determine the extent to which 
there are unresolved objections to the policies in the Plan. Those policies with less significant (or no) objections 
will be capable of carrying more weight than those with significant unresolved objections.

Supplementary Planning Documents

Supplementary Planning Document - Design
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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 - Trees and Development 
The policy document has been prepared to give information to all those involved in the development process 
about the standard that the Local Planning Authority requires for new development proposals with specific 
reference to the retention and protection of trees.

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.

The Council’s Planning Policies can be viewed in full at http://www.salford.gov.uk/planning-policy.htm 

National Planning Policy

In addition, following the publication of the National Planning Policy Framework (NPPF) it is necessary to consider 
the weight which can be afforded to the policies of the Council's adopted Unitary Development Plan (paragraph 
213 NPPF February 2019).

In terms of this application it is considered that the relevant policies of the UDP can be afforded due weight for 
the purposes of decision making as the relevant criteria within the UDP policies applicable to the proposed 
development are consistent with the policies contained in the NPPF.

Appraisal 

Principle

Loss of Open Space

Saved UDP policy R1 outlines, inter alia, that development of existing recreation land or facilities will not be 
permitted unless the site is surplus to recreational requirements, and the development would facilitate the wider 
regeneration of the local area or adequate mitigation could be provided.  The applicant has argued that as the 
site is not identified as an existing open space site in the Council’s Greenspace Strategy SPD or Open Space 
Evidence base document (IDP) there is no loss to mitigate against.  Notwithstanding this, an Open Space 
Assessment has been submitted and demonstrates that there is sufficient existing provision for all types of open 
space in the local area and the vast majority of East Salford (quantitative assessment). Given the existing good 
provision in East Salford and the local neighbourhood, it is considered that the site is surplus to requirements.  

The Open Space Assessment uses the Green Flag Award criteria as a means of assessing the site’s suitability 
as useable open space. This statement seeks to focus on the physical quality of the application site, so only 16 
out of the 27 assessment criteria were relevant as others focused on management and maintenance issues.  The 
average score is multiplied by 7 to give a score out of 70.  In line with the Green Flag judging, the site must score 
at least 42 points to gain the accreditation.  The average of 3.07 (or 21.5 when multiplied by 7) against the 
assessed criteria means the site is judged to be in a generally ‘poor’ condition. 

The regeneration benefits of the development are also addressed within the Open Space Assessment.  The 
development is considered to respond to identified housing need and would contribute to the achievement of an 
improved housing offer for new and existing residents alike, allowing the area to strengthen and evolve as a 
sustainable community.  The proposal is also thought to alleviate the potential for crime through providing an open 

http://www.salford.gov.uk/planning-policy.htm
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frontage to the street that would provide additional activity, overlooking and natural surveillance to the area at all 
times of the day and night.  

The open space assessment provides satisfactory evidence to demonstrate that Saved UDP Policy R1 is not 
applicable for the development of this site.  Therefore, compensation for the loss would not be required. As 
discussed previously, the site was cleared of housing with environmental improvement works completed on the 
basis that it would be considered for alternative development uses at a future date.  The proposed community 
woodland, community herb gardens and widening of the public footway to the south of the development are 
positive benefits; their successful delivery should be supported through landscape and management and 
maintenance conditions on any grant of consent.  

Sustainable Location for Development

The National Planning Policy Framework 2019 (NPPF) Annex 2 defines previously developed land as land that 
‘is or was occupied by a permanent structure, including the curtilage of the developed land (although it should not 
be assumed that the whole of the curtilage should be developed) and any associated fixed surface infrastructure.  
This excludes… land in built-up areas such as residential gardens… and land that was previously developed but 
where the remains of the permanent structure or fixed surface structure have blended into the landscape..’.  As 
outlined above, the historic terrace that formed Melbourne Street was demolished in early 2000s and the site has 
greened over and landscaped to the extent that there are footpaths running through it.  

At the heart of the NPPF is a presumption in favour of sustainable development with a definition given in paragraph 
7.  Paragraph 8 states that there are three dimensions to the concept of sustainable development: economic, 
social and environmental. These roles should not be undertaken in isolation because they are mutually dependent. 
All in all, the NPPF is clear that “local planning authorities should approach decision taking in a positive way to 
foster the delivery of sustainable development”. 

As outlined above, the NPPF states that applications should be considered in the context of the presumption in 
favour of sustainable development.  This does not preclude greenfield sites.  Considering the site is underused 
and is within an area that is close to town and local centers within easy reach of public transport, the development 
of the site is supported in principle.  

Housing Mix

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 (Saved UDP policy H1).  In areas where there is a demonstrable 
lack of affordable housing to meet local needs, developers will be required, by negotiation with the city council, to 
provide an element of affordable housing (Saved UDP policy H4).  Policy OB1 of the adopted Planning Obligations 
SPD (as refreshed in December 2019) supplements H4. For the purposes of the SPD, the site lies within a 
mid/high value area where there is an affordable housing requirement of 10% of the total dwellings to be of an 
intermediate tenure.  

The city council’s Housing Strategy and Enabling Team has confirmed that the whole of the development will be 
for affordable housing. The applicant has engaged with Adult Social Care to develop a suitable scheme to meet 
need, with this informing the development size, configuration (1 and 2 bed apartments), scale, composition and 
design. The scheme has been designed to support the client group, including 5 wheelchair fully accessible homes 
at M4(3) (Building Control) standards. The scheme is therefore supported by the Housing Strategy and Enabling 
Team subject to a condition securing agreement to the allocation of the units.  

Policy HOU1 of the Housing Supplementary Planning Guidance states that within the part of the city where the 
proposed development is located, the large majority of dwellings within new developments should provide a broad 
mix of dwelling types.  The development concerns 70 apartments, which is clearly not a broad mix and so is 
contrary to policy HOU1.  However, the proposal is considered to meet an identified need (as identified above), 
and so therefore the type of dwellings can be justified having regard to criterion F of UDP policy H1.

Where development does include apartments, Policy HOU2 of the Housing Supplementary Planning Guidance, 
requires 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.  The applicant has indicated that the homes will 
all be 1 and 2 bed apartments comprised of 55x1 bed (79%) and 15x2 bed (21%). The mix of dwellings is therefore 



$hipl5qwo.docx

contrary to policy HOU2.  However, the proposal is considered to meet an identified need (as identified above) 
and so therefore the size of dwellings can be justified having regard to criterion F of UDP policy H1.  

