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APPLICATION No: 20/75092/FUL
APPLICANT: Mr James Worthington
LOCATION: 19 Seedley Road, Salford, M6 5WN
PROPOSAL: Demolition of existing building and erection of a part 2 storey 

part 3 storey building comprising 8 supported living residential 
units with associated staff facilities

WARD: Langworthy

Description of Site and Surrounding Area 

This application relates to a part-two, part single storey detached property located on the southern side of Seedley 
Road in Langworthy. At the time of a site visit on the 1st May the property was vacant, with the submission stating 
that the ground floor was formally used as a retail unit, with the first floor being used for storage and as an ancillary 
flat.  



$u20abalj.docx

There is no vehicular access onto the site or on-site car parking provided, however the property does have a large 
hard-surfaced area to the front which has, according to the submission, been used on an informal basis to provide 
parking. 

The application site slopes away as it runs from front to back, with the rear portion of the site being approximately 
1.6m lower than the front portion. 

The application site is located within a mixed-use area – there are residential properties located to the south and 
east and there is a petrol filling station located to the west. Further residential properties are situated to the north, 
on the opposite side of Seedley Road. 

The site is located approximately 100m to the east of Pendleton Town Centre. 

Description of Proposal 

Planning permission is sought to demolish the existing building and re-develop the site via the erection of a part 
two, part three storey building which would be used to provide 8 supported living units, together with associated 
staff facilities including a reception area, an interview room, a kitchen, a bathroom and an area of overnight 
accommodation. 

The facility would be used to house victims of domestic violence, providing self-contained accommodation in a 
protected environment, where staff are present on site 24 hours a day in order to control access into the unit, 
vetting visitor and residents access into the building. The apartments would not be a refuge, providing emergency 
accommodation, but are second stage homes for women and their families who have previously escaped 
domestic violence and find themselves in the challenging situation where the threat of violence is no longer 
imminent, but returning to their previous homes/neighbourhood would resume the risk level to high and suitable 
long term housing cannot be found immediately. The units would provide short term accommodation for women 
and their families to live independently within a development that has tailored security, with the next step for all 
residing at the site being moving into appropriate long-term housing.

Those living in the self-contained units would live independently, being able to freely come and go as they choose. 
The building would therefore effectively function in the same way as a traditional apartment scheme, with the staff 
facilities being akin to a concierge in a modern apartment build. 

The building would be set back 5.1m from the back of the footpath on Seedley Road with 3 parking spaces being 
provided on the frontage, accessed via a new drop crossing off Seedley Road.  An area of cycle parking, together 
with a bin storage area, would be provided at the rear, on the portion of the site running from the rear of the 
building to Coomassie Street. The area would be secured via the erection of a 2m section of weldmesh fencing 
with an associated gate. 

The images below show existing and proposed buildings – 
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Existing building

Proposed Building
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Publicity

Site Notice: Non HH Article 15
Reason: Article 13

Press Advert: Not Applicable

Neighbour notification 

12 neighbouring properties were notified of the application by letter originally.

Following submission of revised plans and additional technical reports all those who were originally consulted and 
anyone who made representations were notified and given 10 days to comment.

Representations

17 letters of representation, from 14 different addresses, were received in response to the original consultation 
on the application.

15 of the responses objected to the proposal, with the following issues being raised – 

 There is already a hostel for teenagers in the area as well as the Salford Foyer which provides 
accommodation for the homeless and there is a bail hostel nearby. Another building of a similar nature is 
not needed in the area and it should be located elsewhere to spread the impact of such facilities, which 
often cause issues for neighbours.

 The building itself is too close to “privately owned” houses where there are elderly, single and young 
children living.

 The proposal will result in neighbouring residents experiencing a loss of natural light and sunlight in their 
properties and in their garden areas– the building will be substantially taller than the existing building and 
it will overshadow neighbouring properties.

 The proposal will result in neighbouring residents experiencing a loss of privacy – the proposal shows 
windows in the rear and a series of windows in the side elevation which directly overlook neighbouring 
properties on Tenbury Close, with there being a potential for noise to transfer from the building and affect 
neighbours when the windows are open.

 If there is going to be CCTV coverage of the passageway running to the east of the property this could 
impinge on neighbours privacy.

 The proposal will, particularly given the additional security measures that will be in place given the nature 
of the proposed use, result in neighbouring residents experiencing increased light pollution with this 
affecting resident’s ability to sleep.

