
APPLICATION No: 19/74466/FUL
APPLICANT: Salford City Council
LOCATION: Moat Hall Sports Centre, Hallsworth Road, Eccles, M30 7LS
PROPOSAL: Erection of new club house together with associated parking 

and landscaping
WARD: Winton

Description of Site and Surrounding Area 

The application site comprises an extensive area of underutilised hardstanding laid to tarmacadam previously 
used as a playground to accompany a now relocated school (40+ years). The site is delineated by palisade fencing 
with connecting playing fields to the north, residential properties and their respective curtilages to the east, the 
Port Salford Greenway and the existing club house associated with Salford Roosters Rugby Club to the south 
and westwards, a portion of green space with the Worsley Brook and M60 motorway beyond. 

The land maintains vehicular access from Hallsworth Road via Schofield Road off the A57 Liverpool Road in 
Eccles with pedestrian access gained from the end of Barton Hall Avenue. This adjoins an undesignated public 
footpath into the playing fields to the north. The site can also be accessed from the Port Salford Greenway running 
alongside Worsley Brook to the north and Brookhouse Avenue to the western aspect. 



Figure 1: Red Line Boundary – Aerial View

  
Figure 2: Vehicular access from Hallsworth Road Figure 3: View of application site looking north

   
Figure 4: View of site looking east Figure 5: View of site looking north-east towards 

pedestrian access off Barton Hall Avenue



Figure 6: View of site towards south-west

Description of Proposal 

Background

Salford City Council has been approached by Salford City Roosters to facilitate the relocation of the existing 
clubhouse located beyond the Salford Greenway to the south of the application site. The existing clubhouse is 
highly inefficient and does provide the basic requirements for a successful amateur club, nor is it positioned 
adjacent to the playing pitches, as annotated below.

Figure 7: Existing Location of Clubhouse 

Proposed development 

Permission is sought for the relocation of Salford Rooster’s Clubhouse to the northern portion of the application 
site, with associated cycle storage, car parking for 50 cars, three disabled spaces, two minibus spaces, two coach 
drop off zones, overspill car parking and bin storage accessed off Hallsworth Road. At the present time pedestrian 
access will be maintained from Barton Hall Avenue and the connecting playing fields with a permanently opened 
pedestrian footway linked to Hallsworth Road to the south. 



Figure 8: Proposed Site Plan

The existing palisade fencing surrounding the site will be retained with a replacement 7m wide gate at the main 
entrance. Internally, the configuration of the car parking layout allows for a one way system with pedestrian 
crossings and additional security gates allowing pedestrian access into the proposed clubhouse which itself will 
be delineated by 2.4m high security fence. The full details of the boundary treatments are yet to be confirmed. 

The new clubhouse, measuring 34m in width by 9m in depth by 2.9m to the eaves and 5.5m to the ridge, will be 
constructed in a two tonal brick under a hipped tiled roof with doorways to the front and rear elevations faced with 
roller shutters and high level windows to all elevations. A small entrance lobby constructed in corresponding 
materials will be built to the front (southern) elevation. The details of the material palette are also yet to be 
confirmed.

Figure 9: Proposed front (southern) elevation

Figure 10: Proposed rear (northern) elevation



Figure 11: Proposed side (western) elevation Figure 12: Proposed side (eastern) elevation

Figure 13: Proposed Floor Plan

Internally, the clubhouse will provide two changing rooms with associated showering facilities, officials changing 
rooms, W.C’s, the main club room and kitchen, bar and cellar facilities. 

It is requested that the hours of operation for the bar (drinking establishment) within the clubhouse are 11:00 -
23:00 Monday to Saturday and 12:00 - 22:30 on Sundays and Bank Holidays. 

It is important to note that permission is not sought for the future extension plans to the clubhouse as annotated 
on the proposed plans. This will need a separate planning application to be submitted before the Local Planning 
Authority (LPA). 

Publicity

Site Notice: Non HH Article 15 Date Displayed: 7 January 2020
Reason: Wider Publicity

Press Advert: Not applicable.
Reason: Not applicable. 

Neighbour Notification 

Twenty neighbouring occupiers have been notified of the application by letter dated 17.12.2019.

Representations 

In response to the application’s publicity, seven letters of representation have been received (including two letters 
from the same address) objecting to the proposed development. A summary of the issues raised within the 



objections is set out below (C), together with a response (R) to each issue. Objections have been grouped for 
ease of reference. 

