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APPLICATION No: 20/76032/REM 

APPLICANT: SP+ And Lovell Partnerships 

LOCATION: Pendleton Regeneration Area - Phase 3, Liverpool Street, 

Salford, M5 4BJ 

PROPOSAL: Reserved Matters application for the erection of 127 dwellings, 

with associated vehicular access and parking, private amenity 

space and landscaping and allotment area, pursuant to outline 

planning permission 16/68008/HYBRID., , The original hybrid 

application (12/61953/HYBRID), which was subsequently 

amended by 16/68008/HYBRID, was accompanied by an 

Environmental Statement. 

WARD: Langworthy 
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BACKGROUND 
 
The transformation of the Pendleton neighbourhood has been a long-standing priority for the City 
Council. A comprehensive Masterplan, designed to deliver a major programme of regeneration, was 
granted planning permission in 2012 as part of a Hybrid planning application (reference 
12/61953/HYBRID). The Masterplan sought to modernise and transform the housing stock in the area, 
through the refurbishment of some 1,253 houses and the erection of almost 1,600 new dwellings, 
following the demolition of 779 units within Pendleton estates. Offices, replacement retail units and 
remodelled open-space / sports facilities were also permitted at the heart of the neighbourhood. The 
Design and Access Statement submitted with the application set out the broad vision for the area: 

 Quality Pendleton homes for all; 

 Attractive ‘new’ Pendleton neighbourhoods; and 

 A sustainable reinvigorated Pendleton community. 
 
Much of the Masterplan site is owned by the Council and consequently it was not appropriate to use a 
s106 agreement to secure the delivery of affordable housing, open-space and other contributions. 
Instead, the Council entered into a Developer Agreement with the developer(s). 
 
The Masterplan covers a large geographical area (c.55 hectares) and as such it was considered 
appropriate to create a series of sub-areas, each with their own distinct character. The ‘Phase 3’ site 
forms part of the wider ‘Amersham’ character area.  
 
In 2016 the Masterplan permission was amended under application 16/68008/HYBRID. 
 
Aspects of the Pendleton Masterplan have already been delivered. Phase 1 saw the construction of 
new housing either side of Blodwell Street and Athole Street, at the south-western corner of the 
Masterplan area. ‘Amersham Park’ was also created nearby, at the southern end of the estate.  
 
Further east, the existing housing stock within the area bound by Liverpool Street; Cross Lane; 
Graythorpe Walk and Buckingham Street has been refurbished. New housing, in the form of 42 
affordable dwellings, has also been built within this area on land north of Aylesbury Close.  
 
Situated between Phase 1 to the west, and the refurbished housing stock to the east, is the cleared 
Phase 3 site. It sits at the southern end of the Masterplan area and has been identified as the next plot 
to be transformed as part of the ongoing programme of regeneration within Pendleton.   
 
DESCRIPTION OF SITE AND SURROUNDING AREA  
 
The Phase 3 plot covers 3.15 hectares and comprises of two distinct areas of land. The larger is 2.87 
ha in size and broadly rectangular in shape. It is bound by Liverpool Street to the north, and Hodge 
Lane to the south. Immediately beyond Hodge Lane is the M602 motorway, which runs east-west within 
a depressed channel. A pedestrian / cycle bridge crosses over the motorway at this point, linking 
Pendleton with Eccles New Road (A57) and, further south, Media City. The western edge of the site 
borders Amersham Park and the Phase 1 estate delivered by Keepmoat, with the new housing 
separated from Phase 3 by Scanlon Lane. Buckingham Street defines much of the eastern boundary, 
beyond which is the refurbished housing and new-build affordable units. At the northern end, a terrace 
of houses associated with Buckingham Street directly back onto the application site. A sub-station is 
also located nearby, accessed from this same highway. 
  
Until 2015/16 the application site was occupied by three-storey post-war tenement blocks arranged 
around Amersham Street. Today the highway remains, running south through the site from its junction 
with Liverpool Street, however the housing has been cleared. The resulting land has been grassed over 
and used as informal open space whilst awaiting redevelopment.   
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Topographically, the northern portion of the site is generally flat, before sloping downwards towards 
Hodge Lane at the southern end. A number of trees are dotted around the site interior and along the 
Liverpool Street frontage.  
 
The smaller parcel of land covers 0.28 hectares and is bound to the south by the M602 and to the north 
by the rear gardens of houses associated with Aylesbury Close. At present much of the land is covered 
by trees and overgrown vegetation, although an adopted footway runs east-west adjacent to the 
motorway retaining wall.   
 
DESCRIPTION OF PROPOSAL 
 

This application seeks Reserved Matters approval for the 
erection of 127 dwellings within the Phase 3 site, along with 
associated vehicular access, car parking, private amenity 
space and landscaping. In accordance with the Masterplan, 
consent is also sought to create an area of allotments on the 
smaller parcel of land to the south of Aylesbury Close.  
 

Detailed approval is sought for matters of access, layout, 
scale, appearance and landscaping, pursuant to planning 
permission 16/68008/HYBRID. 
 
In-line with the Outline consent granted as part of the 
Masterplan, the proposed housing would be arranged 
around a central spine road, connecting Liverpool Street to 
the north (using the existing Amersham Street junction), with 
Amersham Park Road in the south-west. Four secondary 
streets lead off this principal route to link the estate with 
Phase 1 to the west and the refurbished / affordable housing 
to the east. Dwelling heights range from two to three storeys, 
with the taller properties typically arranged along the primary 
spine road. A range of house-types have been proposed. 
Elements of their design and material palette already feature 
within the adjacent Phase 1 scheme, to provide a degree of 
continuity across the wider Amersham character area. 
 
In terms of size, a mix of two, three and four bed houses 
would be delivered across the estate. Of the 127 units 
proposed, 17 would be made available as affordable housing.  
 
The applicant has designed the spine road to be an attractive cycle route and has sought to reduce rat-
running through the Phase 3 estate by strategically incorporating two ‘modal filters’ into the layout. 
 
The proposed allotment area would comprise of approximately 11 plots, enclosed by security fencing. 
Supporting facilities in the form of power, lighting and water supplies; secure storage; a WC; and 
designated car parking would also be provided. Access into the allotments would be achieved from 
Graythorpe Walk.  
 
RELEVANT SITE HISTORY 
 
Land and property bounded by Broad Street, Cross Street, M602, Langworthy Road, Liverpool 

Street, Fitzwarren Street, Heywood Way, Hankinson Way, Nursery Street and Eccles Old Road, 

Pendleton, Salford 
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12/61953/HYBRID - Full planning permission for the refurbishment of 1,253 dwellings; construction of 
293 new residential dwellings; creation of new public open space; new and realigned roads, car parking, 
landscaping and highway works, change of use of a retail unit to a dwelling; change of use of a D1 
(surgery) to a B1 (office use) and demolition of 88 dwellings. 
Outline planning permission with all matters reserved for comprehensive redevelopment comprising the 
construction of up to 1,215 new dwellings (including up to 60 extra care units), city farm, offices (up to 
500 sqm),  replacement retail units  (A1, A2, A3, A4 and A5) (up to 430sqm); new and remodelled public 
open spaces; new grass sports pitch and remodelled synthetic sports pitches and associated buildings; 
new allotments; access/highway infrastructure works; public realm works; landscaping and demolition 
of 779 residential units and 6 retail units 
Approved with Conditions, 29 August 2012 
 
16/68008/HYBRID - Variation of condition 43 (plans) to introduce a new house type within sub-phases 
4 and 5 of the Amersham development attached to planning permission 12/61953/HYBRID New mix of 
house types shown on submitted masterplan. Minor changes to house type configuration impacting on 
street elevations 
Full planning permission for the refurbishment of 1,253 dwellings; construction of 293 new residential 
dwellings; creation of new public open space; new and realigned roads, car parking, landscaping and 
highway works, change of use of a retail unit to a dwelling; change of use of a D1 (surgery) to a B1 
(office use) and demolition of 88 dwellings. 
Outline planning permission with all matters reserved for comprehensive redevelopment comprising the 
construction of up to 1,215 new dwellings (including up to 60 extra care units), city farm, offices (up to 
500 sqm),  replacement retail units  (A1, A2, A3, A4 and A5) (up to 430sqm); new and remodelled public 
open spaces; new grass sports pitch and remodelled synthetic sports pitches and associated buildings; 
new allotments; access/highway infrastructure works; public realm works; landscaping and demolition 
of 779 residential units and 6 retail units 
 - Approved with conditions, 07 July 2016 
      