 The proposal will result in neighbouring residents experiencing increased noise and disturbance due to the 
comings and goings associated with the units.

 The construction phase will result in neighbouring residents experiencing noise and disturbance, as well as 
potential issues with dust, rodents and privacy as operatives work at height. All construction works need to 
be undertaken safety to avoid accidents with the site being properly secured at night. Neighbours should 
be made aware of how long demolition and construction will take.

 Will the construction phase have impact on the foundations of neighbouring properties? Will it cause 
subsidence and cracks in the walls of neighbouring properties and if so will compensation be paid? 

 The proposal will result in neighbouring residents experiencing a loss of views.
 There are existing parking problems in the area, with people parking on neighbouring streets when visiting 

the precinct, the doctors and dropping off/picking up children from the nearby school. Added traffic from the 
proposed use will exacerbate the parking problems and could compromise safety of children who often play 
in the street on Tenbury Close. The parked cars sometimes block the street and access to driveways, with 
these preventing bins being collected at times.

 The building is classified in the crime impact document as high risk for unauthorised entry as the building 
will house victims of domestic abuse. The proposal could compromise the safety and security of 
neighbouring residents as the abusers of those living at the property to try and find their victims and gain 
unauthorised access, possibly via neighbouring properties. The site is also located close to a school. 
Measures need to be put in place to ensure safety and security for neighbouring properties.
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 Measures need to be put in place to prevent anti-social behaviour – the units will only be occupied on a 
temporary basis thereby increasing the risk of crime and anti-social behaviour due to the high turnover of 
people and the fact that occupants will have no ownership of the space or part in the community. The 
people who are living in the property will not have much due to their circumstances and they could turn to 
crime to get by. 

 The building should not be occupied by people with a criminal history or substance abuse issues as this 
could increase the rates of crime in the area

 The proposal will not assist in the regeneration of Langworthy as it will introduce short term accommodation 
with people not able to invest in the area due to the nature of their immediate needs. 

 The plans do not appear to have a fire-escape – just having one entrance/exit
 The proposal will devalue neighbouring properties – it is undesirable to have a building used to house 

domestic abuse victims next to your house
 Clarity is needed on the proposed boundary treatments – there are discrepancies in the submitted 

information. The site should not be secured using high metal security fencing with wires

The 2 other responses were received that did not object or support the application with one querying the type of 
supported living that will be provided at the site and whether occupants will have drug or alcohol related problems 
and the other stating that comments made on the application cannot be seen online. 

After receiving amended plans and additional supporting information all those originally notified, and any objectors 
were sent re-consultation letters on the 15.10.2020

5 letters of objection, from 4 different addresses, were received in response. All those who wrote in had previously 
commented. 

The following additional points of objection were raised -

 Noise during the construction period will affect people working from home during the current pandemic, 
making them unable to carry out their job responsibilities which require a high level of concentration as well 
as regular phone and video calls.

 The shadow studies show that the property at 19 Tenbury Close doesn’t receive much sunlight presently and 
the proposal will increase overshadowing, with the garden of 19 Tenbury not receiving any sunlight 
whatsoever after 2pm in June.

 The proposed site plan states that the existing brickwork and timber infill panels running along the boundary 
with 19 Tenbury Close will be retained and repaired as necessary – there are no repairs needed to the fence. 
The owner of 19 Tenbury should be consulted before any works to the fence take place.

 In addition to being obscured the windows in the east elevation should not have any opening to prevent noise 
pollution and overlooking

 If the pathway to the east of the building is going to be used as an access to and from the building this will 
affect neighbours privacy and result in them being exposed to increased noise levels.

 The risk assessment concludes that there are moderate risks involved such as volatile contaminants posing 
a risk to site users via inhalation of vapors, gas explosions and sulphate attacks. There are concerns at the 
what the level of risk this means for neighbours and their health.

Devaluation of property and loss of view are not material planning considerations, nor is means of escape from 
the building in event of a fire, with this being considered at Building Regulations Stage.