Procedure

C Applying for planning permission over the Christmas period was inconsiderate as nowhere 
was open to dispute or discuss the plans in question.

There has been no consultation what so ever with regard to neighbours concerns.

Residents would like a meeting with the council to air concerns and do not want the 
application being determined without first hearing the views of local residents. 

R The planning application was received by the Local Planning Authority on the 26th November 
2019, however the additional information required in order to validate the application was not 
received until the 17th December 2019. The Local Planning Authority are obligated under the 
Town and Country Planning (Development Management Procedure) (England) Order 2010 
(as amended) to validate an application and for public consultation to take place from the 
date of the additional information has been submitted and this cannot be altered, despite 
coinciding with the holiday season. Notwithstanding this, site notices were erected on the 7th 
January which provided local residents an additional 21 days to respond to the planning 
application. 

The Local Planning Authority encourages all applicants to engage with local communities 
prior to the submission of a planning application, however there is no statutory requirement 
for the applicant to undertake pre-application public consultation and the nature of pre-
application public consultation has no bearing on the consideration of the formal planning 
application. All interested parties have the opportunity to submit comments to the Local 
Planning Authority on the formal planning application and all comments are given full 
consideration. 

The application is to be heard at the Planning and Transportation Regulatory Panel whereby 
members of the public are allowed to speak and make their opinions known. These views 
will be taken into consideration by Panel members and a decision made thereafter. 

Accuracy of Plans

C Question the accuracy of the plans along the boundary with Barton Hall Avenue
R Further to undertaking a site visit and reviewing the proposed plans the submission is 

considered to be accurate and correctly delineates the boundary with Barton Hall Avenue. 

Safety and Security 

C Residents along Barton Hall Avenue are disputing these proposals as ever since the access 
from Barton Hall Avenue to the car park was closed off, crime rate, litter, faeces, roaming 
dogs and gangs of youths school children has reduced by 100.

The proposed pathway along the eastern boundary should be removed.

Barton Hall Avenue is currently a Cul-de-sac creating a safe and secure environment for its 
residents. Using Barton Hall Avenue for any access to the site, long or short term, could be 
fatal particularly for the more vulnerable young and older residents in our very narrow 
avenue.

R These issues shall be discussed within the ‘amenity’ section of this report 

Amenity



C Residents are concerned if the club is to hold events or hire the venue out due to noise and 
the comings and goings of people to the venue late at night;

The inevitable sound pollution that will be created by regular evening functions held at the 
clubhouse will be particularly disruptive. Even with a noise management plan (which is not 
provided), the noise pollution will impact negatively on the families in the avenue.

From Barton Hall Avenue you can already hear patrons leave the premises and this proposal 
will only make this worse;

A neighbouring occupant has bad asthma and dust allergies which will be exacerbated by 
the building process 
The proximity of the clubhouse to Barton Hall Avenue will cause an obstruction to the current 
openness and view of the sky and tree line which currently provides privacy and no 
overlooking;

The clubhouse, with the proposed extension, will bring the final build only a few metres from 
the common boundary, obstructing light and outlook.

The clubhouse should be repositioned so that there is very little impact on the neighbours of 
Barton Hall Avenue. 

R This shall be discussed within the ‘amenity’ section of this report 

Highways and Access

C Hallsworth Road should have speed bumps and restricted speed signs; 

Since the club’s growth more traffic has been created which has brought further pollution to 
the area;

Hallsworth Road becomes heavily congested and blocked with vehicles;

The pavements along Hallsworth Road are in a poor state; 

The access to the playing fields on Barton Hall Avenue has been blocked off and should be 
re-instated as main access to the playing fields.

R This shall be discussed within the ‘highway, parking and access’ section of this report 

Management 

C Who is going to be in charge of maintaining the carpark? 

Who is going to be in charge of keeping the rubbish cleaned up and gates are locked when 
not in use?

R The maintenance of the car park, removal of rubbish and gate operations are not material 
considerations which can be controlled by the Local Planning Authority within the realms of 
this application. 

Property Values 

C Properties are going to be devalued and buyers put off. 

R Matters of property sales and the devaluing of land are not material considerations in the 
determination of planning applications. 



In addition to the above, it is important to note that:
 One letter of representation outlined that there was no objection to the siting of the new clubhouse as it 

would improve upon the appearance of the site, however, concerns were raised as to the ongoing issues 
with respect to traffic and congestion; and 

 Another letter of representation agreed that the new clubhouse could benefit the community, however, it 
would be in the best interests for those concerned to revisit the plans to reduce the impact on neighbours 
to a minimum so that all are in agreement and support the development of the community and its facilities.