Town Centre Uses

The application includes the provision of a café, hairdressers and gym, which are town centre uses.  This site 
would be classes as out of centre.  Therefore, in accordance with the NPPF a retail sequential site search exercise 
would be needed if the provision is to be open to the public.  However, paragraph 5.7 of the Planning Statement 
confirms that the use of the above facilities would be for residents and their visitors only. Given this a sequential 
test is unnecessary.  

A condition securing the use of the proposed facilities as ancillary to the residential use is recommended on any 
grant of consent.  

Principle Conclusion

The proposal would provide an extra-care facility that would address an identified need.  As discussed, the 
development would not result in the loss of recreational land and would provide re-investment to an area that is 
underused, of poor condition and that attracts ASB. Therefore, the principle of development is considered 
acceptable subject to compliance with other policies in the Local Plan.

Character and Appearance

UDP Policy DES1 states that development will be required to respond to its physical context, respect the positive 
character of the local area in which it is situated and contribute towards local identity and distinctiveness. The 
policy advises that in assessing the extent to which any development complies with this policy, regard will be had 
to a number of factors, including the relationship to existing buildings and landscape, the character, scale and 
pattern of streets and building plots, and the quality and appropriateness of proposed materials. 

Site Layout, Height and Scale

In relation to site layout, UDP Policy DES1 states that regard should be given to the scale of the proposed 
development in relationship to its surroundings; the street’s vertical and horizontal rhythms; and, the quality and 
durability of proposed materials and their appropriateness to both the location and the type of development.  UDP 
Policy DES2 states that the design and layout of new development should enable pedestrians to orientate 
themselves and navigate their way through an area by providing appropriate views, vistas and visual links. UDP 
Policy DES4 advises that buildings should clearly define the spaces around them; defining public and private 
spaces, promoting natural surveillance and reduce the visual impact of car parking.
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As discussed previously, and illustrated within above layout plan, the development can be broken down into three 
interconnecting blocks; Block A sits on the edge of Arrow Street; Block B sits in the centre of the site; and, block 
C defines the edge of Bramley Street.  The orientation of the development is such that the property would run 
horizontally between Arrow Street and Bramley Street, which is a nod to the lost Melbourne Street whist having 
regard to the character of the area.  

Pedestrian access is gained from Arrow Street for both residents and visitors on foot.  Those utilising the car park 
would enter block A from the eastern side.  Both access points converge on a centrally located reception, which 
enhances security and provides a welcome point.  This positioning provides a clear indication of the edge of the 
publicly accessible areas and acts as a secure gateway into the private residential accommodation beyond; 
allowing those accessing the space to orientate themselves and navigate successfully through the development.

Taking the street concept further, the applicant has woven the sense of the street into the ground floor plan of the 
development by creating a straight linear pathway.  The ‘street’ facilitates residential interaction whilst providing 
a route from which all spaces can be accessed.  Amenity spaces (reception, café, associated kitchen, and hair 
salon) and buggy store, staff offices, plant and bin stores are found within block A.  Glazed connections link the 
three blocks, which provides an outlook to the landsape and allows a source of natural light.  

Block B houses wellbeing facilities for residents only (lounge, gym, hobby room, laundry, assisted bathroom, etc), 
which are accessed from the central ‘street’.  This route swells and contracts to provide pockets in which to sit 
and meet. The lounge, gym and yoga space would be located on the southern elevation to benefit from maximum 
daylight and to provide the opportunity to open the rooms out to the gardens. 

Layout Plan



$hipl5qwo.docx

At the centre of the plan the internal ‘Street’ cranks; a hinging element incorporating vertical circulation in the form 
of a stair and a lift. The hinge also accommodates a double height contemplation space at ground floor and a 
further break out space on level 02.  From the hinge onward, the remaining ground floor of block B and the entirety 
of block C are allocated to residential accommodation.  The internal street terminates at another private breakout 
space in the heart of block C. This space is repeated on levels 01 and 02 and an identical space is provide on 
levels 01 and 02 within Block A (above the Arrow Street entrance). This provides privacy while giving each floor 
a semi-private lounge space, where residents can meet and engage socially with neighbours.  

Across the development there are three types of apartments; one bed; two bed; and, Approved Document M 
category 3 one bed units.  As previously mentioned, the 1-bed to 2-bed split is 75%/25%.  Five of the 1 bed units 
will be category 3 accessible, which are compliant apartments for use by wheelchair users and are located within 
block B adjacent to the main lift and close to the ground floor amenity for ease of access.  Every apartment type 
is served by an accessible shower room.

Each apartment would have a bay window. These bays project away from the main building line and provide 
oblique views along streets or across the garden spaces depending on location. Internally they provide the living 
/ dining/kitchen spaces with more daylight. Top floor apartments open up into the pitched roof space, benefitting 
from additional height and the provision of skylights. At ground floor the residents have access to external terraces 
and to the upper floors the majority have access to balconies. 

As previously outlined, the surrounding buildings are predominantly 2 stories in height with some examples of 3-
5 storey properties with larger footprints.  Likewise, the area is primarily characterised by pitched roofs; however, 
this is punctuated with other roofscape design.  Therefore, a 3 storey building would not be completely out of 
character and would also nod to the 2.5 storey bay fronted terraces which lined Melbourne Street historically.  The 
proposal would be a contemporary take on the massing and rhythm of the terraced street and architectural 
elements such as the projecting bay dormer windows and pitched roofs.

The pitched roofs are asymmetric to allow for lower eaves along Arrow St and Bramley St.  The double pitch runs 
into a flat roof above the corridors in the centre of the plan.  The lightweight glazed connections give the illusion 
of 2 blocks, further reducing the mass; resulting in the development being read as a series of elements rather 
than one larger unit.

Detailed Design and Appearance

UDP Policy DES1 states that regard will be had to the quality and durability of 
proposed materials and their appropriateness to both the location and the type 
of development.  The materiality of the scheme does respond to immediate 
vicinity; the primary material is proposed to be red/brown brickwork. However, 
the brickwork terminates at the second floor window cill level in a deep band of 
stack bonded soldier courses, topped with a cast stone string course.  This 
architectural language change recognises the scale of the neighbouring 
buildings and also seeks to reduce the apparent scale of the proposal.  A seam 
of zinc is proposed to the third floor; creating a visually lightweight mansard roof 
element in contrast to the solid brick base and the properties within the 
immediate vicinity.  This contrast would not have a detrimental impact upon the 
character of the area but would provide subtle variation that would add to 
character and appearance of the streetscene.  