Relevant Site History

17/71144/FUL - Proposed change of use of A1 (Shop) with flat above to C3 (dwelling) with alterations to 
elevations, elevated patio area and 1.8m close boarded fence – Approved 19.04.2018

Consultations

Senior Drainage Engineer -  
Advise that they have no objections to the proposal.  State that the area is known to have high groundwater 
levels and this may cause damp problems in the lower ground floor accommodation and consequently they 
advise that tanking should be considered to prevent water ingress into the lower floor.
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Highways -  
Confirm that they have no objections to the proposal on highway grounds subject to the attachment of two 
conditions – one that requires the submission, approval and subsequent adherence to a construction 
environmental management plan to ensure no increase in risk to pedestrians and road users during the 
construction period and another that requires full details of the proposed cycle storage to be submitted to and 
approved in writing by the LPA and subsequently implemented prior to first occupation. 

Air Quality, Noise, Contaminated Land -  
Air quality
Advise that they have no objections to the proposal on air quality grounds – the site is not located within an air 
quality management area with the scale and nature of the development being such that it would not have a 
significant impact upon traffic flow.

Noise
Note that the application site is located adjacent to the relatively busy Seedley Road, adjacent to a petrol filling 
station where customers will be arriving and leaving late into the night. As such they advise that internal noise 
levels within the proposed apartments are likely to be higher than limits within BS8233:2014 (Guidance on Sound 
Insulation and Noise Reduction from Buildings).  

State that the applicant has not submitted a noise impact assessment; however, they consider that the use of 
suitably upgraded glazing and acoustic passive ventilation will likely provide adequate mitigation. 

On this basis they advise that they have no objections to the application on the grounds of noise subject to the 
attachment of conditions to –
 Secure the installation of uprated glazing and acoustic ventilation. 
 Validate that the noise mitigation measures have been installed prior to occupation of any residential unit.
 Require the submission and approval of a construction environmental management plan to ensure that 

neighbouring residents aren’t affected by the construction phase of the development.

Contamination 
Note the site has housed residential and commercial uses in the past, being located adjacent to a petrol filling 
station, advising that such uses have the potential to introduce contaminants into the soils which may have a 
detrimental impact on the health of future site users, construction workers or the wider environment.

Advise that a desktop ‘Phase 1’ study has been submitted. State that the report considers that (a) there is a 
possibility of soil contamination, however the risk is low due to the proposed development being completely 
hardstanding thereby removing the pathway to future receptors (b) there is a moderate risk due to possible 
contamination from the adjacent fuel filling station.  It therefore recommends a ground investigation is undertaken 
and remediation proposed as necessary. 

Conclude that they have no objections to the proposal subject to the attachment of conditions to secure a phase 
2 site investigation report, a remediation scheme if necessary and validate any remediation required has been 
completed as approved.

Design For Security -  
Advise that the submitted Crime Impact Statement has been produced by suitably qualified security assessor and 
is therefore satisfactory. 

Recommend that a condition to reflect the physical security specifications set out in the crime prevention plan 
should be added, if the application is to be approved.

Greater Manchester Ecological Unit -  
Note that the building to be demolished has some potential to support bats. 

Advise that they have reviewed the bat surveys that have been submitted with the application, stating that these 
have been carried out by suitably qualified ecologists and were to appropriate standards. 

State that they have no reason to disagree with the survey results, which concluded that bats were not roosting 
in the building to be demolished and bat activity in the area was very low. 
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In light of this they advise that they have no objections to, or comments on, the application on nature conservation 
grounds.

Planning Policy

Development Plan Policy

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

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

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

Unitary Development Plan H6  -  Residential Social and Community Uses
This policy states that planning permission will be granted for development of residential, social and community 
uses provided that i) there is a demonstrated need for the facility ii) it does not result in an over-concentration iii) 
it is located close to public transport, shops and social and community facilities iv) there are no unacceptable 
impacts on the amenity of surrounding residents or highway safety v) adequate provision is made for private 
amenity/open space vi) adequate provision for access, car parking and servicing; vii) it is compatible with 
regeneration objectives and other policies in the plan.

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 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 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.
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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 EN19  -  Flood Risk and Surface Water
This policy states that any application for development that it is considered likely to be at risk of flooding or increase 
the risk of flooding elsewhere will need to be accompanied by a formal flood risk assessment. It should identify 
mitigation or other measures to be incorporated into the development or undertaking on other land, which are 
designed to reduce that risk of flooding to an acceptable level.

Other Material Planning Considerations

National Planning Policy
 
National Planning Policy Framework

Local Planning Policy

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

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 for a period of representations in November 
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 were 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 overall is currently limited. The city 
council is in the process of considering 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.