16/68104/REM - Reserved matters application for the Appearance, Landscaping, Layout and Scale for 
Outline planning permission with all matters reserved for comprehensive redevelopment comprising the 
construction of up to 1,215 new dwellings (including up to 60 extra care units), city farm, offices (up to 
500 sqm),  replacement retail units  (A1, A2, A3, A4 and A5) (up to 430sqm); new and remodelled public 
open spaces; new grass sports pitch and remodelled synthetic sports pitches and associated buildings; 
new allotments; access/highway infrastructure works; public realm works; landscaping and demolition 
of 779 residential units and 6 retail units pursuant to outline planning permission 12/61953/HYBRID 
(and subsequent amendments) – Approved with Conditions, 07 July 2016 
 
PUBLICITY 
 
Site Notice: Non HH Article 15    Date Posted:  12 November 2020 
Reason: Wider Publicity 
 
Press Advert: Manchester Weekly News Salford Edition Date Published: 15 October 2020 
Reason: Article 15 Standard Press Notice 
 
CONSULTATIONS 
 
Coal Authority – No comments to make 
 
Design for Security (Greater Manchester Police) - No objections. A condition requiring compliance 
with the physical security specifications set out in the submitted Crime Impact Statement has been 
recommended.    
 



$fprfalxr.docx  

Greater Manchester Archaeological Advisory Unit (GMAAS) – No objections. A condition designed 
to secure an appropriate scheme of archaeological works has been recommended.  
 
Greater Manchester Ecological Unit (GMEU) – No objections. It is noted that the site supports 
habitats within the site that are of local and, in part, limited value to biodiversity and that several trees 
are to be removed as part of the proposal. The following conditions have therefore been recommended: 

 Implementation of a biodiversity enhancement scheme, to include bat / bird boxes and hedgehog / 
bug houses; 

 Submission of a statement for the control and eradication of Japanese knotweed; 

 Lighting to be designed as set out within the submitted Bat Report. 

 Tree felling, scrub and undergrowth removal to occur outside of bird nesting season (March – 
August inclusive); and 

 Boundary fences to be specified with a mammal gap to allow ecological permeability.  
 
Highways England – No objections. Access to the retaining wall of the M602 motorway will be required 
for inspection and maintenance. A condition has been recommended to achieve this.  
 
SCC Environmental Officer 
Air Quality – No objections. Conditions relating to construction management and the provision of electric 
vehicle charging infrastructure have been recommended.  
Noise – No objections – Conditions requiring compliance with the submitted Noise Report and the 
submission of a Site Completion Report have been recommended.  
Contaminated Land – No objections. No further conditions are required, as condition 20 of Outline 
permission 16/68008/HYBEIA is considered to be sufficient.  
 
SCC Flood Risk and Drainage – No objections.  
 
SCC Highways (including comments from TfGM) – No objections.  
 
United Utilities – No objections. Standard advice issued. 
 
NEIGHBOUR REPRESENTATIONS 
 
One letter of objection has been received from the owner of a property on Bradden Close, which raises 
the following concerns with the proposed development: 

 Plot 42 is too close to their boundary and will obscure about a third of their garden, blocking out the 
sunlight and overlooking their space.  

 In total there will be three houses next to their property. Could this be reduced to two, to give people 
a bit of space? 

 A communal bin route should not be sited next to their property either. Can the plans be adjusted 
to remove this?  

 Construction work will have noise, disruption and inconvenience impacts for two to three years. 
There will be no peace.   

 The developers should build a seven-foot wall between their property and the new builds to prevent 
a possible injustice and give some extra privacy between the properties.  

 
PLANNING POLICY 
 
Development Plan Policy 
 
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 



$fprfalxr.docx  

 
Unitary Development Plan A8  -  Impact of Development on Highway Network 
This policy states that development will not be permitted where it would i) have an unacceptable impact 
upon highway safety ii) cause an unacceptable restriction to the movement of heavy goods vehicles 
along Abnormal Load Routes. 
 
Unitary Development Plan A10  -  Provision of Car, Cycle, Motorcycle Parking in New Development 
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 CH5  -  Archaeology and Ancient Monuments 
This policy states that planning permission will not be granted for development that would have an 
unacceptable impact on an ancient monument, site or feature of archaeological importance, or its 
setting. Planning conditions will be imposed to record and evaluate, excavate and preserve remains of 
local archaeological value, prior to the commencement of the development. 
 
Unitary Development Plan DES1  -  Respecting Context 
This policy states that development will be required to respond to its physical context and respect the 
positive character of the local area in which it is situated and contribute towards a local identity and 
distinctiveness. 
 
Unitary Development Plan DES2  -  Circulation and Movement 
This policy states that the design and layout of new development will be required to be fully accessible 
to all people, maximise the movement of pedestrians and cyclists through and around the site safely, 
be well related to public transport and local amenities and minimise potential conflicts between 
pedestrians, cyclists and other road users. 
 
Unitary Development Plan DES4  -  Relationship of Development to Public Space 
This policy states that developments that adjoin a public space shall be designed to have a strong and 
positive relationship with that space by creating clearly defining public and private spaces, promoting 
natural surveillance and reduce the visual impact of car parking. 
 
Unitary Development Plan DES7  -  Amenity of Users and Neighbours 
This policy states that all new development, alterations and extensions to existing buildings will be 
required to provide potential users with a satisfactory level of amenity in terms of space, sunlight, 
daylight, privacy, aspect and layout.  Development will not be permitted where it would have an 
unacceptable impact on the amenity of occupiers or users of other development. 
 
Unitary Development Plan DES9  -  Landscaping 
This policy states that hard and soft landscaping should be provided where appropriate that is of a high 
quality and would enhance the design of the development, not detract from the safety and security of 
the area and would enhance the attractiveness and character of the built environment. 
 
Unitary Development Plan DES10  -  Design and Crime 
This policy states that developments must be designed to discourage crime, antisocial behaviour, and 
the fear of crime. Development should i) be clearly delineated ii) allow natural surveillance iii) avoid 
places of concealment iv) encourage activity within public areas. 
 
Unitary Development Plan DEV5  -  Planning Conditions and Obligations 
This policy states that development that would have an adverse impact on any interests of 
acknowledged importance, or would result in a material increase in the need or demand for 
infrastructure, services, facilities and/or maintenance, will only be granted planning permission subject 
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to planning conditions or planning obligations that would ensure adequate mitigation measures are put 
in place. 
 
Unitary Development Plan EN17  -  Pollution Control 
This policy states that in areas where existing levels of pollution exceed local or national standards, 
planning permission will only be granted where the development incorporates adequate measures to 
ensure that there is no unacceptable risk or nuisance to occupiers, and that they are provided with an 
appropriate and satisfactory level of amenity. 
 
Unitary Development Plan EN19  -  Flood Risk and Surface Water 
This policy states that any application for development that it is considered likely to be at risk of flooding 
or increase the risk of flooding elsewhere will need to be accompanied by a formal flood risk 
assessment. It should identify mitigation or other measures to be incorporated into the development or 
undertaking on other land, which are designed to reduce that risk of flooding to an acceptable level. 
 
Unitary Development Plan 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 H4  -  Affordable Housing 
This policy states that in areas that there is a demonstrable lack of affordable to meet local needs 
developers will be required by negotiation with the city council to provide an element of affordable 
housing of appropriate types. 
 
Unitary Development Plan ST1  -  Sustainable Urban Neighbourhoods 
This policy states that development will be required to contribute towards the creation and maintenance 
of sustainable urban neighbourhoods. 
 