The bays are proposed to provide visual interest and further breakup the mass 
of the development.  The transition between floors is marked by a change within 
the coursing arrangement, which adds interest. A ribbon of pre-cast stonework 
separates the brickwork from the zinc roof cladding. This pre-cast element 
wraps up to frame the dormer windows.

The fenestration would be recessed deep into the brick reveal to provide articulation whilst giving a sense of 
solidity, permanence and traditional construction.  Double-glazed windows are proposed, featuring a slim profile 
PPC aluminium outer frame that will be in a colour to compliment the brickwork.  The central hinge element at the 
centre of the proposal will be wrapped in brick but will be separated from the two rectilinear blocks by elements 
of glazing. Detailing around the opening will be in pre-cast stone work.  The balconies will be finished metalwork 
and will be coloured to match the tone of the windows.  
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Landscaping

UDP Policy DES9 seeks to ensure that developments incorporate appropriate hard and soft landscaping, with a 
design and palette of materials that reflects and enhances the character of the area and is appropriate to the 
design of the development.  Given the nature of the development, the landscape masterplan focuses on delivering 
sociable and engaging places while providing a landscape concept that interacts with the existing residents.   The 
development is to be secured with perimeter fencing, gating and boundaries around the car park and north of 
Choral Grove.

The development would result in the loss of two footpaths connecting Bramley Street and Arrow Street.  Therefore, 
the applicant is proposing to connect the existing footpath to the south, which serves the existing cul-de-sac of 
Choral Grove (accessed off Arrow Street), through to Bramley Street.

More specifically, social areas such as a lawn, patio, pergola and bbq space all take advantage of a south facing 
position which overlooks the community orchard within Choral Grove.  The proposed boundary treatment to the 
southern aspect would not be solid to allow visual interaction between the proposed private spaces and the 
community orchard.  Resident and community growing is a big part of the scheme. Grow boxes sit along a key 
community link adjacent to the orchard and engage locals. They are also located within private areas, inviting 
residents to grow within their private gardens.

Along Bramley street retained existing trees create a sense of maturity and enclosure which will be further 
enhanced by a strong buffer of planting to mitigate views towards Choir Street Industrial Estate. Native shrubs 
and sensory planting will mitigate views while offering a space with year round colour and interest.

The topiary garden wraps around the gym & yoga, hobby and treatments rooms central to the development. The 
curvature of the topiary reflects the shape of the break out which connects the social spaces through to the 
residential areas. These curved forms along with a gravel bedding offer a contemplative and calming space.  
Intimate circular seating areas reflect the seating space central to the building. They are located within key views 
out of the building which helps to engage it with the landscape and outdoor recreation. Sitting within large areas 
of planting they feel isolated and sheltered for year-round use.

There are 70 trees present on and around the site that have been surveyed for the purpose of this planning 
application by an arboricultural specialist, to determine their suitability as part of the proposed development.  The 
development has been designed to avoid encroachment on tree canopies or root protection areas where possible.  
New trees are proposed to be planted within the development and additional tree planting is proposed to the 
designated public realm between the development and arrow street to help green the boulevard; helping to 
enhance the amenity and present an attractive street scene.  Three trees will be planted for every 1 removed, 
which exceeds the policy requirements of TD6 of Trees and Development Supplementary Planning Document.

Design for Security 

The Greater Manchester Police (GMP) have produced the Crime Impact Statement and outlined that the 
development is extremely well designed from a crime prevention perspective and are happy to support it.  There 
are several minor recommendations set out in section 3.3 of the report, which relates to requirements for an 
access control strategy to control movements into and through the building and car park and the specification or 
doors, window frames and glazing which are beyond what is reasonable for the Local Planning Authority to control.   

Character and Appearance Conclusion

The proposal would positively enhance an underused site sympathetically with the existing character of the urban 
environment and would improve on the community offering in the area.  The development has been designed in 
a manner that provides a clear distinction between private and public areas, allowing for an ease of orientation 
and movement around the site.  Considering these factors the proposal is compliant with the aforementioned 
policy.

Residential Amenity
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In accordance with paragraph 127 of the NPPF (2018) development should provide a high standard of amenity 
for existing and future users. Development will not be permitted where it would have an unacceptable impact on 
the amenity of the occupiers or users of other developments (in accordance with saved UDP Policy DES7).  

To the north of the site, landscaped car parking and the retained tree line would separate the proposals from the 
neighbouring houses in order to maintain privacy and avoid overshadowing and dominance of these properties.  
The minimum separation between the proposed block and the principle windows on the housing along Tenerife 
Street is a minimum of 21.5m, which is considered acceptable.  With regards to the dwellings on Choral Grove, 
there is a significant separation distance so overlooking would not be a concern.

The architectural treatment of the gable ends of the building closest to neighboring properties/gardens has been 
designed to avoid overlooking; in other words, the only windows within the gable ends would serve circulation 
space.   In general, the distance between the gable ends and neighbouring property is sufficient to avoid a 
dominance impact.   The exception to this would be the relationship between the development and the rear garden 
of 24 Arrow Street, which would have a separation distance of approximately 4m.  Given the development would 
not have any primary windows facing the garden and that the proposal would not introduce overshadowing (being 
sited to the north), plus the overall benefits of the scheme to the local community, this relationship is considered 
on balance to be acceptable.  

The standard of amenity afforded to residents is generally high.  There are 
a small number of windows within block A and C that would not quite accord 
with the 13m to a gable wall standard.  However, the bay windows would 
enable oblique views away from opposing gable ends towards the north and 
south aspects of the site; as illustrated within the adjacent diagram.

Conclusion

The development would not introduce significant harm to neighbouring 
residents in terms of space, sunlight, daylight, privacy, aspect, and layout. 

Therefore, the development would not have an unacceptable impact on the amenity of the occupiers or users of 
other developments.

Highway Safety

UDP policies A2 and A10 seek to ensure provision for safe and convenient pedestrian access and sufficient car, 
cycle and motorcycle parking is provided in new developments.  

The Transport Assessment (TA) identifies that the development would generate 12 two-way trips in the AM peak 
hour and 15 two-way trips in the PM peak hour.  The Local Highway Authority consider this additional traffic would 
be negligible when it dispersed onto the local highway network.  Therefore, in accordance with the NPPF, 
paragraphs 108 and 109, it would not be considered as unacceptable or “severe” impact on the local highway 
network.