Appraisal

Principle

The ground floor of the application property was formerly used as a retail unit, with the first floor being used for 
storage and as an ancillary flat. The proposal would therefore result in the loss of retail floorspace and 
consequently policy S3, which seeks to protect local shops unless it can be demonstrated either that there is no 
demand for the retail use of the property or that an alternative use would be more appropriate, is of relevance.  

The unit is currently vacant which means that those in the area have not had access to the retail function offered 
by the site for a while, with the site being located approximately 100m from Pendleton Town Centre, which affords 
those living in the area easy access to a wide variety of goods and services. As such it is not considered that the 
loss of the retail floorspace would have a detrimental impact on the provision of services in the area.



$u20abalj.docx

Furthermore, there is an extant approval, application reference 17/71144/FUL, for the unit to be converted to a 
C3 dwelling and consequently the principle of losing the retail use at the site is established and accepted. 

In respect of the introduction of a residential use at the site the application site is located within the urban area, in 
an accessible and sustainable location, with the area surrounding it being predominantly residential in nature. As 
such there are no in principle issues with the proposal to introduce a residential use at the site. 

The development of the site to provide 8, 1 bed apartments is also deemed to be appropriate and in accordance 
with saved UDP policy H1 and policy HOU1 of the Housing Planning Guidance, given the location of the site in 
central Salford, in a highly accessible location within 100m of Pendleton Town Centre, with the provision of 8 x 1 
bed units at the site making a positive contribution towards diversifying the the type of accommodation provided 
in the area which is predominantly characterised by 2/3 bed, semi-detached and terraced dwellings. 

In respect of the size of units the units range from 34.4sqm to 47.7sqm, with the staff accommodation, which 
includes a bedroom, kitchen and shower room thereby making it capable of being easily adapted to form a further 
1 bed unit, measuring 42sqm.  According to the National Space Standards a 1 bed 1 person unit with a shower 
room should have a minimum gross internal floorspace of 37sqm and consequently the internal floor areas of the 
apartments would be in general accordance with the space standards meaning that the future occupants of the 
units would be provided with a satisfactory level of amenity. 

Visual Amenity 

The existing building on site does not have any architectural or historic merit that would warrant its retention and 
consequently there are no objections to its demolition to allow the site to be redeveloped.

The proposed building would be located on the same footprint as the existing building, being set back 5.1m from 
the back of the footway on Seedley Road and at least 3.8m from the head of the cul-de-sac on Tenbury Close. 
The siting of the building is therefore deemed to be acceptable.

The area surrounding the application site comprises predominantly two storey semi-detached units, with those 
units on the opposite side of Seedley Road, being set at a raised level. The proposed building would be part two, 
part three stories in height due to the levels difference between the front and rear portions of the site, with the 
overall height of the proposed building not exceeding that of the existing building. 

The unit would be of a traditional design and appearance, being constructed from brick with a tiled roof and having 
headers and cills to lower floor windows and cills only to upper floor windows. The entrance to the building would 
be defined by a simple canopy above to define it and aid navigation though the site. The building form, fenestration 
detail and the proposed palette of materials is as per the neighbouring residential properties. 

For these reasons, subject to the attachment of a condition to secure the use of satisfactory materials, it is 
considered that the design, scale and massing of the proposed building is appropriate. 

The bin and cycle parking for the property would be located to the rear of the unit, on the portion of the site running 
adjacent to 17 Tenbury Close and 18 Coomassie Street, in a position where they would have limited visibility from 
public vantage points. The siting of the bin and cycle parking in this area is therefore deemed acceptable, with 
the introduction of a 2m high section of weldmesh fencing and associated gate to prevent unauthorized access to 
the bin and cycle storage being supported. 

For these reasons, subject to the attachment of conditions to ensure the use of satisfactory materials and secure 
the colour treatment of the fencing, together with a further condition that requires full details of the design and 
appearance of the proposed cycle store to be agreed, the proposed development would make a positive 
contribution to the visual amenities of the area. 

The proposal is therefore considered to be in accordance with policies DES1 and DES8 of the Salford UDP and 
the design policies in the National Planning Policy. 

Residential Amenity
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The proposed building would be sited on the same footprint as the existing unit and therefore it would not be 
located any closer to the neighbouring properties than the existing building is, albeit that the form is changing from 
a part part-two, part single storey unit to a part two, part three storey unit. 

Over 21m would be maintained between the two storey front elevation of the building, which contains habitable 
room windows at both ground and first floor level, and the properties on the opposite side of Seedley Road on 
Elkanagh Gardens, which are set at a higher level, in an offset position to the application site. 