Relevant Site History

No relevant site history.    

Consultations

Sport England - No objection. 

Highways - No objection.   

Air Quality, Noise, Contaminated Land - No objection subject to a condition requesting the submission of a Noise 
Management Plan.  

Senior Drainage Engineer - No objection subject to conditions requesting that:
 The applicant should demonstrate that the disposal of surface water from the site will not exacerbate 

existing flooding through the submission of a surface water drainage scheme;
 Surface water discharge rate is restricted to 50% of the existing discharge rate or to greenfield runoff, 

whichever is greater, as per the user guide to the Salford City Council SFRA; and 
 The car park requires an oil separator and/or equivalent SuDS

United Utilities Water Ltd - No objection subject to a condition requesting the submission of a surface water 
drainage plan and a separate condition to ensure foul and surface water shall be drained on separate systems. 

Environment Agency - No comments received to date.

Design For Security - No objection subject to the development incorporating security measures to the doors and 
windows and the submission of a management strategy. 

Planning Policy

Development Plan Policy

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

Unitary Development Plan  ST3 - Employment Supply
A good range of local employment opportunities will be secured by:
1. Maintaining an adequate supply and variety of land and buildings for employment purposes; 
2. Protecting, and increasing the attractiveness of, existing employment areas; 
3. Enabling the diversification of the local economy; and 
4. Using planning obligations to secure local labour contracts and training opportunities. 

Unitary Development Plan ST9 - Retail, Leisure, Social and Community Provision
The provision of a comprehensive and accessible range of retail, leisure, social and community facilities will be 
secured by: 
1. Protecting and enhancing the vitality and viability of existing town centres and neighbourhood centres, as 

defined on the proposals map; 
2. Adopting a sequential approach to the location of new retail and leisure development; and 
3. Facilitating enhanced education, health and community provision that meets local needs. 



Unitary Development Plan  ST10 - Recreation Provision
A comprehensive range of accessible recreation opportunities will be secured through the:
1. Protection, improvement and, where appropriate, reorganisation of existing recreation sites; 
2. Development of a Regional Park; 
3. Development of a network of Key Recreation Areas; 
4. Provision of new recreation facilities on sites allocated for this purpose in the UDP; 
5. Development of a series of Local Nature Reserves; 
6. Improvement of access between urban areas and the Urban Fringe and Countryside, in particular through the 

network of existing and proposed Strategic Recreation Routes; and 
7. Use of planning obligations to provide new and enhanced recreation facilities. 

Unitary Development Plan EHC3 - Provision and Improvement of Health and Community Facilities
Planning permission will be granted for the provision of new, and improvements to existing, health and community 
facilities by public, private and voluntary agencies, provided that the development would: 
i) Not have an unacceptable impact on residential amenity and character; 
ii) Not have an unacceptable impact on environmental quality; 
iii) Be accessible to the community it serves by a range of means of transport, particularly foot, cycle, and public 

transport, and incorporate adequate provision for disabled access; 
iv) Not give rise to unacceptable levels of traffic congestion, or have an adverse impact on highway safety in 

terms of traffic generation, parking or servicing; 
v) Have the potential to act as a community focus and encourage linked trips wherever possible; and 
vi) Be consistent with other policies and proposals of the UDP. 
Where a significant expansion of facilities is proposed on a site that does not currently enjoy good accessibility 
by a range of means of transport, contributions or improvements to pedestrian, cycling and/or public transport 
facilities and services may be sought. 

Unitary Development Plan R1 - Protection of Recreation Land and Facilities
The development of existing recreation land or facilities will not be permitted unless:
1. The development is for formal or informal recreation purposes that would contribute to the continued 

recreation use of the site; 
2. Adequate replacement recreation provision, of equivalent or better accessibility, community benefit and 

management, is made in a suitable location, to the satisfaction of the city council; 
3. It has been clearly demonstrated that the site is surplus to recreational requirements, and the development 

would facilitate the wider regeneration of the local area; or 
4. The development is ancillary to the principal use of the site. 