Other Material Planning Considerations 
 
National Planning Policy 
 

 National Planning Policy Framework (NPPF) 
 
Local Planning Policy 
 
Planning Guidance – Pendleton 
This document seeks to provide a framework for the development and regeneration of the Pendleton 
and Langworthy areas up to 2025. The document sets out the following Strategic Objectives for the 
area’s regeneration:  
i. To retain the existing community and attract a significant number of new residents to Pendleton;  
ii. To improve the choice, variety and quality of homes in Pendleton so that everyone is able to meet 

their housing needs within the area;  
iii. To improve access to employment opportunities for the residents of Pendleton;  
iv. To improve the range and quality of shops and other services within Pendleton, including 

recreational and community facilities;  
v. To improve connections within Pendleton, and to surrounding areas, particularly for pedestrians and 

cyclists, and those travelling by public transport;  
vi. To improve environmental and design quality;  
vii. To minimise the energy demands of the area through the use of low carbon and renewable 

technologies;  
viii. To improve the health of Pendleton residents;  



$fprfalxr.docx  

ix. To improve community safety and reduce the fear of crime;  
x. To improve education and other opportunities for young people within Pendleton; and  
xi. To support the regeneration and future success of the wider Central Salford area, the city, and the 

Manchester City Region. 
 
Supplementary Planning Document  -  Sustainable Design and Construction 
This policy document expands on policies in Salford’s Unitary Development Plan to provide additional 
guidance for planners and developers on the integration of sustainable design and construction 
measures in new and existing developments. 
 
Supplementary Planning Document  -  Design 
This document  reflects the need to design in a way that allows the city to support its population socially 
and economically, working with and inviting those affected into an inclusive decision making process. 
Equally, development must contribute to the creation of an environmentally sustainable city supporting 
the natural environment minimising the effects of, and being more adaptable to, the potential impact of 
climate change. 
 
Planning Guidance - Housing 
The purpose of the guidance is to ensure that the residential development coming forward in Salford 
contributes to establishing and maintaining sustainable communities, tackles the specific housing and 
related issues that face Salford, and helps to deliver the vision and strategy of the UDP, the Housing 
Strategy and the Community Plan. 
 
Planning Guidance - Flood Risk and Development 
The overarching aim of the planning guidance is to ensure that new development in areas at risk of 
flooding in the city, is adequately protected from flooding and that the risks of flooding are not increased 
elsewhere as a result of new development. 
 
Supplementary Planning Document  -  Design and Crime 
This policy document contains a number policies used to assess and determine planning applications 
and is intended as a guide in designing out crime. 
 
Supplementary Planning Document  -  Planning Obligations 
This policy document expands on the policies in Salford’s Unitary Development Plan to provide 
additional guidance on the use of planning obligations within the city. It explains the city council’s overall 
approach to the use of planning obligations, and sets out detailed advice on the use of obligations in 
ensuring that developments make an appropriate contribution to: the provision of open space; 
improvements to the city’s public realm, heritage and infrastructure; the training of local residents in 
construction skills; and the offsetting of greenhouse gas emissions. 
 
It is not considered that there are any local finance considerations that are material to the application 
 
The 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 
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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. 
 
 
ASSESSMENT 
 
Principle of Development and Compliance with Outline Permission 
 
The principle of developing the Phase 3 site for housing was clearly established as part of the Hybrid 
Masterplan permission.  
 
Condition 6 requires Reserved Matters applications to be in accordance with the parameters set out 
within the approved, amended parameters plan. Table 1 below compares the proposals as set out within 
this Reserved Matters application with the parameters consented by the Masterplan permission for the 
Amersham character area: 
 
Table 1: Compliance with Outline Parameters 

Parameters Permitted by Masterplan 
application 16/68008/HYBRID 
 

Proposed for Phase 3 
Development 

Use Classes 
 

A1, A2, A3, A4, A5, C3 C3 

Maximum number of 
houses 
 

230 127 within the current proposals 
+ 42 affordable units already 
delivered within this area = 169 
 

Density 
 

56 dwellings per hectare 44.2 dwellings per hectare 
based on red-line boundary for 
main site, 48.6 dwellings per 
hectare when combined with 42 
affordable units already 
delivered in this sub-area. 
 

Maximum height 
 

Three storeys Three storeys 

Minimum height 
 

Two storeys Two storeys 

Primary Route 
 

Connecting Liverpool Street with 
Amersham Park Road 
 

Connecting Liverpool Street with 
Amersham Park Road  

 
Table 1 above demonstrates that the Reserved Matters proposals comply with the parameters set by 
Condition 6 of the Masterplan permission. 
 
Condition 5 of that same consent requires the parameters of the development to be carried forward in 
accordance with the ‘design philosophy’ set out on some of the key plans submitted with the Masterplan.  
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The proposed development is considered to be in accordance with the ‘design philosophy’ established 
within the overarching Outline permission for the Amersham area. As with the illustrative Masterplan, 
the current layout includes a central, tree-lined spine road connecting Liverpool Street with Amersham 
Park Road. A series of secondary streets running east-west link the scheme with adjoining estates. The 
indicative Outline plans showed that the vast majority of the living accommodation would be made up 
of houses, rather than apartments. This aspect has been adequately complied with in so far as all of 
the dwellings in this application will be houses. A mixture of on-street and within-plot parking is 
proposed, which again aligns with what was envisaged at Outline stage. Finally, allotments are being 
provided south of Aylesbury Close, in accordance with the plans submitted for the Masterplan, which 
identified this area as ‘public amenity’ space and showed a series of allotment plots served by a 
vehicular access track.    
 
Housing Mix 
 
Policy HOU2 of the City Council’s Housing Planning Guidance states that the majority of new houses 
should have at least three bedrooms. Table 2, below, demonstrates that the proposals would 
comfortably comply with this policy.   
 
Table 2: Proposed Housing Mix 

Number of 
bedrooms 

No. of units Percentage of 
mix (%) 

Minimum size 
(sqm) 

Maximum size (sqm) 

Two 27 21.3 70 70 

Three 80 63.0 80 90 
128 for wheelchair units 

Four 20 15.7 113 116 

 
Table 2 also indicates that the dwellinghouses are of a reasonable size, having regard to the number 
bedrooms accommodated within.  
 
Four dwellings within the estate have been specifically designed to be wheelchair accessible, meaning 
that (amongst other facilities) they provide level access and include and a bedroom and bathroom on 
the ground-floor.  
 
The Outline permission indicates that affordable housing should make up at least 30.4% of the new-
build homes delivered within Phase 3 of the Masterplan. This development would create 17 affordable 
homes, which equates to 13.6% of the 127 proposed within the application. However, this figure rises 
to 34.9% when combined with the 42 affordable units that have already been built within the Phase 3 
boundary to the east.  
 
Overall, it is considered that a broad mix of housing would be available as part of the proposed 
development, which complies with both the requirements of the Council’s Housing Planning Guidance 
and also the parameters provided by the Hybrid planning permission for Pendleton. 
 
Layout 
 
Policy 1 of the Pendleton Planning Guidance states that new residential development should 
reintroduce a strong pattern of inter-connecting streets, providing direct through-routes for pedestrians 
and cyclists to key destinations. Such routes should be overlooked by housing or other appropriate 
uses and lined with trees and useable open space. New development should follow this new street 
pattern to create perimeter blocks creating a strong edge to public spaces and providing overlooking of 
those spaces. 
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The proposed housing estate has been arranged around a central spine road that links Liverpool Street 
to the north, with Amersham Park Road to the south-west. This approach is consistent with the vision 
set out for Phase 3 within the Masterplan. Whilst the introduction of a modal filter by Amersham Park 
deliberately prevents this being a vehicular through-route, its status as the principal pedestrian / cycle 
street is reinforced by the generous width retained between buildings; the use of 2.5 – 3 storey houses; 
concentration of tree planting; and proposed use of enhanced materials on the footway.    
 
Four secondary streets lead off the central spine road to connect the Phase 3 estate with Phase 1 to 
the west and the refurbished / affordable housing to the east. It is considered that the applicant’s road 
layout, coupled with the use of modal filters, will serve to establish legible east-west routes across the 
southern half of the Masterplan, without encouraging rat-running. The siting and design of the modal 
filters is considered further in later sections of this report. 
 