The development would be served by a new gated vehicle access on Arrow Street leading to the internal parking 
area and ambulance bay.  To enhance pedestrian safety, the new access should be designed with tactile paving 
and dropped kerbs, which could be controlled via condition subject to grant of consent.  The applicant has agreed 
to fund a ‘no waiting at any time’ traffic management scheme, in order to discourage pavement parking from those 
accessing the development.  This would assist in improving the quality of the surrounding public realm and protect 
the visibility splay of the site access on Arrow Street. A condition is recommended to support delivery of the 
management scheme.  

The car park would provide 33 car parking spaces, which includes 5 disable spaces.  In addition, a total of 12 
visitor cycle parking spaces are provided at the rear entrance, adjacent to the ambulance parking area.  Given 
the use of the proposal and further information submitted by the applicant concerning similar developments, the 
proposed provision is considered acceptable and the approach accords with SCC’s UDP maximum standards.

It is noted that refuse collection will be undertaken at the entrance area to the site. This should be appropriately 
managed to ensure that the refuse collection does not negatively impact the surrounding highway network and 
pedestrian environment.  A condition is recommended to ensure that the approach to servicing/delivery 
management is appropriate and is undertaken accordingly during occupation.
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Highway Safety Conclusion 

Given the nature of the development, the proposed level of car parking is considered unlikely to introduce harm 
to the safe and free flow of the highway network. With the suggested conditions in place, the proposal would be 
acceptable with regards to layout, service arrangements and encouraging sustainable travel. Considering these 
factors, the proposal would not introduce harm to highway safety and so would be compliant with aforementioned 
policy.

Environmental Protection

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. 

Air Quality

The development is not within the Greater Manchester Air Quality Management Area (AQMA).  However, a section 
of the nearby Great Clowes Street is within the AQMA.  There is potential for fugitive dust emissions during 
construction together with increased vehicle emissions as a result of the development to have a negative impact 
on short term and long term air quality.  

The application is supported by an air quality impact assessment which uses detailed dispersion modelling, 
verified against local monitoring, to assess whether there will be a significant impact of the development against 
IAQM and EPUK guidance  “Land-Use Planning and Development Control: Planning for Air Quality”, 2017.  The 
air quality assessment uses a high resolution dispersion model to predict concentrations of NO2 at the façade of 
the proposed properties.  The model uses various input parameters including traffic volumes and speeds, 
percentage of HGV within the traffic, meteorological data and topography data.

The model uses various input parameters including traffic volumes and speeds, percentage of HGV within the 
traffic, meteorological data and topography data.  The model inputs have been reviewed and they are 
representative of the conditions in the area.  

The model predicts the development will result in a maximum increase in NO2 concentrations at the residential 
properties adjacent to Arrow Street of +0.1 µg/m3.  At one of the modelled receptors annual mean concentrations 
are predicted to be close to the UK limit value.  However, it should be noted that the model shows concentrations 
are shown to increase by 0.08 µg/m3 with and without the development as shown in the table below:

Receptor Predicted NO2 
Concentration (Without 
Development)

Predicted NO2 
Concentration (With 
Development)

Change

R10 (Camp street) 39.64 µg/m3  Annual 
Mean

39.72 µg/m3  Annual 
Mean

+0.08 µg/m3  

The conclusions of the model are accepted, and as such site-specific mitigation is not required over and above 
baseline mitigation.  Notwithstanding the model output, current guidance from the IAQM and EPUK guidance 
“Land-Use Planning and Development Control: Planning for Air Quality”, 2017 suggests minimum baseline 
mitigation be provided on ALL development.  This is in the form of the provision for electric vehicle infrastructure 
and low NOx boilers.  It is noted in the submitted Design and Access Statement there will be 33 parking spaces 
for the development, two of which are to be provided with electric vehicle charging points.  Therefore, it is 
recommended that the delivery of this provision is supported through condition.

Cooking Odours

There is a potential for cooking odours from the new development to have an impact on the amenity of nearby 
existing residential receptors and future occupiers within the scheme.  An odour assessment has been undertaken 
to determine the requirements for odour abatement equipment.  The assessment has been undertaken in line 
with current guidance (Control of Odour and Noise from Commercial Kitchen Exhaust Systems, EMAQ+, 2018).  
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The potential for cooking odours to cause problems depends on a number of factors including the proximity of 
receptors, the type of food being prepared and the height of the extract outlet.  In the case of this development, 
the assessment has been based on receptors that are immediately above the kitchen and that an extract outlet is 
proposed to terminate 1m above eaves level.

At the time the assessment was undertaken, the final operator was unknown.  As such the assessment is based 
on the worst case “food type” (i.e. food types most likely to generate a high level of cooking odours such as fried 
food, fish and chips, fast food etc).  Based on the assessment high level mitigation is recommended in the form 
of a cooking hood, grease filtration, a fine dust filter and an activated carbon filter.  It is possible, given the nature 
of the use, a lower level of odour abatement may be acceptable, requiring less maintenance and ongoing costs.  
Considering this, a condition concerning a ventilation system is recommended to be attached to any grant of 
consent.  

Noise

The site is subject to road traffic noise, together with noise from nearby existing commercial units.  Therefore, a 
noise impact assessment has been submitted in support of the application.  The assessment includes results from 
a noise monitoring survey to determine design standards for building elements to ensure internal noise levels 
achieve the requirements of BS8233:2014 (Guidance on Sound Insulation and Noise Reduction from Buildings) 
shown in the table below:

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

23:00 – 07:00
dB LAEQ 8-Hour

23:00 – 07:00
dB LAMAX

Bedrooms 35 30 45

Living rooms 35 - -

Dining Rooms & Dining Kitchens 40 - -

External Private Amenity Spaces 50 (55) - -

The report concludes that standard thermal double glazing combined with either standard trickle ventilation 
combined with continuous mechanical background ventilation or a suitable MVHR system is capable of reducing 
internal noise levels to the required standards.  The additional ventilation will reduce the need for occupants to 
open windows during normal circumstances, thereby maintaining the acoustic integrity of the façade.  It is 
accepted that internal noise levels will exceed the values above when windows are opened at the occupant’s 
choice (for example summer cooling or purge ventilation).

With respect to noise from non-residential uses (café and hairdresser) the report concludes any noise breakout 
is not likely to have an impact on any nearby residential receptor.  The report considers the gym may require an 
upgraded ceiling to limit noise transmission to properties above, depending on the hours of use.  Noise from the 
gym is unlikely to impact residents off site, and I consider noise impacting on site occupants will be managed by 
the building’s owners.  The report is considered robust and the conclusions are accepted.  