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
The design and layout of new development will be required to: 
1. Ensure that the development is fully accessible to all people, including the disabled and others with limited or 

impaired mobility; 
2. Maximise the movement of pedestrians and cyclists to, through and around the site, through the provision of 

safe and direct routes; 
3. Enable pedestrians to orientate themselves, and navigate their way through an area by providing appropriate 

views, vistas and visual links; 
4. Enable safe, direct and convenient access to public transport facilities, and other local amenities such as retail 

and community facilities, including where appropriate the incorporation of a bus route or turning facility within 
the site; and 

5. Minimise potential conflicts between pedestrians, cyclists and other road users, for example by incorporating 
speed reduction measures and through the careful design of car parking areas. 

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



Unitary Development Plan 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, 
and iv) encourage activity within public areas.

Unitary Development Plan Policy EN12 - Important Landscape Features
Development that would have a detrimental impact on, or result in the loss of, any important landscape feature 
will not be permitted unless the applicant can clearly demonstrate that:
i. The importance of the development plainly outweighs the nature conservation and amenity value of the 
landscape feature; and
ii. The design and layout of the development cannot reasonably make provision for the retention of the landscape 
feature.
If the removal of an important existing landscape feature is permitted as part of a development, a replacement of 
at least equivalent size and quality, or other appropriate compensation, will be required either within the site, or 
elsewhere within the area. Where appropriate, conditions or planning obligations will be used to secure the 
appropriate management of important landscape features.

Unitary Development Plan EN17 - Pollution Control
Development proposals that would be likely to cause or contribute towards a significant increase in pollution to 
the air (including dust pollution), water or soil, or by reason of noise, odour, artificial light or vibration, will not be 
permitted unless they include mitigation measures commensurate with the scale and impact of the development. 
Potential releases of pollution must be capable of being adequately regulated by the relevant pollution control 
authority under the pollution control framework.

Unitary Development Plan A2 - Cyclists, Pedestrians and the Disabled
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 the Highway Network
Development will not be permitted where it would:
1. Have an unacceptable impact on highway safety or the ability of the Strategic Route Network to accommodate 

appropriate traffic flows by virtue of traffic generation, access, parking or servicing arrangements; or 
2. Cause an unacceptable restriction to the movement of high, wide, long or heavy vehicles along Abnormal 

Load Routes. 

Unitary Development Plan A10 - Provision of Car, Cycle and Motorcycle Parking
This policy states that there should be adequate provision for disabled drivers, cyclists and motorcyclists, in 
accordance with the Council’s minimum standards; maximum car parking standards should not be exceeded; and 
parking facilities should be provided consistent with the provision and maintenance of adequate standards of 
safety and security.
 
Other Material Planning Considerations

National Planning Policy

National Planning Policy Framework

Local Planning Policy

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



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

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.

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.

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

Appraisal 

The main considerations in the determination of this application include:
 Principle of development;
 Visual amenity;

o Landscaping;
o Design for Security

 Amenity to neighbouring occupants;
 Highway and parking; 
 Drainage and flood risk;
 Air Quality

Principle of development 

Section 8 'Promoting Healthy and Safe Communities' of the NPPF advises that planning decisions should aim to 
achieve places that promote opportunities for meetings between members of the community and should guard 
against the unnecessary loss of valued community facilities and services. It also advises, under paragraphs 92 
and 97, that planning decisions should plan positively and contribute towards the provision of facilities whereby 
the loss of recreational buildings or land would be replaced by equivalent or better provision to meet the needs of 
the local community. 

At a local level, UDP policy EHC3 states that planning permission will be granted for the provision of new 
health/community facilities provided the development satisfied various requirements including that it would not 



have an unacceptable amenity/environmental impact, it would be in a sustainable location and accessible using 
public transport, not give rise to unacceptable traffic congestion and have the potential to act as a community 
focus. In this respect the scheme would:

i. not result in an unacceptable impact upon the amenities of neighbouring residential properties subject to 
the submission and agreement of a Noise Management Plan, nor on the character of the area;

ii. not have an unacceptable impact on environmental quality as the existing treeline surrounding the site 
would be maintained, there would be no reduction in biodiversity given its tarmac nature, and landscaping 
works are proposed which represent biodiversity enhancements ;

iii. be accessible to the community by a range of transport modes, particularly foot, cycle (Salford Greenway), 
public transport (along Liverpool Road) and provides the provision for disabled access; 

iv. not give rise to unacceptable levels of traffic congestion, or have an adverse impact on highway safety in 
terms of traffic generation, parking or servicing given the significantly improved formation of a 50 space 
car park with overflow, disabled car parking, minibus parking and two designated coach drop off areas; 
and

v. have the potential to act as a community focus, especially through its proposed ancillary community 
facilities as demonstrated within the supporting Design and Access Statement.  