Typically the houses have been laid out to address streets, including along the new spine road and the 
northern frontage onto Liverpool Street. There are instances where plots are bound by highways on 
two sides, in particular No’s 1, 21, 43 and 59 which are positioned along the eastern side of Scanlon 
Lane. Where this occurs at prominent junctions, the houses have been designed with dual frontages 
and are set back an appropriate distance from the highway. Elsewhere, including for those units that 
‘side-on’ to Scanlon Lane, secondary windows and textured brickwork provide a reasonable degree of   
visual interest and passive surveillance along the street.  
 
Where houses have gable-ends that ‘side-on’ to the street, they are set in from the back of the public 
footway by 1m, behind low railings, to provide future occupants with an appropriate degree of defensible 
space.  
 
The individual housing plots are clearly and neatly defined. It is considered that the applicant’s proposed 
use of boundary treatments and landscape materials will enable residents and visitors to clearly 
distinguish between public and private spaces. 
 
On-street car parking has been proposed along the central spine road, arranged perpendicular to the 
alignment of the carriageway. This continues the approach that has been adopted for elements of the 
Phase 1 estate. It also serves to increase the feeling of space along this principal route within Phase 3. 
 
Future occupants of all dwellings would be able to store their refuse bins within rear garden areas. Bins 
would be transported a short distance from gardens to the public footway for collection via 1.2m wide 
alleyways. Collection areas have been provided at intervals along the main spine road. 
 
An existing sub-station and grassed area adjoins the eastern edge of the application site. The boundary 
treatments proposed for the houses that will adjoin this land comprise of high brick walls and hedging, 
which is appropriate given their prominence and also the need to maintain security.  
 
Overall it is considered that the layout of the proposals creates a hierarchy of streets that will establish 
important connections with existing housing to the east and west. The housing plots have been 
efficiently laid out in a manner that addresses the surrounding streets and creates clearly defined public 
and private spaces. As such this aspect of the development accords with Policies DES1 and DES 2 of 
the City of Salford UDP and also Policy 1 of the Pendleton SPG. 
 
Scale, Massing and Design 
 
In accordance with the parameters set by the Outline permission, building heights range from 2-storeys 
to 2.5 / 3 storeys. The vast majority of the units proposed along the secondary streets are two-storeys, 
which is also the predominant scale of existing housing within neighbouring residential areas. The taller 
units are focused along the central spine road, to hold key views and reinforce legibility / the street 
hierarchy across Phase 3 and indeed within the wider Amersham character area. However, the route 
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is still interspersed with some two-storey housing to vary the scale and create a more interesting 
streetscene. A run of 2.5-storey dwellings front onto Amersham Park, in recognition that this is an 
important piece of public open space. 
 
Most of the proposed houses sit within a terrace of other units. To maintain interest within the 
streetscene, the applicant has limited terraces to a maximum of five units. They have also staggered 
the position of certain houses (see along Liverpool Street and Buckingham Street) and avoided using 
long runs of the same house type.   
 
Eight different house types have been proposed across the development. The applicant’s Design and 
Access Statement explains that a modern, clean architectural style has been developed for the houses. 
It goes on to state that the elevations include well-proportioned, recessed windows combined with a 
simple palette of materials.  
 
The applicant has chosen not to closely replicate the style and design of the existing housing to the 
east and west, which typically include aluminium window surrounds and coloured feature panels. 
However, the proposals have carried through a number of important features that are characteristic of 
the surrounding housing and will allow the different phases to sit comfortably with each other; these 
include:   

 Contemporary style of architecture; 

 Use of red brick and pitched grey roofs; 

 Use of textured brick panels to provide additional visual interest, particularly on street-facing 
gable-ends; and 

 Canopies above wood-effect front doors 
 
Condition 30 of the Outline permission requires the submission of material samples prior to the 
commencement of each phase. Officers consider the choice of materials will play a vital role in helping 
stitch the different phases of development together to create a coherent ‘Amersham’ character area. 
The choice of boundary treatments and approach to hard and soft landscaping will also make a 
significant contribution to the emerging character of the area. This matter is considered in more detail 
in the ‘Trees, Public Realm and Landscaping’ section of this report.  
 
Overall it is considered that the scale, massing and design of the proposed dwellings will contribute to 
the creation of a varied but legible streetscape and a housing estate that will sit comfortably in its 
context, providing it is constructed in the appropriate materials. As such Phase 3 is considered to accord 
with the aspirations set out within the Pendleton Masterplan and comply with Policy DES1 of the City 
of Salford UDP and the Council’s Pendleton Planning Guidance. 
 
Trees, Public Realm and Landscaping 
 
Housing Estate 
The Arboricultural Report that has been submitted in support of this application has surveyed 61 
individual trees and two groups on the main part of the site. Of these, 58 individual trees and one group 
would be removed to facilitate the proposed development, covering a mix of Category ‘A’, ‘B’ and ‘C’ 
specimens. Importantly, the three most prominent trees along the site’s Liverpool Street frontage, which 
have been classed as Category B, are to be retained.   
 
The applicant has supplied details regarding the protection measures that will be installed for those 
trees set to be retained as part of the development. The implementation of these measures will be 
secured by a planning condition.  
 
Whilst all of the Category A and B trees within the site would ideally have been retained, the Council’s 
Arborist recognises that this is not practical or proportionate given the extent of earthworks proposed; 
the density and layout of the development; and the contribution that the trees make to the overall 
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amenity of the area. The loss of trees should, however, be adequately mitigated against through the 
provision of replacement planting. The proposed landscape plans indicate that 55 new trees would be 
planted in and around the Phase 3 housing estate, including several within rain gardens along the new 
spine road. The introduction of SuDS in the form of rain gardens is considered to be a hugely positive 
feature of the landscape proposals and indeed the overall development. Following amendments to the 
amount of tree planting proposed, it is considered that the development will sufficiently mitigate for the 
loss of existing trees.  
 
The public realm and soft landscaping proposed for Phase 3 has been designed to dovetail with the 
style and material palette used for the previous phases to the east and west, whilst also highlighting 
that the new spine road represents a principal (walking and cycling) route through the area. The 
introduction of enhanced materials and street trees within the adopted footway will require the applicant 
to pay a commuted sum for their ongoing maintenance.  
 
Two modal filters have been strategically incorporated into the new street layout to prevent vehicles rat 
running through the estate. These areas are set to be finished in a mixture of shrubs and planting set 
within a herringbone pattern.  
 
Boundary treatments around the housing plots include low railings to front gardens and timber fencing 
around private rear gardens, unless they have a street frontage whereby brick walls are used instead. 
These treatments match those used for the new and refurbished housing to the east and west of the 
site. Front garden boundaries along the spine road would be defined by low ornamental hedges; this 
will further green-up the streetscene and reinforce the street hierarchy that the applicant is developing 
through this part of the Amersham character area.    
 
Allotments 
The applicant had initially proposed to remove all of the trees covering land to the rear of Aylesbury 
Close (comprising of six groups and one individual tree), to facilitate its development for new allotments. 
However, following discussions with the Council, a revised layout has been presented that retains a 
buffer of existing trees and vegetation along the northern edge of this land, adjacent to the rear 
boundaries of the Aylesbury Close houses. When supplemented with new (tree) planting, this 
vegetation will mean that a reasonable buffer to the M602 motorway is retained. The allotment area is 
set to be secured by new 2.4m high fencing.    
 
Subject to some further refinements and the submission of detailed planting plans, it is considered that 
the proposed landscape and public realm scheme will suitably align with the aspirations of the 
Pendleton Masterplan and will make a positive contribution to the look, feel and sense of place within 
the Phase 3 estate, in accordance with UDP Policy DES 9 and the Council’s Pendleton Planning 
Guidance. The further landscape refinements can be secured using the existing landscaping condition 
(No.27) that was attached to the Outline permission. 
 
Access, Highways and Parking 
 
The number of vehicle movements that the development is likely to generate was forecasted at Outline 
stage and accepted by the Local Highway Authority (LHA).  
 