Land Contamination

Historical development on site includes being part of a wider nursery together with housing which would appear 
to have been demolished around 2000.  Such features have the potential to introduce pollutants into the site which 
may adversely impact human health, groundwater or the wider environment.  The proposed end use is for a 
residential care home with soft landscaping and private amenity spaces, which are considered a sensitive end 
use with respect to land contamination risk.  

The desk study report submitted with the application has assessed the potential for a pollution linkage between 
any identified source and a receptor.  The assessment considers there is a moderate to low risk to future end 
users from potential contamination in shallow site soils and a moderate risk of ground gas affecting the site.  A 
further intrusive ground investigation is recommended, which should be the subject of condition on any grant of 
consent.
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Environmental Protection Condition

With the recommended conditions in place the development would not cause or contribute towards a significant 
increase in pollution to the air (including dust pollution), water or soil, or by reason of noise. Therefore, the 
development is considered compliant with the aforementioned policy.

Flood Risk and Surface Water Drainage

UDP Policy EN19 states that development will not be permitted where it would be subject to an unacceptable risk 
of flooding, materially increase the risk of flooding elsewhere or result in an unacceptable maintenance liability for 
the City Council or any other agency in terms of dealing with flooding issues. In addition, UDP Policy EN18 seeks 
to ensure that development would not have an unacceptable impact on surface or ground water.

The application site is mainly within Flood Risk Zone 2 which means the site has a medium probability of flooding.  
The NPPF identifies that a sequential approach should be taken to development within Flood Zone 2.  The site 
lies within Lower Broughton, adjacent to the Lower Broughton Design Code Supplementary Planning 
Development boundary, within an area which is a focus for regeneration. It is not considered that there are any 
suitable available alternative sites at lower flood risk that would meet the same regeneration aims, and therefore 
the Sequential Test is considered to be satisfied.  

The Environment Agency (EA) have raised concerns regarding the location of the development with regards to 
Flood Zone designation.  The applicant has submitted a topographical plan to confirm that the site levels are 100yr 
+35% flood levels (climate change), which is consistent with other areas of Flood Zone 2.  Therefore, development 
is not considered to being undertaken within Flood Zone 3.  On receipt of this information the EA are satisfied.  
The drainage Team have recommended a condition concerning flood resilience measures being implemented up 
to the level of the 1 in 1000 year flood event.  

The development is a brown field site in the 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).   The applicant has 
provided a sustainable drainage statement and a drainage strategy with accompanying plans and calculations, 
which indicate that infiltration SuDS are not possible at this site owing to unsuitable ground conditions.  Surface 
water discharge will be connected to the public surface water sewer with flow restricted to 5l/s and suitable 
attenuation storage in line with United Utilities’ requirements.

Flood Risk and Surface Water Drainage Conclusion

With a condition in place supporting the delivery of the submitted drainage strategy and suitable flood resilience 
measures being provided, the development is unlikely to introduce significant harm with regards to increasing the 
risk of flooding or having an unacceptable impact upon ground or surface water.  Therefore, the development 
accords with the aforementioned policy.

Ecology 

The Ecological Appraisal adequately assesses the site’s habitats and provides a judgement on their suitability to 
support protected species or those of Principal Importance at other times (Section 41 NERC [Natural Environment 
& Rural Communities Act 2006]).  The Report concludes that there is little of substantive ecological value on the 
site and that standard measures of enhancement and protection (Section 4 and 5) can protect existing features 
of value.

The identified features of value include trees and small areas of undergrowth of value to nesting birds and a single 
ash tree identified with low bat roost potential (shown on plan G7926.002C ‘Phase 1 Habitats Survey’, TEP 
Ecological Appraisal).  An informative is recommended to alert the applicant to the protected status of all birds 
whilst nesting (Wildlife & Countryside Act 1981) and to avoid vegetation clearance (including tree felling and 
undergrowth removal) during the breeding season (March – August inclusive) unless a suitably qualified person 
can demonstrate that no nesting activity is present.  With regards to the ash tree, Greater Manchester Ecological 
Unit agree with the recommendation to soft fell the tree; in other words, during the works to the tree an ecologist 
should be present to ensure that a roosting bat is not being disturbed.   

Section 170 of the NPPF 2019 sets out that the planning system should ensure that developments contribute to 
and enhance the natural and local environment.  In this case, the landscape proposals include bulb planting, 
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community orchard and placement of bird boxes.  A condition supporting the delivery of these features is 
recommended.

Ecology Conclusion

With the recommended conditions in place, the development would provide biodiversity enhancement.  Therefore, 
the development is considered compliant with the aforementioned policy

Representations

A concerned resident residing 
on Choral Grove has raised an 
objection to the proposed 
footpath that would continue 
the existing walkway round the 
north of the grove and through 
the green space and link in with 
Bramley Street to the east.  
They consider that the footpath 
would introduce criminal 
activity.  

This footpath would maintain a 
pedestrian link between Arrow 
Street and Bramley Street.  The 
development would directly 
overlook the open space to the 
north of Choral Grove and the 
footpath, providing a wealth of 
natural surveillance that wasn’t 
present previously.  
Considering this and that the 

Greater Manchester police have not objected, this element of the proposal is unlikely to encourage anti-social or 
criminal behaviour.  

The objector also raised concerns that the footpaths location would segregate residents from the existing open 
space on Choral Grove.  It is evident from the aerial photograph that the properties on Choral Grove do have an 
area of defensible space to the front.  Therefore, the footpath’s routing would not deliver a passer-by to someone’s 
front door.  Furthermore, the footpath would not result in the loss of the green space and the development would 
enhance the provision.

Planning Contributions

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 refreshed 
Supplementary Planning Document Planning Obligations (SPD) 2019 expands on policy DEV5 and outlines the 
appropriate thresholds for requesting contributions.

The SPD identifies the site as being in a mid/high value area where all types of planning obligations can be 
considered.  All the dwellings would be provided as social rented (100% affordable provision), which exceeds the 
policy requirements in terms of the proportion offered and tenure.   Given the nature of the development and the 
landscape provision (described above within the landscape section), the needs of the occupants are being met 
sufficiently on site with regards to open space so a specific contribution is not necessary.  Lastly, with regards to 
public realm, the applicant is enhancing connectivity to the south of the site.  There are no projects for public 
realm improvements identified with the area so there is no need for the application to contribute in this manner 
beyond what is being proposed within the application.  