In addition to the above, it is envisaged that the new clubhouse could also be used for the following purposes in 
order to support the local community: 

 Salford Reds Foundation – community and education provision 
 Salford City Council – future use as polling station as the current one is due to close 
 City West Housing – resident meetings 
 Local councillors surgeries 
 Healthy Hips and Hearts – gentle exercise class 
 Health Improvement Team has said they would be interested in a number of different things – setting up 

new health groups to various screening sessions. 
 Salford Community Leisure – after school and holiday sports sessions 
 Salford Library Service – story time sessions (pre-school) 
 Local guided groups - beavers, cubs and scouts (interest from the District Commissioner as there is a 

gap in this area) 
 Salford City Council Neighbourhood Management – community meetings 
 Hold various functions – parties, social events and fund raising events, etc.

The scheme would also acceptably comply with Policy R1 due to the development contributing towards the 
continued recreational use of the land for formal and informal recreational purposes. 

The proposed development would result in the improvement of an established community facility and thus 
complies with the provisions of the NPPF and Policies ST1, ST3, ST9, ST10, EHC3 and R1 of the UDP.

Visual amenity

Section 12 of the NPPF seeks to achieve well-designed places which are visually attractive as a result of good 
architecture, layout and appropriate and effective landscaping works. Proposals should also be sympathetic to 
local character, including the surrounding built environment and landscape setting. 

Policy DES1 of the adopted UDP states that developments should respect the character of the area within which 
they are set and contribute to the local character and distinctiveness. 

The proposed development seeks the construction of a new club house, alongside the utilisation of the existing 
hardstanding to create a suitably sized car park to facilitate its use. Whilst a main attribute of the site is its 
openness, it is nonetheless overgrown and poorly maintained. As such, the land does not contribute towards the 
local character, or distinctiveness, of this predominately residential area and would benefit from redevelopment. 
In this regard the positioning of a new clubhouse within this edge of settlement location provides a sympathetic 
transition between the residential area to the east and the more verdant characteristics of the playing fields and 
Worsley Brook to the north and west, which remains devoid of built development. 



The design of the clubhouse is tailored towards its functionality and security, however the proportions are 
acceptable with an appearance which sufficiently corresponds with the prevailing character of the surrounding 
area. It is however important to note that the colouration of the building as presented on the proposed elevations 
(Figures 9 - 12 above) is purely illustrative and is not representative of the material palette to be used. It is therefore 
recommended that a condition be attached requiring the submission of material samples for the local planning 
authority’s written approval prior to the commencement of above ground works. 

Having regard to the boundary treatments, no further details have been submitted with respect to the perimeter 
fencing around the clubhouse other than it being 2.4m in height. To this end it is considered reasonably necessary 
to request confirmation of the fencing details through the landscaping condition outlined below to ensure the 
proliferation of built form remains sympathetic and maintains permeability through the site. 

Landscaping

Having regard to proposed landscaping works it is understood that enhancements to the grassed area to the west 
would be brought forward during phase 2 (relating to the potential extension to the clubhouse) given the existing 
budgetary constraints. This would include the planting of trees, levelling of the land and creation of wildflower 
meadows. Whilst the reason for this timescale is appreciated, it is considered that a proportion of those works 
should be undertaken through the grant of this permission to further enhance the character and appearance of 
the site. This has been discussed with the applicant who is agreeable to the insertion of a condition requesting 
the submission of a landscaping scheme. This may include an additional treeline planted alongside the residential 
properties to the east and/or other biodiversity enhancements to be agreed with the Local Planning Authority. 

It has been confirmed that all trees to the peripheries of the site shall be retained and will not be harmed during 
or after construction works have been completed. 

It is considered that a landscaping scheme which seeks to improve upon the aesthetics of the site would represent 
a biodiversity enhancement in accordance with Policies EN12, DES1 DES9 of the UDP.

Design for Security 

Policy DES10 of the UDP advises that development should be designed to discourage crime, antisocial behavior 
and the fear of crime. 

The proposal has been reviewed by the Design for Security team at the Greater Manchester Police (GMP) who 
have raised no objection to the proposed development subject to the recommendation that additional measures 
are incorporated into the scheme. These include certified door, window and shutter controls, specific glazing and 
building fabric specifications, alarm systems and a comprehensive maintenance and management plan. 

Whilst the above recommendations could help to discourage crime the local planning authority is nonetheless 
limited in what can be reasonably enforced through the planning process and as such an informative for the 
attention of the applicant is recommended for attachment to endorse the specifications outlined above. 