Access 
Vehicular access into the Phase 3 estate would be achieved via the existing access point off Liverpool 
Street. New secondary side streets would connect into Scanlon Street and Amersham Park Road to 
the west, and Buckingham Street to the east. However, two modal filters have been strategically 
positioned within the development to prevent rat running through the new estate via the central spine 
road, or east-west via Graythorpe Walk / Amersham Park Road. Officers within the LHA and the 
Council’s Infrastructure and Landscape Teams fully support modal filters being incorporated into the 
street layout as they help to create a safe and attractive environment for cyclists (in-line with the 
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aspirations of the Pendleton Masterplan), whilst still allowing residents of the estate to reach their front 
doors by car.  
 
It should be noted that three, rather than two, modal filters would be required to block all vehicular 
routes through the site between Liverpool Street and Langworthy Road. The LHA are however satisfied 
that the installation of a third modal filter will not be necessary, for the following reasons:  
i) With the other modal filters in place, the last remaining link through the site between Liverpool 

Street and Langworthy Road is highly convoluted and unlikely to attract rat-running; 
ii) Keeping this last route open enhances accessibility for the emergency services; 
iii) The private rear gardens to Plots 49 and 50 would need to be noticeably reduced in size to 

accommodate a third modal filter and its necessary turning head (next to Plot 47). 
 
Site Layout 
Extensive discussions have taken place between the applicant and the LHA (prior to the application 
being submitted and during its assessment) regarding swept paths, road widths, traffic calming and the 
location of parking bays. As a consequence, the LHA are satisfied with the overall development layout 
and its relationship with the surrounding road network and residential estates. The following specific 
points are however worth noting as part of the assessment of the site’s layout.  

 The central spine road has been designed to create an attractive and safe environment for cyclists; 
this has been achieved through the use of road markings and traffic calming features, and also with 
the support of the modal filters.  

 The LHA are satisfied that refuse and emergency vehicles will be able to adequately manouvre 
around the site. 

 The existing bus-stop on Liverpool Street would be retained in its current position.  

 Further detail is required regarding the vehicular access track to be provided into the allotment car 
park, although the LHA are satisfied that this approach can work in principle. This further detail 
should be requested as part of a wider allotment layout and facilities condition.  

 It is expected that dropped kerbs and tactile paving to meet SCC standards will be provided at 
appropriate crossing points.  
 

 
A condition requiring the provision of a scheme of on-site and off-site highways works shall be attached 
to any Reserved Matters permission. This is designed to ensure that the suite of highways works to be 
undertaken as part of the s.38 / s.278 process are carried out in a timely manner.  
 
Car Parking 
The 127 houses proposed under this application would be supported by a total of 178 car parking 
spaces. This equates to an average provision of 1.40 spaces per dwelling. UDP Policy A10 states that 
car parking provision in residential developments will be assessed on a case by case basis, having 
regard to the type and accommodation of the properties, their location, the availability of and proximity 
to public transport, the availability of shared parking facilities, and the existing level of on-street parking. 
Development with more than 1.5 off-street parking spaces per dwelling or unit of accommodation… is 
unlikely to be regarded as sustainable.  
 
The application site is in a sustainable location, with good access to bus services that travel along 
Liverpool Street and into the city centre. The applicant has, however, reported that comments received 
from the local community as part of their pre-app consultation highlighted that parking levels within the 
area are high and that the delivery of parking levels lower than proposed would not be considered 
acceptable. As a result of discussions with Council officers, the applicant has reduced parking levels 
from 1.58 to 1.40 spaces per dwelling to reduce potential over-reliance on travel by private car and to 
further green-up the streetscene and prevent it from being unduly dominated by car parking. Following 
this reduction, the LHA have raised no objections to the amount of car parking proposed within the 
development.  
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A number of different parking arrangements have been proposed within the development, including on-
plot driveways; parallel off-plot bays along secondary streets; and herringbone and perpendicular off-
plot spaces along the spine road (as seen in Phase 1), broken up by trees / areas of soft landscaping. 
Phase 1 adopted a method of designating on-street parking bays to particular houses and it is 
recommended that a condition be attached to any Reserved Matters permission that requires the 
applicant to adopt something similar for this estate.     
 
Travel Plan 
Condition 37 of the Outline permission requires the submission of a Residential Travel Plan Framework 
whilst Condition 38 states that a Full Residential Travel Plan needs to be produced and implemented. 
These conditions remain relevant to this phase of the development and therefore there is no need to 
duplicate them as part of any Reserved Matters permission that might be granted. 
 
Overall the LHA has raised no objections to the development on highways grounds and this aspect of 
the application is considered to be in accordance with Policies A2, A8 and A10 of the City of Salford 
UDP and the relevant paragraphs within the NPPF.  
 
Flood Risk and Drainage 
 
The matters of ‘flood risk’ and ‘drainage’ were considered at Outline stage, which resulted in a number 
of conditions being added to the permission, including the following: 
22. Submission of a surface water drainage scheme for the site; 
23. Submission of a scheme for the improvement and / or extension of the existing sewage system; 
24. Floor levels to be a minimum of 300mm above adjacent roads; and 
25. Submission of a drainage design including the use of SUDs. 
 
The City Council’s Drainage officer has welcomed the multiple SuDS features (rain gardens) that have 
been proposed within the highway and considers the layout submitted to be broadly acceptable. Further 
discussions regarding the detailed construction of these features is required, which can be undertaken 
as part of the applicant’s submission to discharge conditions 22 and 25 above.   
 
Subject to compliance with the Outline conditions, this aspect of the development is considered to be 
in accordance with Policy EN19 of the City Council’s UDP and National Planning Policy Guidance 
(NPPG).  
 
Residential Amenity 
 
It is relevant to consider the level of amenity that will be afforded to residents of the Phase 3 estate, in 
addition to assessing the potential impacts that the scheme would have on the amenity currently 
enjoyed by occupants within the existing dwellings that neighbour the site to the east and west.  
 
Impact on existing residents 
Officers consider that the development has been laid out so as to avoid unacceptably harming the 
amenity of existing residents to the east, along Buckingham Street and Bradden Close. Here, widow-
to-window distances would be generous, with all separations exceeding 24m.  
 
The owner of 10 Bradden Close has raised concerns with the number of new dwellings in close 
proximity to their house/garden which, they consider, will block out sunlight to about a third of their 
garden.  Proposed Plot 42 is positioned to the south of No. 10 and does project past its rear windows. 
However, this relationship is considered to be acceptable as the projection is limited to 2.23m and the 
houses would be positioned 3.7m apart, meaning that Plot 42 will not overshadow No.10’s garden 
significantly more than the amount that No.10 currently overshadows its own neighbour to the north – 
8 Bradden Close.  
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The owner of 10 Bradden Close has also objected to a communal bin route being positioned adjacent 
to their property. This is considered to be a common feature / relationship within residential estates that 
include terraced housing – including Phase 1 to the west. No.10 already benefits from a high boundary 
fence around their rear garden area and therefore there are no concerns with the alignment of the 
proposed bin route from a security or privacy perspective.   
 
Plots 25 and 26 have been appropriately sited, so as to prevent the house and garden to neighbouring 
283 Liverpool Street from being unduly overshadowed or overlooked.   
 
On the western side of the site, the new dwellings will typically present gable-ends onto Scanlon Lane 
and the existing Phase 1 houses on the opposite side of the street. A small number of secondary 
windows have been incorporated into the gables, with a minimum distance of 17.5m retained between 
Plot 43 and 19-21 Scanlon Lane, which represents the closest separation. This relationship is 
considered to be acceptable given the distance involved and the modest size of the proposed windows.   
 
A separation of 18.9m would exist between Plot 60 and the facing properties of 13-15 Scanlon Lane, 
which marginally exceeds the window-to-window distances created elsewhere on this street as part of 
the Phase 1 scheme.  
 
Overall, the layout of the Phase 3 development will have an acceptable impact on the amenity of 
existing, surrounding residents.  
 