Overall Conclusion

Aerial Photograph
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The development would provide a much-needed modern extra care facility for the elderly, within the Lower 
Broughton area.  The re-use of the site would see an underused area that attracts ASB being developed and re-
invested in, to the advantage of the local community.  The design of the development would enhance the character 
and appearance of the area while providing a facility that would be easily be navigated around for a visitor or 
resident.  Furthermore, the site has limited biodiversity credentials currently and the proposed development would 
substantially improve upon this while providing a landscaped space that would enhance the standard of living for 
the resident and local community.  In addition, the development would not undermine the existing connectivity 
experienced by existing residents.  With regards to sustainable travel, the site is in close proximity to a number of 
bus stops and the development would provide cycle parking.  Considering these factors, the proposal would 
amount to sustainable development.  

Recommendation

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

1. The development must be begun not later than three years beginning with the date of this permission.

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

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

Location Plan L0001
Site / Ground Floor Plan L1000 B
Site Access SK21979-001
Landscape Plan 101 C
Planting Plan 201 C
First Floor Plan L1001
Second Floor Plan L1002
Roof Plan L1003
Arrow Street Elevation L1600
South Elevation B-B L1601
South Elevation C-C L1602
Bramley Street Elevation D-D L1603
North Elevation E-E L1604
North Elevation F-F L1605
Inner Bramley Street Elevation G-G L1606
Inner Arrow Street Elevation H-H L1607
Site Sections L1608
Arrow Street Bay Study L1610
Arrow Street Boundary Treatment Study L1611

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

3. Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) 
Order 1995, or any provision in any statutory instrument revoking or re-enacting that Order, planning 
permission shall be obtained before the use of the rehabilitation centre is altered to another C2 use as 
detailed in the Town and Country Planning (Use Classes) order 1987, or any order revoking or re-
enacting that order with or without modification.

Reason: Reason: In order that the Local Planning Authority can retain control over uses which it 
considers could be harmful to amenity and highway safety or increase demand for infrastructure, 
services, facilities and/or maintenance in accordance with policies EN17, A8 and DEV5 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework.

4. The café, hairdressers and gym hereby permitted shall remain ancillary to the principal use of the 
premises as residential. 
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Reason: To ensure the protection of amenity and local centres in accordance with Policy EN17 of the 
City of Salford Unitary Development Plan and the requirements of the National Planning Policy 
Framework.

5. Prior to the first occupation of the development hereby approved, a scheme detailing how the extra 
care units would be allocated shall be submitted to and approved in writing by the local planning 
authority. The extra care provision shall be provided in accordance with the approved scheme and shall 
meet the definition of affordable housing in Annex 2 of the National Planning Policy Framework or any 
future guidance that replaces it. The scheme shall include:

(i) the type and tenure of the extra care units to be made, which shall consist of not less than 
100% of the units;

(ii) the arrangements for the management of the extra care facility by an affordable housing 
provider;

(iii) the arrangements to ensure that such provision is affordable for both first and subsequent 
occupiers of the extra care facility; and

(iv) the occupancy criteria to be used for determining the identity of occupiers of the affordable 
extra care facility and the means by which such occupancy criteria shall be enforced.

This condition shall not be binding upon a mortgagee, chargee or any receiver (including an 
administrative receiver) appointed by such mortgagee or chargee or any other person appointed under 
any security documentation to enable such mortgagee or chargee to realise its security or any 
administrator (however appointed) including a housing administrator (each a Receiver) of the whole or 
any part of the extra care facility or any persons or bodies deriving title through such mortgagee or 
chargee or Receiver. 

This condition shall cease to apply (and shall be of no further effect) to any unit in respect of which the 
full equity has been acquired by the individual owner/purchaser and/or their mortgagee OR any dwelling 
in respect of which a statutory or voluntary right to buy or acquire has been exercised.

Reason: To ensure the correct provision of affordable housing is made to meet the established need 
in the borough in accordance with saved UDP policy H1 and the National Planning Policy Framework.

6. Notwithstanding any description of materials in the application, prior to the commencement of the 
facade and roofing works full details (including samples where appropriate) of the materials to be used 
externally on the building shall be 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.

7. 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 and ecological enhancement 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. the formation of any banks, terraces or other earthworks;
II. construction details of any retaining walls;

III. finished levels;
IV. hard surfaced areas and materials;
V. boundary treatments and bollards;

VI. external lighting and CCTV;
VII. planting plans, specifications and schedules (including planting size, species and 

numbers/densities);
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VIII. existing plants / trees to be retained; 
IX. ecological enhancements and lighting scheme; and,
X. a scheme for the timing / phasing of implementation works.

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

(c) Any trees or shrubs planted or retained in accordance with this condition which are removed, 
uprooted, destroyed, die or become severely damaged or become seriously diseased within 5 years of 
planting shall be replaced within the next planting season by trees or shrubs of similar size and species 
to those originally required to be planted.

Reason:  To ensure that the site is satisfactorily landscaped having regard to its location and the nature 
of the proposed development and in accordance with Policies DES1 and DES9 of the City of Salford 
Unitary Development Plan and paragraphs 170 and 175 of the National Planning Policy Framework.

8. A landscape management and maintenance plan/scheme, including long term design objectives, 
management responsibilities and maintenance schedules/timescales shall be submitted to and 
approved in writing by the Local Planning Authority prior to the occupation of the development. The 
landscape management plan shall be carried out as approved. 

Reason:  To ensure successful aftercare of the landscaping in accordance with Policies DES1 and 
DES9 of the City of Salford Unitary Development Plan and paragraphs 170 and 175 of the National 
Planning Policy Framework.

9. On commencement of the ash tree (shown on plan G7926.002C ‘Phase 1 Habitats Survey’, TEP 
Ecological Appraisal), being felled, a licensed ecologist shall be present on site at the time of works to 
ensure no bats are present or harmed by the works. The ash tree shall not be exposed to new lighting 
arrangements prior to its removal.  

Reason: To ensure that the site does introduce harm to a protected species in accordance paragraph 
170 of the National Planning Policy Framework.

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

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

11. Prior to first occupation of the development, full details of the following matters shall be submitted to 
and approved in writing by the Local Planning Authority:

a. Proposed access off Arrow Street - including drop kerb with tactile block paving; and,
b. The drop kerb (with tactile block paving) at the junction of Arrow Street / Broughton Lane

The approved arrangements shall be implemented prior to first occupation of the development.