The rear elevation of the building, which would be three storeys high, having habitable room levels over all 3 
levels, would be offset from the property at 17 Tenbury Close, looking over the turning head at the top of the Close 
and the driveway and front garden area of 17 Tenbury Close. 

The proposed building would present a part two, part three storey side elevation to the property at 19 Tenbury 
Close, with this containing a series of windows serving a landing, bathrooms and secondary windows to the 
kitchen/living areas of some units. All windows in the side elevation would be fitted with obscure glazing having 
fixed lights. The property at 19 Tenbury Close has an obscurely glazed landing window in its two-storey side 
elevation and a back door with glazed top panel in its single storey side elevation. 

As can be seen in the images below the proposed building will have an increased mass adjacent to the side 
elevation of 19 Tenbury Close, however the section of the building that runs adjacent to the garden area of 19 
Tenbury Close would be reduced in mass from that of the existing unit and consequently it is considered that the 
building would appear no more oppressive from the rear garden of 19 Tenbury Close than the existing building 
does.
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A shadowing study has been provided, which shows the impact of the both the existing and proposed buildings 
on 19 Tenbury Close in March and June. In the summer, when the rear garden area is likely to be used due to 
the sun being highest in the sky and the temperatures higher, the shadow study shows that up until 2pm there 
will be no additional impact, with the proposal having a negligible impact at 4pm, after which the shadowing 
created by the proposed building would be as existing.  

Having regard to the relationship between the proposed dwellings and the neighbouring residential properties it 
is not considered that the development would result in neighbouring residents experiencing an unacceptable loss 
of amenity by virtue of them experiencing a loss of light, privacy and/or any overbearing impact subject to the 
attachment of a condition to secure obscurely glazed windows, that would be fixed shut in the east elevation, 
facing 19 Tenbury Close.
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In respect of noise and disturbance the Council’s air and noise officer has confirmed that the proposed 
development would not result in neighbouring residents being exposed to an unacceptable increase in the levels 
of noise and disturbance they are exposed to. He has recommended that a condition is attached requiring the 
submission, approval and subsequent adherence to a construction method statement in order to control 
operations during the construction phase. Any disruption that occurs during construction would be short-term and 
deemed an acceptable consequence of development.

In respect of the level of amenity future occupants would be provided with it is considered that due to the provision 
of split level units over the ground/lower ground floor and the use of large velux windows to provide not only light 
but outlook from the unit located in the roofspace future occupants would be provided with adequate light and 
outlook from their habitable room windows. 

A small area of private amenity space would be provided to the rear of the unit, with the site being located within 
250m of Buile Hill Park which would provide occupants with appropriate access to outdoor space.

The Council’s Environmental officer has advised that given the location of the application site adjacent to the 
relatively busy Seedley Road, adjacent to a petrol filling station where customers will be arriving and leaving late 
into the night, it is likely that without the incorporation of noise mitigation measures internal noise levels within the 
proposed residential units would lead to a negative impact on health and quality of life for future occupants. In 
order to ensure the necessary noise mitigation is incorporated they have advised that a condition should be 
attached to secure the installation of acoustically uprated glazing and acoustic ventilation. 

For these reasons, subject to the attachment of suitably worded conditions to secure the implementation of noise 
mitigation measures to protect future occupants from noise generated by traffic using Seedley Road and the 
operation of adjacent petrol filling station it is considered that future occupants of the proposed residential units 
would be provided with satisfactory living conditions.

The proposal is therefore considered to be in accordance with policies DES7 and EN17 of the UDP and the thrust 
of the NPPF as it would not adversely affect the level of residential amenity neighbouring residents can reasonably 
expect to enjoy and the development would provide future occupants with a satisfactory standard of living.

Secure by design

The application is accompanied by a Crime Impact Statement that has been prepared by Fisk and Associates. 

The crime impact statement notes that the facility will have a full-time staff presence to control access and egress 
into the building, before advising that the following physical security measures will be used -
 A 2m high weldmesh fence around the perimeter of the site
 Grills to external windows and doors at ground floor level
 PAS24:2016 rated windows and doors 
 LPS1175 sr2 accredited self-closing, self-locking doors single door for the main lobby entrance door
 Secure access system to all doors
 A security screen with uprated glazing
 Internal accommodation to have masonry partitions or reinforced stud partitions with PAS24:2016 entrance 

doors to apartments, with the bedroom doors being outward opening PAS24 rated doors. Alarms with links 
to the concierge office will be installed in each apartment

 CCTV covering the main access into the building, the internal corridors 
 External lighting
 Rainwater goods being designed to avoid climbing
 Bin storage located in a secure area at the rear of the site

The proposal has been revised since the CIS was prepared with the current proposals not including a 2m high 
weldmesh around the perimeter or grills to external windows and doors. 