In respect to the concerns raised by neighbouring properties, the GMP has not raised any particular concern with 
the proposal in respect to antisocial behaviour or the fear of crime. It is envisaged that the relocation of the 
clubhouse to this location should improve natural surveillance, is clearly delineated and should encourage activity 
within this public area. Moreover, there are no areas of concealment with the clubhouse being protected, yet 
visible by permeable security fencing. Therefore, it is considered that the proposal sufficiently complies with the 
provisions of Policy DES10 of the UDP. 

Amenity to neighbouring occupants 

Policy DES7 of the UDP 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.

In respect to noise and disturbance, Policy EN17 is of relevance and requires that adequate measures are 
incorporated into developments to ensure occupants are provided with a satisfactory level of amenity.



The new clubhouse would be sited immediately west of No.7 Barton Hall Avenue at a distance of 25 meters and 
55 meters to the north-west of No.16 Hallsworth Road. As a consequence, the relocation of the clubhouse further 
north from its current position could potentially impact upon the amenities of those neighbouring properties through 
undue noise and disturbance from events and activities, particularly evening functions. In this regard the Council’s 
Environmental Consultant recognises that positioning of the changing room facilities to the eastern portion of the 
clubhouse ensures that further distance is maintained between the nearest noise sensitive receptors and the 
clubroom located to the western portion of the building. In this regard it is considered that noise associated with 
the comings and goings of patrons during or after events (including those relating to vehicle movements) can be 
sufficiently managed through the implementation of a comprehensive noise management plan to be submitted 
and agreed by the Local Planning Authority prior to the first use. This is standard practice and one which has the 
ability to incorporate adequate measures to ensure neighbouring occupants are provided with a satisfactory level 
of amenity as requested through Policy EN17 of the UDP. 

It is also recognized that the eastern portion of the clubhouse incorporaing changing room facilities has minimal 
high level windows which will not lead to overlooking or a loss of privacy to the amenities of the nearest 
neighbouring residential properties (Nos.7 and 8 Barton Hall Avenue) located over 25m to the north-east/eastern 
aspect and delineated by 2m high timber fencing to the boundaries in accordance with Policy DES7 of the UDP. 

Due to the size, orientation and distance from neighbouring residential properties, it is considered that that the 
proposal will not lead to an overbearing or otherwise oppressive impact to the amenities of neighbouring 
occupants. Additionally, whilst it is acknowledged that the building might alter the outlook from certain habitable 
room windows at first floor level, this would not have a negative impact.  There is scope, however, to soften the 
solidity of the development as viewed from adjoining properties through the incorporation of improved landscaping 
works and this can be requested through the attachment of an appropriate landscaping condition. 

In respect to any disturbance incurred during the construction process, it is considered reasonably necessary to 
attach a condition requesting the submission of a Construction Environmental Management Plan. This seeks to 
incorporate measures to minimise the impact of the construction process upon the amenities of neighbouring 
properties and is detailed within the condition section of this report.

Subject to the above mentioned conditions being attached to any grant of approval, the proposal is considered to 
sufficiently comply with the provisions of Policies DES7 and EN17 of the UDP. 

Highway and parking

Policy A8 states that development will not be permitted where it would i) have an unacceptable impact upon 
highway safety, and ii) cause an unacceptable restriction to the movement of heavy goods vehicles along 
Abnormal Load Routes. Whilst policy A10 requires the 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.

The proposal seeks the provision of a 50 space car park, alongside three disabled spaces, two minibus spaces, 
two coach drop off zones, an overspill car park and cycle storage area adjacent to the clubhouse. 

Following the submission of the applicant’s documents the Local Highway Authority (LHA) has extensively 
discussed the car park layout with the applicant. Due to the proposed layout a number of issues were raised, 
particularly with regards to vehicle movement into and around the car park, the location of coach drop-off zones, 
parking bays, as well as pedestrian access and movement within the car park. The issues have now been resolved 
through the submission of an amended car parking layout (drawing SRCHCP-SCC-GEN-ZZ-DR-Z-0001 rev.8).

The LHA has confirmed that the new car park will improve the current situation on-site and should reduce the 
dependency of on-street car parking on surrounding roads during match days and other social events. 
Additionally, minibus spaces and coach drop off zones have been incorporated into the scheme to ensure drop-
off arrangements occur off Hallsworth Road and improve upon any pedestrian and vehicle conflict. The provision 
of disabled car parking spaces and cycle storage is also supported in contributing towards sustainable and 
accessible transport options. No further details have been submitted in respect to the cycle storage provision and 
therefore it is recommended that a condition be attached to any grant of permission requesting details for a 
covered, secure cycle storage unit. 