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

12. Prior to first occupation, a traffic management scheme to assist in the safe use of the proposed access 
junction by prohibiting on-street parking (including timescales for implementation) shall be submitted to 
and approved in writing by the Local Planning Authority.  The approved scheme shall be implemented 
in accordance with the agreed timescales.  
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Reason: In the interest of highway safety in accordance with policies A2 and A10 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework.

13. Prior to first occupation, any redundant accesses associated with the site shall be closed and made 
good as footway.

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

14. Notwithstanding the plans and documents hereby approved, prior to the first occupation of the 
development, a full Travel Plan shall be submitted to and agreed in writing with the Local Planning 
Authority. The Travel Plan shall include the following (but not limited to):

o travel options to and from the site; 
o measures to encourage sustainable travel (for staff/residents/customers);
o details of travel packs;
o timescales for implementation and monitoring; 
o procedures for monitoring the uptake of alternative modes of travel, providing evidence of 

compliance and updating the Travel Plan; and,
o Travel Plan coordinator details; and,
o details concerning how information for residents about the travel survey and full travel plan will 

be circulated. 

The Travel Plan shall be fully implemented and operated in accordance with the agreed timescales.

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.

15. Prior to first occupation, a Servicing Management Strategy Plan outlining how servicing of the site would 
be managed shall be submitted to and approved in writing by the Local Planning Authority.  The 
Servicing Management Strategy Plan shall include the following (but not limited to):
o Staff operation and visitor hours; 
o Management details of how the car park would be managed and measures to discourage on-

street parking;
o Delivery management;
o Waste management; and,
o Emergency management.

The agreed strategy shall be implemented on first occupation of the development and the management 
regime employed thereafter.

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

16. Prior to first occupation, the development shall accord with the flowing parameters and be retained as 
such thereafter:

a. The finish floor level of all habitable rooms and kitchens shall be set to a minimum level of 28.36m 
AOD. 

b. The development shall be of flood resilient construction up to the flood level predicted for the 
1:1,000 year flood event.

c. Within Flood Zone 3 there shall be no net loss of storage and if ground level is raised replacement 
flood storage volume must be provided for the 1:100 year flood event plus climate change.

d. Within Flood Zone 3 flood flow routes shall not be affected by the development.
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Reason: To ensure appropriate mitigation is employed to avoid the development being the subject of 
flooding and materially increase the risk of flooding elsewhere in accordance with policy EN19 of the 
City of Salford Unitary Development Plan and the National Planning Policy Framework.

17. The drainage strategy 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.

Foul and surface water shall be drained on separate systems.

Reason: To ensure a satisfactory method of surface water disposal to reduce the risk of flooding 
elsewhere is employed in accordance with policy EN19 of the City of Salford Unitary Development Plan 
and seeks to provide betterment in terms of water quality and surface water discharge rates and meets 
requirements set out in the following documents; 

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

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

associated technical guidance
o Environment Agency Pollution Prevention Guidelines (now withdrawn)
o Flood Risk Assessment/SuDS Requirements for new developments (Salford's SuDS 

Checklist)

18. No development shall take place, including any works of excavation or demolition, until a Construction 
Method Statement has been submitted to, and approved in writing by, the local planning authority. The 
approved Statement shall be adhered to throughout the construction period. The Statement shall 
include: 

(i) the times of construction activities on site which, unless agreed otherwise as part of the 
approved Statement, shall be limited to between 8am-6pm Monday to Friday and 9am-2pm 
Saturday only (no working on Sundays or Bank Holidays);

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

activities); 
(iv) the erection and maintenance of security hoardings including decorative displays and 

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

including from any piling activity;
(ix) measures to prevent the pollution of watercourses;
(x) a full dilapidation/Condition Survey of all adopted highways surrounding the site and a 

commitment to undertake any remedial works;
(xi) 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

(xii) an intended date for the commencement of development and, following commencement, 
evidence of the material start on site.

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

19. Prior to first occupation of the development, full details of the proposed extract ventilation scheme 
(including the installation of equipment and a flue to control the emission of fumes and smell from the 
premises) shall be submitted to and approved in writing by the Local Planning Authority.  

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

The termination point of the kitchen extract system(s) shall be a minimum of 1 m above eaves height.

The approved scheme shall be implemented in full prior to first occupation of the development and all 
equipment installed as part of the approved scheme shall thereafter be operated and maintained in 
accordance with the manufacturer’s instructions.

Reason: In the interests of residential amenity and in accordance with policy EN17 of the City of Salford 
Unitary Development Plan.

20. Prior to first occupation of the development, the applicant shall provide two single electric vehicle 
charging points within the development. The charging points 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 103 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.

21. Any externally mounted plant and equipment (with the exception of plant required for emergency 
situations such as standby generators, smoke extract equipment etc) associated with the development 
shall be designed so as not to exceed the following noise levels when measured 1m from the nearest 
noise sensitive premises, in accordance with BS 4142:2014+A1:2019, with corrections applied for any 
plant emitting noise of a tonal or irregular quality:

 
 07:00 – 23:00 - 43 dB LAEQ 1-hour
 23:00 – 07:00 – 43 dB dB LAEQ 15-Minute

Reason: In the interests of residential amenity and in accordance with policy EN17 of the City of Salford 
Unitary Development Plan.

22. Prior to above ground development commencing on site, full details of the means of ventilation to all 
habitable rooms (living rooms, bedrooms and dining rooms) shall be submitted to and approved in 
writing by the Local Planning Authority.  The approved ventilation scheme shall be implemented in full 
prior to the first occupation of the development.

Reason: In the interests of residential amenity and in accordance with policy EN17 of the City of Salford 
Unitary Development Plan.

23. Prior to the commencement of development (except for demolition) a Phase 2 Site Investigation report 
shall be submitted to and approved in writing by the Local Planning Authority.  The investigation shall 
address the nature, degree and distribution of land contamination on site and shall include an 
identification and assessment of the risk to receptors focusing primarily on risks to human health, 
groundwater and the wider environment.  