In respect of preventing unauthorized access onto the site via the installation of boundary treatments, there is 
good natural surveillance to the Seedley Road frontage, with the rear portion of the site being secured by existing 
boundary treatments and a small section of weldmesh fencing across the portion of the site running adjacent to 
17 Tenbury Close and 18 Coomassie Street, which is deemed sufficient to define public and private space and 
prevent unauthorized access to the rear of the site. Given this, and the fact that the site would be manned to 
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control access and egress into the building, the use of CCTV over the front entrance and rear cycle parking is not 
deemed necessary to make the proposal acceptable from a planning perspective, although it would be welcomed 
should the applicant intend to install it as indicated. 

With respect to the grills to windows and doors the removal of these features is welcomed as it is not considered 
appropriate or necessary to install such features given the natural surveillance of the site and the security offered 
by the existing and proposed boundary treatments at the rear, with the use of grills creating a hostile appearance 
and engender a fortress type atmosphere.  

The desire to install external lighting is noted, and a condition will be attached that requires details of any external 
lighting to be submitted to and approved in writing by the LPA prior to installation in order to ensure that it does 
not result in unacceptable light spillage to neighbouring properties. 

The report makes a number of recommendations on the specification of fixtures and fittings within the 
development to improve security such as the use of PAS24:2016 rated windows and doors, the installation of 
masonry or reinforced partition walls, alarms and uprated doors to apartments etc. It is considered that these 
recommendations sit outside remit of planning, however, to ensure the applicant has due regard to these 
recommendations their attention will be drawn to these points via the attachment of a suitably worded informative.

In respect of concerns that neighbouring residents raise regarding the proposal compromising the security of 
neighbouring residents as the abusers of those living at the property try and find their victims and gain 
unauthorised access, possibly via neighbouring properties it is considered that reasonable measures have been 
undertaken to secure the site, with those living adjacent being able to secure their properties as they see fit. It is 
not therefore considered that the application should fail on this basis. 

In respect of the point objectors raise regarding antisocial behaviour of occupants there is no reason to consider 
that occupants of the proposed units will be any more or less likely than any other individuals to commit crime or 
engage in antisocial behaviour. 

For these reasons the LPA has no objections to the development on the grounds of crime and security – the 
proposal is considered to be in accordance with saved UDP policy DES10 and the Design and Crime SPD. 

Parking and highway safety 

The highways officer has reviewed the submission and they have not raised any highway safety concerns with 
the new vehicular access point into the site from Seedley Road.

In respect of car parking the highways officer has advised that the level of car parking provision is considered to 
be acceptable having regard to the accessibility of the site and the levels of car ownership in this part of Salford 
(according to the 2011 census data 67% of the existing households do not have access to a car or a van, with 
approximately 72% of socially rented properties not having access to a car or a van), with the scheme including 
cycle parking to encourage sustainable travel to and from the site.  

In respect of the cycle parking the proposed plans show storage for 4 bikes being provided in a Barricade Para 
shelter located to the rear of the building on the portion of the site running adjacent to 17 Tenbury Close and 18 
Coomassie Street. The highways officer has advised that vertical cycle hangers are not supported by SCC and 
consequently an alternative storage solution using fully horizontal cycle locker or a semi vertical cycle store with 
guide trough for the wheels is required. They advise that a condition should be attached to secure alternative 
cycle parking provision and ensure that it is fit for purpose. 

In order to minimise off site disruption and ensure no increased risk to pedestrians and road users during the 
construction period the highways officer has recommended that a condition is attached that requires a construction 
management plan, which includes a comprehensive traffic management strategy, to be submitted to and approved 
in writing by the Local Planning Authority prior to the commencement of development and subsequently adhered 
to. 