In terms of pedestrian movement, access to the site can be gained through the reopening of the previously closed 
access off Barton Hall Avenue (which is long established), a pedestrian entrance from Hallsworth Road and the 
retention of the opening onto the playing fields. This is considered appropriate in creating multiple means of 
access to and from the site for visitors. 

Having regard to the representations made by neighbouring occupiers, the local planning authority are of the 
opinion that the creation of speed bumps and restricted speed signs along Hallsworth Road, alongside the repair 
of pavements, are not reasonable necessary nor relevant to the development proposed. The LHA has confirmed 
that the proposal is acceptable from a highways perspective and therefore no such conditions should be required 
under the provisions of paragraphs 55 or 56 of the NPPF.

On this basis the LHA considers that the proposed development would have an acceptable impact on highway 
safety and the residual cumulative impacts on the road network would not be severe in accordance with paragraph  
109 of the NPPF and policies A8 and A10 of the UDP. 

Drainage and flood risk

Policy EN19 of the UDP 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 
(FRA).

In agreement with the Council’s Drainage Engineer the applicant has submitted a Flood Risk Assessment and 
Outline Drainage Strategy given the sites location within Flood Zone 2 whereby the development is considered 
less vulnerable owing to its commercial use. Additionally, the land lies within the Core Conurbation Critical 
Drainage Area. In this area, the Salford Flood Risk Assessment user guide requires a reduction in surface water 
runoff to 50% of the existing (or to greenfield runoff, whichever is greater).

The Council’s Drainage Engineer confirms that within this location flood resilience measures are required up to 
the level of the 1 in 1000 year flood event. These measures have not been submitted alongside this application 
and therefore it is considered necessary to attach a condition to any grant of permission requesting that that these 
details are submitted and incorporated into the scheme prior to any above ground works taking place. 

In respect to drainage, the applicant has provided an outline drainage strategy with accompanying plans and 
calculations. The outline drainage strategy is principally supported, however further supporting information is 
required in order to demonstrate that the disposal of surface water from the site will not exacerbate existing 
flooding. It is considered that this can agreed through the attachment of conditions requesting the submission of 
a surface water drainage strategy incorporating sustainable drainage methods, alongside the requirement for 
discharge rates restricted to 50% of the existing discharge rate or to greenfield runoff, whichever is greater. 
Furthermore, it is outlined that the car park requires an oil separator and/or equivalent SuDS to reduce the risk of 
polluting the Worsely Brook which is potentially vulnerable. 

The comments made by the Council’s Drainage Engineer are supported by United Utilities subject to an additional 
condition requesting that foul and surface water shall be drained on separate systems. 

Subject to the requested conditions, the proposal is considered compliant with Policy EN19 of the UDP.

Air Quality

The proposed development is not within the Greater Manchester Air Quality Management Area. The scale and 
nature of the development is not likely to have a significant impact on traffic and as such no objections to the 
development are made on Air Quality Grounds.

Conclusion 

The proposed development seeks the utilisation of previously developed land for community use within a 
sustainable urban location which currently lacks natural surveillance or sufficient security measures. The 
relocation of the existing clubhouse, north of its current location, represents a practical solution to ensure Salford 
City Roosters can continue to prosper within the local area and contribute towards wider public benefits for the 
local community through the enhanced facilities provided. 



The visual amenities of the area will be preserved through a traditional design approach to the proposed 
clubhouse, the ongoing maintenance of a currently overgrown and underutilised site and biodiversity 
enhancements envisaged through additional landscaping works. 

Whilst the clubhouse and associated car parking area will be sited closer to residential properties along Hallsworth 
Road and the connecting Barton Hall Avenue, the use of the development can be satisfactorily controlled through 
the agreement of a comprehensive Noise Management Plan aimed at preserving the amenities of neighbouring 
residential occupants. 

The proposal will improve upon the existing car parking layout and vehicular access arrangements through the 
creation of demarcated car parking spaces, min-bus spaces and two coach drop off locations, alongside dedicated 
cycle storage provision to improve highway safety and maneuverability of vehicles.  