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

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

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

24. Pursuant to condition 23 and prior to first 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

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

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

26. No development shall commence until all the retained trees as shown on the Tree Protection Plan 
(TPP) Drawing No: TPP.13082, contained within the appendices of the Godwins Arboricultural Report, 
Ref: AIA.13082.01, have been surrounded by temporary protective fencing and ground protection. Such 
fences shall be erected in accordance with the depiction contained within Appendix 4 of the Godwins 
Arboricultural Report, Ref: AIA.13082.01 in the positions as shown on the TPP, Drawing No: 
TPP.13802 and shall remain until all development is completed.  No equipment, machinery or materials 
shall be used, stored or burnt within any protected area. Ground levels within these areas shall not be 
altered, nor any excavations undertaken including the provision of any underground services.

Reason: To ensure the continuity of amenity afforded by existing trees and protect root systems in 
accordance with policies EN12 and EN13 of the City of Salford Unitary Development Plan and the 
National Planning Policy Framework.

27. The development hereby approved shall be carried out in accordance with the submitted Arboricultural 
Method Statement Section 4 of the Godwins Arboricultural Report, Ref: AIA. 13082.01.

Reason: To ensure the protection and preservation of trees, hedges, bushes and other natural features 
during construction works, in accordance with policies EN12 and EN13 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework.

28. Prior to above ground development being undertaken, a tree replacement scheme (of two for one 
replacement) concerning the felled trees [G4 (section of); T34; T39; T43; T57 and G66] shall be 
submitted to and approved in writing by the Local Planning Authority.  The scheme shall include details 
of the following: 

a) tree quantity and species; 
b) tree sizes (including the minimum height and circumference of stem at 1m from the ground level); 
c) plan indicating the location of the replacement trees; and,
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d) a timetable for tree planting and details of aftercare.

The scheme shall be implemented in accordance with the agreed timetable and maintained in line with 
the agreed aftercare plan.

Reason: To ensure that lost landscape features are adequately replaced to allow continuity of amenity 
afforded by them in accordance with policy EN12 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. The developer and contractor should ensure they are observant during groundwork for any visual or 
olfactory sources of ground contamination. This may take the form of (for example); locally discoloured 
soils, an oily sheen on water standing in puddles / trenches / footings, petroleum, hydrocarbon or 
chemical type odours.  Should such evidence be detected the Local Authority Contaminated Land 
Officer should be contacted for specialist advice.

3. 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.

4. Best practice guidance for the design and operation of commercial kitchen ventilation systems is 
provided for in the Department for Environment, Food and Rural Affair’s (DEFRA) Guidance on the 
Control of Odour and Noise from Commercial Kitchen Exhaust Systems (a report prepared by Netcen 
on behalf of DEFRA), January 2005 and Control of Odour and Noise from Commercial Kitchen Exhaust 
Systems, EMAQ+, 2018.

5. No vegetation clearance required by the scheme should take place in the optimum period for bird nesting 
(July to August inclusive) unless nesting birds have been shown to be absent by a suitably qualified 
person.

6. With respect to condition 14, please provide the following information:
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o Delivery management:
 Where will delivery vehicles park?
 Would there be a trained banksman to assist larger vehicles entering and leaving the 

development?
o Waste management:

 How bins will be moved from the identified bin stores to the main collection point?
 Where the refuse collection vehicle will park on collection day?
 Maximum size of vehicle that scheme is designed for?
 A collection schedules?

o Emergencies:
 Where will ambulance park and turning area for larger emergency vehicles?
 contingency plans for emergencies such as bomb threats, injuries or fire?

7. Dilapidation Survey:
 Prior to works commencing on site the developer should contact John Horrocks/Pam Docksey 

to arrange a full dilapidation/Condition Survey of all adopted highways surrounding the site. Tel: 
0161 603 4046/4006

Highway Permits/Licensing:
 Applications for all forms of highway permits/licenses should be made in advanced of any works 

being undertaken on the adopted highway Note: No boundary fencing should be erected or 
positioned on any part of the adopted highway without first seeking the relevant permits/licenses 
from the Local Highway Authority Tel: 0161 603 4046/4006

Traffic Regulation Order and Traffic Management
 The Developer should contact Rob Owen to arrange for the TRO element of the development. 

Rob Owen 0161 779 4848.
 The Developer should contact Rob Smith to arrange for the Temporary TRO and On-site Traffic 

Management element of the development. Rob Smith 0161 779 6165.

8. The Construction Environment Management Plan (condition 17) should include but not necessarily be 
exclusive to the following:-
(i) The times of construction activities on site which, unless agreed otherwise as part of the 

approved Statement, shall be limited to between 8am-6pm Monday to Friday and 9am-2pm 
Saturday only (no working on Sundays or Bank Holidays);

(ii) The spaces for and management of the parking of site operatives and visitors – Provide a plan 
showing parking arrangement;

(iii) The storage and management of plant and materials (including loading and unloading activities) 
- Provide a plan showing the storage location;

(iv) The erection and maintenance of security hoardings including decorative displays and facilities    
for public viewing, where appropriate - Provide a plan showing appropriate details and location 
of the security hoarding;

(v) Measures to prevent the deposition of dirt on the public highway;

Maintenance of Road Cleanliness:
a. ‘Site entrance ahead’ signs shall be displayed on all approaches during working hours;
b. Every effort to clean mud/debris BEFORE a vehicle leaves your site i.e. Industrial ‘bath type’ 

wheel wash, pressure washing.
c. If you have vehicle manoeuvres on and off site, that could potentially deposit mud and 

debris, you need to ensure that you deploy a street cleansing vehicle/vehicles during the 
activity and not just at the end of the morning or afternoon shift;

d. You shall have signs available (on site) and deploy at the first signs mud being deposited 
on the adopted highway i.e. slippery road sign with ‘Mud on Road’ sub plates.
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(vi) Measures to control the emission of dust and dirt during demolition/construction;

(vii) A scheme for recycling/disposing of waste resulting from demolition/construction works;

(viii) Measures to minimise disturbance to any neighbouring occupiers from noise and vibration, 
including from any construction vehicles and construction work;

(ix) Measures to prevent the pollution of watercourses;

(x) Prior to ANY works commencing on site the developer shall contact the LHA to arrange a full 
dilapidation/Condition Survey of all adopted highways surrounding the site. For the full duration 
of the construction, the developer will be responsible for ‘Wear & Tear’ / accelerated 
deterioration’ of all existing highways, either adjacent to the site or highways used as access 
and egress to the site. Any necessary remedial works will be carried out under licence and at 
the developer’s expense.

(xi) 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 un-neighbourly behaviour from 
construction operatives.  The statement shall also detail the steps that will be taken when un-
neighbourly 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.