Having regard to the comments of the highway officer, and given that the proposal includes the provision of a bin 
store at the rear of the building, thereby ensuring that bins can be stored clear of the highway, it is not considered 
that the proposal would have an unacceptable adverse impact upon highway safety subject to the attachment of 
a series of conditions to (a) secure the implementation of the new vehicular access point and car parking prior to 



$u20abalj.docx

first occupation of the development (b) require full details of the proposed cycle storage to be submitted to and 
approved in writing by the LPA prior to installation and secure provision prior to first occupation and (c) require 
the submission, approval and subsequent adherence to a construction method statement. 

The proposal is therefore considered to be in accordance with policies A8 and A10 of the adopted UDP. 

Ecology

The application involves the demolition of a building which has some potential to support bats and therefore it is 
supported by a bat survey, which concludes that bats were not roosting in the building to be demolished and bat 
activity in the area was very low.  

The report has been reviewed by GMEU who have advised that the bat surveys have been carried out by suitably 
qualified ecologists and were to appropriate standards, with them advising that they have no reason to disagree 
with the survey results before stating that they therefore have no objections to the proposal on ecological grounds.

Having regard to the comments of GMEU it is not considered that the proposal will have any unacceptable 
ecological impact. An informative will be attached to remind the developer of their responsibilities in respect of 
bats. 

Environmental Matters

The site has housed residential and commercial uses in the past, with it being located adjacent to a petrol filling 
station, which means that there is potential for contaminants to be present which may have a detrimental impact 
on the health of future site users, construction workers or the wider environment.

A desktop ‘Phase 1’ study has been submitted with the application and this has been reviewed by the Council’s 
Environmental Consultant who has advised that they have no objections to the proposal on land contamination 
grounds subject to the attachment of conditions to secure a phase 2 site investigation report and a remediation 
scheme if necessary and to validate that any remediation required has been completed as approved prior to 
occupation of the development.

Subject to the attachment of the recommended conditions it is not considered that the proposal raises any issues 
with regard to exposure to contaminants. 

Flood risk and drainage

The application site is within Flood Zone 1 and therefore has a low risk of fluvial flooding. The site is located within 
the core and north west conurbation Critical Drainage Areas. 

The drainage engineer has reviewed the application and advised that they have no objections to the proposal on 
flood risk grounds with them advising that the developer should consider tanking to prevent damp as the area is 
known to have high groundwater levels. 

As per the Strategic Flood Risk Assessment a reduction in surface water run off to 50% of the existing (or to 
Greenfield runoff, whichever is greater) will be required. An appropriately worded condition can be attached to 
secure this by requiring the submission approval and subsequent implementation of a scheme for surface water 
drainage. 

Having regard to the comments of the drainage engineer it is not considered that the proposal raises any issues 
from a flood risk perspective subject to the attachment of a condition in respect of surface water drainage. The 
proposal is therefore deemed to be in accordance with saved UDP policy EN19. 

Other Issues

Neighbouring residents have stated that there are already similar facilities in the area including a hostel for 
teenagers, the Salford Foyer which provides accommodation for the homeless and a bail hostel. In light of this 
they state that another building of a similar nature is not needed in the area and it should be located elsewhere to 
spread the impact of such facilities. In response, it is important to recognise that what has been applied for is a 
residential use and the LPA cannot control who the residents will be.  The use proposed is not a secure facility 
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which would sit outside of the residential use class.  No evidence has been presented which suggests that 
dwellings for domestic abuse victims attract anti-social behaviour beyond that which any other dwelling would 
attract and therefore refusal on that basis would not be reasonable.   

Objectors have stated that the proposal will not assist in the regeneration of Langworthy as it will introduce short 
term accommodation with people not able to invest in the area due to the nature of their immediate needs. It is 
considered that the proposal will diversify the type of accommodation provided in the area which is predominantly 
characterised by semi-detached dwellings in line with saved UDP policy H1 and while it is the applicant’s intention 
is to restrict occupancy to 6months, this is not a requirement of planning.

In respect of the concerns raised regarding possible damage to the foundations of neighbouring properties during 
construction and whether the construction process will cause subsidence and cracks in the walls of neighbouring 
properties this is a civil matter between neighbours and the developer, not a material planning consideration. 
Furthermore, the design of foundations would be considered via the Building Regulations process.  Similarly, 
whether neighbours will be consulted before any repairs to existing boundary treatments running along common 
boundaries takes place, is not a planning issue but a civil matter for resolution between landowners.  