Level of amenity afforded to future residents 
Within the development itself, the houses have been positioned to maintain a minimum separation of 
17m between facing windows, which is in-line with the privacy distances achieved as part of Phase 1. 
Generally though, dwellings have been positioned further apart than this, with a generous 24.5m 
retained across the main spine road.    
 
There are instances within the proposed estate where a principal ground-floor window to a property is 
set to face the gable-end of a neighbouring house. For each occurrence, a minimum separation of 9.5m 
has been retained, which is consistent with the approach adopted within the Phase 1 scheme to the 
west.  
 
All habitable rooms within the proposed dwellings benefit from windows that provide a reasonable 
outlook and access to daylight.  Furthermore, each plot will benefit from their own private rear garden 
area, measuring between 35sqm – 218sqm in size. In general the size of the gardens are proportionate 
to the number of bedrooms within the associated house. Furthermore, these amenity areas are 
commensurate with what has been successfully delivered as part of Phase 1.  
 
Overall, it is considered that future residents of the proposed development would be afforded an 
acceptable standard of amenity, that accords with UDP Policy DES7.  
 
Crime Prevention 
 
Historically, crime levels in Pendleton have been significantly higher than the national average. The 
Pendleton Planning Guidance seeks to improve community safety and reduce the fear of crime, 
achieved in part through the design / layout of new development. Policy 1 of the Pendleton Planning 
Guidance states that all new development should be designed to discourage crime, anti-social behavior 
and the fear of crime. It goes on to explain that residential development should reintroduce a strong 
pattern of inter-connecting streets, providing direct through-routes for pedestrians and cyclists to key 
destinations. New development should follow this new street pattern to create perimeter blocks creating 
a strong edge to public spaces and providing overlooking of those spaces.  
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A Crime Impact Study (CIS) has been submitted with the application, which considers that the following 
features of the development will make a positive contribution towards the prevention of crime and fear 
of crime.  

 The proposed houses will front onto the surrounding streets/proposed access roads, resulting in 
good levels of surveillance to and from dwellings and parked vehicles. 

 The dwellings will form perimeter blocks, with dwellings fronting onto access routes and private 
gardens backing onto each other - leaving many rear boundaries publicly inaccessible. 

 Many of the proposed houses will be served by in-curtilage off-road parking spaces (or on-street 
spaces directly in front of them), allowing residents to secure/overlook their own vehicles and limiting 
opportunities to criminals. 

Design for Security (Greater Manchester Police) have raised no objections to the proposed 
development on the grounds of crime prevention. This aspect of it the development is considered to 
align with the objectives set out within the Pendleton Planning Guidance and be in compliance with 
Policy DES10 of the City of Salford UDP. 
 
Air Quality 
 
The southern portion of the application site lies within the Greater Manchester Air Quality Management 
Area (AQMA), as a result of road traffic emissions from the adjacent M602 motorway. Whilst the Outline 
application judged the Phase 3 site to be a suitable environment for new housing, an Air Quality 
Assessment has been submitted with this application as some of the proposed houses are situated 
closer to the M602 than modelled within the Masterplan. It should also be recognised that the boundary 
of the AQMA has been refined since 2016 and that updated monitoring and traffic data is available.  
 
Annual mean concentrations for Nitrogen Dioxide (NO2) and Particulate Matter (PM10 and PM2.5) 
have been modelled at ten sensitive receptor locations in and around the application site. The 
Assessment forecasts that NO2, PM10 and PM2.5 concentrations will remain below the air quality 
objectives for those locations where new housing is proposed. Similarly, vehicle trips generated by the 
development itself will not result in any new exposure above the UK limit values.  
 
Whilst accepting of the conclusions presented within the applicant’s AQA, the Council’s Environmental 
Officer notes that baseline mitigation measures are recommended for all new residential development 
within the IAQM and EPUK guidance. Consequently a scheme for the provision of electric vehicle 
charging infrastructure should be provided for those units that benefit from ‘within-plot’ car parking. It is 
envisaged that future residents with a driveway would simply need to install a blanking plate on the 
outside wall that connects up with the infrastructure provided, without a need to undertake earthworks 
or add-in new wiring.   
 
The AQA also considers the potential impacts that could arise from the construction phase of the 
development. Standard best practice measures are considered appropriate to mitigate any potential 
off-site impacts. The Council’s Environmental Officer has requested that Salford’s standard 
Construction Environment Management Plan condition be attached to any grant of Reserved Matters, 
however it is noted that the following requirements have already been secured as part of the Outline 
permission: 

 Submission of an Environmental Management Plan (Condition 8); 

 Adherence to set construction hours (Condition 11); 

 Dust Management Plan (Condition 15); and 

 Details of the hoardings that will surround the construction site (Condition 42). 
On this basis it is not considered necessary to duplicate these requirements by adding further planning 
conditions.  
 
This aspect of the development is considered to be in compliance with Policy EN17 of the City of Salford 
UDP and the NPPF. 
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Noise 
 
The northern and southern edges of the Phase 3 site are subject to high levels of road traffic noise, due 
to their proximity to Liverpool Street and the M602 motorway respectively. The 2012 Outline application 
concluded that the Phase 3 site provided a suitable noise climate for new housing; however the 
applicant has submitted an Acoustic Assessment with this application in recognition that some of the 
proposed houses are situated closer to the M602 than modelled within the Masterplan. The Assessment 
includes a framework mitigation package, which includes features such as acoustically upgraded 
glazing and upgraded boundary treatments for garden areas. The specification of the glazing has been 
zoned, with regard had to the position of the property within the site and its relationship with identified 
noise sources.  
 
For the Phase 3 development, acoustic trickle vents are recommended, to provide ventilation to the 
houses whilst reducing the reliance on openable windows. Mechanical ventilation with a boost function 
has been identified for those properties closest to the M602. The plots closest to the motorway (No’s 
119-127) have been sited so that the houses themselves shelter the rear garden areas from road traffic 
noise.  
 
The Acoustic Assessment has been reviewed and accepted by the City Council’s Environmental Officer, 
who has recommended that the development be undertaken in compliance with the Noise mitigation 
measures specified within the document. A Site Completion Report should be submitted to the LPA 
once these measures have been installed and prior to the houses being occupied. These requirements 
will be secured by planning condition.  
 
Subject to compliance with the conditions referenced above, this aspect of the development is 
considered to be in accordance with Policy EN17 of the City of Salford UDP.  
 
Ecology 
 
Condition 26 of the Outline permission requires the submission of a bat survey for each phase of 
development, prior to work commencing. A Preliminary Ecological Appraisal; Bat Activity Report; and 
Bat Roost Assessment have been submitted with this application and subsequently reviewed by the 
Greater Manchester Ecology Unit (GMEU). 
 
GMEU concur that the site is of limited and local value to foraging and commuting bats and agree that 
the existing trees are of negligible value to roosting bats. On this basis, GMEU consider that no further 
survey work is required in relation to bats or trees.  
 
The Ecological Appraisal concludes that the habitats within the site are of only local, and in part limited, 
value to biodiversity. The applicant has submitted a Biodiversity Enhancement scheme with the 
application, which commits to installing bat or bird boxes to 30% of the proposed houses. Ecologically 
permeable boundary fencing would be provided and opportunities exist to include a variety of native 
species within the soft landscaping that will be beneficial to urban wildlife. GMEU recommend that these 
features be secured by condition, along with an external lighting scheme that accords with the 
recommendations within the Bat Report.  
 
The Ecological report notes that an invasive species in the form of Japanese knotweed is present within 
the Phase 3 site. Consequently, GMEU have requested a condition that secures its control and 
eradication. However as this requirement is already covered by condition 27 of the Outline permission, 
there is no need to duplicate this condition as part of any Reserved Matters approval.  
 
Subject to compliance with the conditions outlined above, this aspect of the development is considered 
to be in accordance with Policy DES9 of the City of Salford UDP and Paragraph 170 of the NPPF. 
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Energy and Sustainability 
 
A Sustainability Checklist and Code for Sustainable Homes Strategy were submitted with the 2012 
Masterplan application. The latter document committed to achieving Code Level 3 (equivalent to 
BREEAM ‘Very Good’) for all of the market dwellings proposed in ‘Full’ as part of that application. Code 
Level 4 was proposed for the affordable dwellings.  
 