As confirmed through the NPPF the government places great weight on the presumption in favour of sustainable 
development which cumulatively supports economic, social and environmental objectives. The proposal is 
considered to meet the definition of sustainable development and, in accordance with paragraph 11 of the NPPF, 
should be approved without delay. 

Recommendation

That planning permission be granted subject to the following planning conditions 

1. The development shall be begun not later than the expiration of 3 years beginning with the date of this 
permission.

Reason: Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990. 

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

Location Plan
Proposed Internal Car Park Layout - SRCHCP-SCC-GEN-ZZ-DR-Z-0001 Rev 8
Proposed Internal Car Pak Layout Vehicle Swept Path’s – SRCHCP-SCC-ZZ-DR-Z-0002 Rev 01
Proposed Elevations Salford roosters elevations rev 6
Proposed Building Layout Salford Roosters Clubhouse rev5

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

3. Notwithstanding any description of materials in the application no above ground construction works shall 
take place until samples or full details of materials to be used externally on the building(s) have been 
submitted to and approved in writing by the Local Planning Authority. Such details shall include the type, 
colour and texture of the materials. Only the materials so approved shall be used, in accordance with any 
terms of such approval.

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

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

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



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

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

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

(i) the times of construction activities on site which, unless agreed otherwise as part of the approved 
Statement, shall be limited to between 8am-6pm Monday to Friday and 9am-2pm Saturday only (no working 
on Sundays or Bank Holidays). Quieter activities which are carried out inside buildings such as electrical 
works, plumbing and plastering may take place outside of agreed working times so long as they do not 
result in significant disturbance to neighbouring occupiers;
(ii) the spaces for and management of the parking of site operatives and visitors vehicles;
(iii) the storage and management of plant and materials (including loading and unloading activities); 
(iv) the erection and maintenance of security hoardings including decorative displays and facilities for public 
viewing, where appropriate; 
(v) measures to prevent the deposition of dirt on the public highway;
(vi) measures to control the emission of dust and dirt during demolition/construction; 
(vii) a scheme for recycling/disposing of waste resulting from demolition/construction works; 
(viii) measures to minimise disturbance to any neighbouring occupiers from noise and vibration, including 
from any piling activity;
(ix) measures to prevent the pollution of watercourses;
(x) a community engagement strategy which explains how local neighbours will be kept updated on the 
construction process, key milestones, and how they can report to the site manager or other appropriate 
representative of the developer, instances of unneighbourly behaviour from construction operatives.  The 
statement shall also detail the steps that will be taken when unneighbourly behaviour has been reported. A 
log of all reported instances shall be kept on record and made available for inspection by the local a planning 
authority upon request; and
(xi) an intended date for the commencement of development and, following commencement, evidence of 
the material start on site.

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

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

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

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

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



Surface water discharge rate is restricted to 50% of the existing discharge rate or to greenfield runoff, 
whichever is greater, as per the user guide to the Salford City Council SFRA. 

The car park requires an oil separator and/or equivalent SuDS and such details shall be submitted to and 
agreed by the Local Planning Authority prior to first use of the development hereby permitted. 

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

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

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

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

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

8. No above ground works shall take place until a scheme for flood resilient construction up to the flood level 
predicted for the 1:1,000 year flood event have been submitted to and approved by the Local Planning 
Authority.

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

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

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

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

9. 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 in accordance with policy EN19 of the City of Salford Unitary Development Plan and seeks to 
provide betterment in terms of water quality and surface water discharge rates and meets requirements 
set out in the following documents; 

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

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

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

10. Prior to first use of the clubhouse and associated car park hereby approved, a Noise Management Plan 
(NMP) shall be submitted to and approved in writing by the Local Planning Authority. The development 
shall be operated in accordance with the approved NMP. 



Reason: In order to preserve the amenities of neighbouring residential properties in accordance with Policy 
EN17 of the City of Salford Unitary Development Plan.   

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

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

Notes to Applicant

1. Highways

Dilapidation Survey:
 Prior to ANY works commencing on site the developer shall 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 shall be made in advanced of any works 

being undertaken on the adopted highway Note: NO boundary fencing shall be erected or 
positioned on any part of the adopted highway with first seeking the relevant permits/licenses 
from the Local Highway Authority Tel: 0161 603 4046

2. United Utilities

The applicant is advised to review and contact United Utilities in respect to the consultation response r
received on the 10th January 2020 (ref:DC/20/103).

3. Design for Security 

The applicant is advised to incorporate the security measures outlined within the Design for Security 
consultation response received on the 10th January 2020. 