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:
RA Fisk site location plan
Proposed site plan – drawing 3417:05 Rev B 
Proposed fence detail – drawing 3417:09 
Proposed floorplans – drawings 3417:06 Rev B and 3417:07 Rev B 
Proposed elevations and section – drawing 3417:04 Rev E 

Reason: For the avoidance of doubt and in the interest 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. The weldmesh fencing and associated gate shown on the approved plans shall be powder coated in black 
or green, or an alternative colour to be agreed in writing by the local planning authority, before being erected 
at the property and shall remain in this form thereafter.

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

5. The windows in the eastern elevation facing the common boundary with 19 Tenbury Close shall be fitted 
with, and permanently glazed, in textured glass whose obscuration level is at least 3 on the Pilkington scale 
of 1-5 (where 1 is clear and 5 is completely obscure). The windows shall also be permanently fixed shut. 

Reason: In the interest of the amenity of residents in accordance with policy DES7 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework.
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6. 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.

7. Prior to occupation, all windows to habitable rooms (living rooms, dining rooms and bedrooms) facing 
Seedley Road shall achieve a minimum sound reduction index of 42 dB Rw (34 dB Rw + CTR) combined with 
a passive ventilator with a minimum insertion loss of 42 dB Dn,e,w or such other design as shall be agreed 
in writing with the Local Planning Authority.

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

8. Prior to occupation of the residential units hereby approved a site completion report confirming that all 
necessary noise attenuation measures as identified in condition 7 have been installed shall be submitted 
to and approved in writing by the local planning authority. The noise attenuation measures shall be retained 
thereafter.

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

9. No lighting shall be installed on the building hereby approved or elsewhere on the site unless a scheme for 
such lighting has first been submitted to and approved in writing by the Local Planning Authority. All lighting 
shall be installed and operated in accordance with the approved details. 

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

12. 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 development.  The 
development shall thereafter be carried out in full accordance with the duly approved remediation strategy 
or such varied remediation strategy as may be agreed in writing with the Local Planning Authority.

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

13. Pursuant to condition 12 and prior to first use or occupation a verification report, which validates that all 
remedial works undertaken on site were completed in accordance with those agreed with the Local Planning 
Authority, shall be submitted to and approved in writing by the Local Planning Authority.

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

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

Reason: To ensure a satisfactory method of surface water disposal to reduce the risk of flooding elsewhere 
in accordance with policy EN19 of the City of Salford Unitary Development Plan and seeks to provide 
betterment in terms of water quality and surface water discharge rates and meets requirements set out in 
the following documents; 
O NPPF, 
o Water Framework Directive and the NW River Basin Management Plan
o The national Planning Practice Guidance and the Non-Statutory Technical Standards for Sustainable 
Drainage Systems (March 2015)
o Manchester, Salford, Trafford Strategic Flood Risk Assessment (SFRA) (2011) and associated technical 
guidance
o Environment Agency Pollution Prevention Guidelines (now withdrawn)
o Flood Risk Assessment/SuDS Requirements for new developments (Salford's SuDS Checklist)
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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.

Notes to Applicant

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

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

This Standing Advice is valid from 1st January 2019 until 31st December 2020

 An example glazing specification to achieve the sound reduction index required by condition 7 is 
Pilkington Optiphon 8mm glazing / 16mm Argon / 8.8mm Pilkington Optiphon.  An example passive 
ventilator to achieve the above acoustic performance is Passivent Acoustic Low Profile TVALdB8000.  
Other manufacturers and configurations are available.

 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.

 Applications for all forms of highway permits/ licenses shall be made in advance 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 prior to first seeking the relevant permits/licenses from the Local Highway 
Authority Tel: 0161 603 4046

 All species of bats found in the UK receive a high level of legal protection under the terms of the Wildlife 
& Countryside Act 1981 and the Conservation of Habitats and Species Regulations 2010.  Bats roost in 
a variety of places and will use cracks, crevices and holes in trees. They are mobile in their habits and 
can turn up in the most unlikely places at any time of year.  Precautions should be taken throughout 
works, at any time of year, with the possible presence of bats borne in mind.  If bats are found at any time 
during works, then work should cease immediately and advice sought from Natural England or a suitably 
qualified bat worker.

 The area is known to have high groundwater levels and this may cause damp problems in the lower 
ground floor accommodation and consequently the drainage engineer has advised that tanking should be 
considered to prevent water ingress into the lower floor

 In discharging conditions 3 (materials) the applicant’s attention is drawn to the physical security 
specifications listed within the submitted Crime Impact Statement by fisk and associates.