This Reserved Matters application has been accompanied by Energy and Sustainability Statements.  
Condition 19 of the Outline permission requires all new dwellings to achieve the Code Levels described 
above. The statements submitted with this application demonstrate that for the Phase 3 dwellings this  
would be achieved by adopting the following: 

 A fabric first approach to the construction of the houses, so that they require less energy to heat; 

 An emphasis on ensuring that the regulated energy demands of the development are met as 
efficiently as possible. For example: 
o High-efficiency gas boilers would be installed; 
o All lighting would be 100% LED; 
o Smart meters would be provided to monitor electricity and heating use; heating within the houses 

would be programmable and zone controlled.  
o The affordable houses are set to benefit from Low Photovoltaic (PV) panels on their roofs, which 

will lower energy usage and in turn reduce energy bills.  
 
Within the wider development, the spine road is served by a number of rain gardens. These planted 
areas perform a sustainable drainage function, absorbing surface water run-off from the road which, in 
turn, feeds the plants within the rain gardens. 
 
The streets within the proposed estate are also designed to encourage cycling through the site, a form 
of sustainable travel. The spine road is intended to function as a ‘cycle street’ that connects designated 
cycle lanes on Liverpool Street with a shared pedestrian and cycle route running along Amersham park 
and crossing the M602. This approach accords with the aspirations of Policy 6 of the Pendleton SPG, 
which states that ‘new developments should incorporate pedestrian and cycle links through them’. The 
provision of two strategically positioned modal filters will prevent ‘rat running’ through the Phase estate, 
and create a safe environment for cyclists and pedestrians. 
 
More generally, it should be noted that the application site is at low risk of flooding and located in a 
highly sustainable area, with respect to access to public transport and every-day amenities. 
 
Overall, the proposed development is considered to accord with the Council’s sustainability aspirations 
and the requirements of its Sustainable Design and Construction SPD. 
 
Contaminated Land 

 
The application is supported by a Phase 2 Site Investigation and outline Remediation Strategy. The site 
investigation is based on the findings of a desk study submitted with a previous Outline application. 

Given the results contained within the Site Investigation, remediation is recommended in the form of 
hydrocarbon gas protection measures; an environmental cover system for soft landscaped areas; and 
clean piling techniques to minimise the risk of mobilising localised contaminants and impacting upon 
the underlying groundwater. 

The Council’s Environmental consultant is satisfied with the conclusions of the reports. A full 
remediation strategy is required before development can commence. Condition 20 of the Outline 
permission sufficiently covers this requirement as it secures details of remedial works prior to the 
commencement of development, along with a verification report that later validates that these works 
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have been undertaken on site. Subject to compliance with this condition, this aspect of the development 
is considered to be in accordance with Policy EN17 of the City of Salford UDP. 

Archaeology 
 
Condition 21 of the Outline permission requires development on this site to undertake a programme of 
archaeological works that have first been submitted to, and agreed by, the LPA.  
 
An Archaeological Desk Based Assessment and Written Scheme of Investigation (WSI) have been 
submitted with this application. The former concludes that there is the potential for below-ground 
archaeological remains relating to the 19th century Popular Drive Bleach and Dye Works; Nova Scotia 
Iron Foundry and workers’ terraced housing. Construction of the former apartments in the late 20th 
century will have compromised survival of archaeological remains in some areas, however test pit data 
and detailed historic map overlays demonstrate good potential for survival of some remains.   
 
The documents have been reviewed by the Greater Manchester Archaeological Advisory Service 
(GMAAS), who concur with the identified mitigation strategy, which includes trial trenching, followed by 
more detailed excavation of remains that would be destroyed by development ground works. The WSI 
has also been accepted by GMAAS and the methodology enclosed within this document will be used 
to inform the required programme of archaeological investigations, which will be secured using the 
existing condition 21 attached to the Outline permission.  
 
This aspect of the development is therefore considered to be in compliance with Policy CH5 of the City 
of Salford UDP. 
 
Developer Agreement 
 
As referenced at the start of this report, the Hybrid / Masterplan permission granted in 2012 (and 
amended in 2016) was accompanied by a ‘Developer Agreement’ (DA), rather than a s106 agreement, 
given that much of the Masterplan land falls under the Council’s ownership. The DA is designed to 
ensure that each development phase delivers the appropriate infrastructure and level of affordable 
housing, in accordance with the overall aspirations of the Masterplan.   
 
The Illustrative Masterplan submitted with the original Hybrid permission showed two sets of allotments 
on land that now features within the red-line boundary of this reserved matters application. The 
applicant is proposing to create one allotment site, comprising of 11 individual plots, on land to the rear 
of Aylesbury Close. In accordance with the requirements set out for new allotments sites in Policy GS11 
of the Council’s Greenspace Strategy SPD (2019), the facilities provided will include fencing, car 
parking, storage, shelter, a WC and a water supply.  Further details regarding these facilities, and the 
overall layout of the allotment site will be secured as part of the requirements of a planning condition.   
 
The Illustrative Masterplan showed the second set of allotments on land to the north of Hodge Lane. 
The applicant, with the Council’s in-principle support, has elected to introduce additional housing on 
this land (Plots 119 – 126) to maintain scheme viability and, importantly, because it is considered more 
appropriate for allotment provision to be positioned closer to the ‘heart’ of the Masterplan area, as part 
of a future development phase. The applicant is in the process of undertaking a detailed review of green 
space provision across the wider Masterplan area, and a strategy is being developed for Phases 2 and 
4. This is being developed in conjunction with the Council’s Housing and Green Space teams to ensure 
that future phases provide an appropriate quantum and type of green-space, which includes allotments.  
 
The ‘Housing Mix’ section of this report confirms that a satisfactory level of affordable housing has 
been incorporated into these Reserved Matters proposals.  
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CONCLUSION 
 
Overall, the proposals are considered to be in compliance with the parameters set by the Outline 
permission. Officers are satisfied that they will make a positive contribution towards the ongoing 
regeneration of the Pendleton Masterplan area, in accordance with the Pendleton SPG and relevant 
policies within the City Council’s UDP and the National Planning Policy Framework. 
 
RECOMMENDATION 
 
That planning permission be granted subject to the following planning conditions: 
 
1. The development hereby permitted shall be carried out in accordance the following approved plans: 
 

Site Layout – 02 Rev: S 
897 AS Plans – A-P11-001 
897 AS Elevations – A-P13-001 Rev: B 
912 AS Plans – A-P11-002 
912 AS Elevations – A-P13-002 Rev: A 
969 AS Plans – A-P11-003 
969 AS Elevations – A-P13-003 Rev: A 
1213 AS Plans – A-P11-004 
1213 AS Elevations – A-P13-004 Rev: B 
1248 AS Plans – A-P11-005 
1248 AS Elevations – A-P13-005 Rev: A 
Daley AS Plans – A-P11-006 
Daley AS Elevations – A-P13-006 
Pendleton AS Plans – A-P11-007 
Pendleton AS Elevations – A-P13-007 Rev: C 
Singleton AS Plans – A-P11-008 
Singleton AS Elevations – A-P13-008 Rev: A 
Wheelchair Opposite Plans - A-P11-009 Rev: A 
Wheelchair Opposite Elevations – A-P13-009 Rev: C 
General Arrangement Plans Sheet 1 of 3 – 02 Rev: D 
General Arrangement Plans Sheet 1 of 3 – 01-1 Rev: L 
General Arrangement Plans Sheet 2 of 3 – 01-2 Rev: L 
General Arrangement Plans Sheet 3 of 3 – 01-3 Rev: L 
Site Sections – A-P12-001 Rev: A 
Allotment Plan Indicative Layout – 03 Rev: E 
Hodge Lane Traffic Calming Arrangement - 3104-F03 Rev: A 
 
Reason: For the avoidance of doubt and in the interest of proper planning. 

 
2. Prior to the first occupation of the development hereby approved, a scheme for the provision of 

onsite and off-site highway works together with any traffic management measures shall be 
submitted to and approved in writing by the Local Planning Authority. The approved scheme shall 
be implemented in full in accordance with a timetable that has first been agreed in writing by the 
Local Planning Authority. 
 
Reason: In the interests of the safe and efficient operation of the highway network and to minimise 
potential conflicts between pedestrians, cyclists and other road users in accordance with policies 
DES2, A2 and A8 of the City of Salford Unitary Development Plan and the National Planning Policy 
Framework 
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3. Notwithstanding the details submitted to date, the residential units hereby approved shall not be 
brought into first occupation until full details of the allotment area to be provided have been 
submitted to, and approved in writing by, the Local Planning Authority. The submitted details shall 
include, but not be limited to: 

 Details of any remediation works required to reasonably address land contamination;  

 Layout and design of vehicular access track into the allotments; 

 Layout and design of boundary treatments and access gates to be erected; 

 Plot layout and size, and arrangement of internal paths; 

 Trees and vegetation to be removed and to be planted; 

 Facilities to be provided to support the allotments, including a water supply; toilet, car parking  
and storage; and 

 Appropriate ongoing management and maintenance arrangements. 
 

The approved allotment scheme shall be implemented in full prior to the first occupation of the 
residential units hereby approved and retained thereafter. 
 
Reason:  having regard to Policy R2 of the City of Salford Unitary Development Plan, the National 
Planning Policy Framework and Policy GS11 of Salford’s Greenspace Strategy SPD (2019). 

 
4. Prior to the first occupation of the residential units hereby approved, a scheme for the provision of 

electric vehicle charging infrastructure for those units set to benefit from within plot car parking shall 
be submitted to, and agreed in writing by, the Local Planning Authority. The infrastructure shall as 
a minimum include provision for "fast" charging (7kv) of electric vehicles. 

 
Reason: To encourage the uptake of ultra-low emission vehicles and ensure the development is 
sustainable. To safeguard residential amenity, public health and quality of life in accordance with 
Policy EN17 of the City of Salford Unitary Development Plan and paragraphs 105, 110, 170 and 
181 of the National Planning Policy Framework. 

 
5. Prior to the first occupation of the residential units hereby approved, a scheme for allocating and 

marking the on-street car parking spaces set to be delivered as part of the development shall be 
submitted to, and approved in writing by, the Local Planning Authority. 

 
Reason: To safeguard the parking amenities of the area and having regard to Policy A10 of the City 
of Salford Unitary Development Plan.  

 
6. The ‘site specific enhancement measures’ identified within the Biodiversity Enhancement Measures 

Report (Amenity Tree Care Ltd., dated 22.12.2020) shall be implemented in full prior to the first 
occupation of the residential units hereby approved and shall be retained thereafter.  

 
Reason: To secure opportunities for the enhancement of the nature conservation value of the site 
in accordance with Policy DES9 of the City of Salford Unitary Development Plan and the National 
Planning Policy Framework. 

 
7. Prior to the first occupation or use of the development hereby approved, an external lighting scheme 

shall be submitted to, and approved in writing by, the Local Planning Authority in consultation with 
GMEU. The submitted scheme shall be based on the recommendations set out within Section 5.2 
of the Bat Activity Report (Amenity Tree Care Version1, dated 08.07.2020).  Development shall 
proceed I accordance with the approved details and shall be retained thereafter.  

 
Reason: To avoid potential disruption to bats, having regard to Policy DES9 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework. 
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8. Notwithstanding the details submitted to date, the development hereby approved shall not be 
brought into occupation or use until a scheme for providing mammal gaps within boundary fences 
has been submitted to, and approved in writing by, the Local Planning Authority. The approved 
scheme shall be implemented in full and retained thereafter. 

 
Reason: To allow ecological permeability for small animals and amphibians, having regard to Policy 
DES0 of the City of Salford Unitary Development Plan and the National Planning Policy Framework. 

 
9. The development hereby approved shall be constructed in strict accordance with the noise 

mitigation specified in the agreed Acoustic Planning Report, September 2020, Ref: 0675/APR1, 
Lighthouse Acoustics. 

 

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. 

 
10. Prior to the first occupation of the residential units hereby approved, a site completion report, 

confirming that all necessary noise attenuation measures as identified in condition 9 above 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. 

 
11. The development hereby approved shall not be commenced unless and until all the retained trees 

within (or overhanging) the site as shown at drawing No: ‘TREE PROTECTIONS PLAN TR-01 
Version 2 (updated)’, have been surrounded by substantial fences which shall extend to the extreme 
circumference of the spread of the branches of the trees (or such positions as may be agreed in 
writing by the Local Planning Authority).  Such fences shall be erected in accordance with the 
specification submitted within report Ref: ‘8960 Lovell AMS 25.11.2020’ and shall remain until all 
development is completed. No work, including any form of drainage or storage of materials, earth 
or topsoil shall take place within the perimeter of such fencing. 

 
Reason: To safeguard important trees on the site and to ensure that adequate provision is made 
for their protection whilst the development is carried out. 

 
12. The development hereby approved shall be carried out in accordance with sections 8.0 – 11.0 

(inclusive) of the submitted Arboricultural report; ref: "8960 Arboricultural Impact Assessment-
PendletonLovell-08.09.20-V2-SB". 

 
Reason: To safeguard important trees on the site and to ensure that adequate provision is made 
for their protection whilst the development is carried out. 

 
Notes to Applicant 
 

1. The applicant is advised not to remove any trees/shrubs or demolish buildings or structures that 
may be used by breeding birds, between 1st March and 31st August inclusive, unless nesting birds 
have been shown to be absent by a suitably qualified person. The Wildlife and Countryside Act 
1981 (as amended) makes it an offence (with certain limited exceptions and in the absence of a 
licence) to intentionally to kill, injure or take any wild bird, or intentionally to damage, take or destroy 
its nest whilst it is being built or is in use, or to take or destroy its eggs. Further, the Act affords 
additional protection to specific species of birds listed in Schedule 1 of the Act. In respect of these 
species it is unlawful to intentionally or recklessly to disturb such a bird whilst it is nest-building or 
is at or near a nest with eggs or young; or to disturb their dependent young. 

 



$fprfalxr.docx  

2. In relation to condition 4 the applicants attention is drawn to paragraph 5.10 of the 'Land-Use 
Planning & Development Control: Planning for Air Quality' document, bullet point 1 under the 
heading 'Operational Phase' which states ' The provision of at least 1 Electric Vehicle (EV) "rapid 
charge" point per 10 residential dwellings and/or 1000m2 of commercial floor space. Where on-site 
parking is provided for residential dwellings, EV charging points for each parking space should be 
made.' 

 
For the avoidance of doubt the reference to '1 point per 10 residential dwellings' is in relation to 
apartment type development and the reference to 'where on-site parking is provided for residential 
dwellings, EV charging points for each parking space should be made' is in relation to dwelling 
houses. 

 
3. 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. 

 
4. With respect to gas protection measures the applicant’s attention is drawn to BRE 414, Protection 

Measures for Housing on Gas-Contaminated Sites.  In addition the requirements of BS8845:2015 
Code of Practice for the design of protective measures for methane and carbon dioxide ground 
gases for new buildings should be followed for installation and  the verification requirements of 
CIRIA C735 Good Practice on the Testing and Verification of Protection Systems for Buildings 
against Hazardous Ground Gasses will need to be submitted.   

 
Verification of gas protection systems needs to be undertaken during the construction process, or 
the applicant may not be able to discharge the condition.  This can lead to issues with property 
searches and / or mortgage at a later time. 

 

5. The applicant to enter into a S278 / S38 agreement to facilitate associated highway works. please 
note that prior to the S278 agreement being signed, the works on the adopted highway will be 
delivered by an S171 agreement and Greater Manchester Roads Activities Permit Scheme 
(GMRAPS). 

 
6. This grant of planning permission does not authorise the closure or diversion of the public right of 

way as indicated on the approved plan, until the appropriate order has been made. 
 

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

 
 

 
 

 


