
 

 
APPLICATION No: 20/75512/FUL 

APPLICANT: Punch Partnerships (PML) Limited 

LOCATION: Plot Of Land To The Rear Of 40-48 Peel Green Road Eccles, Peel Green Road, 

Eccles, M30 7AY,  

PROPOSAL: Erection of 8no. dwellings following demolition of the former pavilion, together with 

relocation of the access from Edison Road and associated parking and landscaping. 

WARD: Barton and Winton 

 
 

 
 
 

Background 
 
Members will recall that this application was deferred on the 3rd June 2021 to provide the applicant with a further 

opportunity to fully demonstrate that the former bowling green site is surplus to all recreational uses, as required by 
Policy GS17 of the Council’s Greenspace Strategy.  
 

Further Representations  
 
On behalf of local residents, Councillor Mullen has a provided a short report. The report commences with some 
additional commentary on the history of the site and advises that the derelict condition of the bowling green is due 

to the owners neglect. The report then advises that a number of bowling greens identified in the bowling green and 
Recreation Assessment provided by the applicant are no longer available for use or have been redeveloped in the 
last couple of years.  

 
The report then focuses on some potential alternative uses for the site which local residents feel would be more 
beneficial for the wider local community. These are discussed in further detail below.  Finally the report advises that 

the residents are still exploring the possibility of the site being formally recognised as an Asset of Community 
Value.  
 

Further Assessment 
 
The Local Planning Authority has noted the contents of the further representation and will reconsider the loss of 

community/recreational facility in light of the additional information received from both the applicant and on behalf 
of local residents. 
 



 

 
It is relevant to repeat the policy context against which the loss of the former bowling green is being assessed. 
UDP Chapter 3 identifies a Spatial Framework for the City and recognises that the opportunities and the need for 

development, regeneration and environmental protection vary in their scale and nature across the city. The site is 
not allocated, or subject to, a protective designation in the UDP, however UDP Policy R1 and Policy GS17 of the 
Council’s Greenspace Strategy are particularly relevant  when assessing the proposed loss of this former bowling 

green.  
 
Policy R1, which states that the development of existing recreation land and facilities will not be permitted unless:  

 

 the development is for recreation purposes that would contribute to the continued recreation use of the site;  

 adequate replacement provision, of equivalent or better accessibility, community benefit and  management is 

made in a suitable location; 

 it has been clearly demonstrated that the site is surplus to recreational requirements; or 

 the development is ancillary to the principal use of the site.  
  

The applicants, through the submission of their Bowling Green and Recreation Assessment, have clearly 
demonstrated to the satisfaction of the Local Planning Authority that the bowling green is surplus to demand, as 
required by UDP policy R1. The assessment underpinning this conclusion is explained in detail within the ‘Loss of 

Community / Recreation Facility’ section of the case officer’s original report. Therefore the focus of this update will 
be to consider any potential alternative recreation uses of the site. 
 

Greenspace Strategy Policy GS17 deals with the loss of ‘surplus’ recreation facilities or other greenspaces. In the 
context of the policy, a recreation facility will only be deemed surplus if it is demonstrated that the requirements of 
recreation policies in the UDP; the relevant standard(s) within the SPD; and the latest playing pitch requirements 

can be met without that facility. 
 
Even where a recreation facility or other greenspace has been demonstrated to be surplus  for its existing use (as is 

the case with the application site), the policy states that it should instead be used to meet any shortfall in the 
provision of another type of recreation facility or other greenspace in the area, if such exists. Alternatively, where 
the benefits of a development outweigh the loss of an open space, a contribution equal to its value may be made 

(although the level of contribution could be reduced if appropriate recreation facilities were to be provided on-site). 
 
As previously reported, the former bowling green (itself) extends to some 0.16h and it is evident that the application 

site is too small to accommodate a Local Nature Reserve, Strategic Natural Greenspace, Local Natural 
Greenspace, a District or Neighbourhood Park, Sports Pitches or Accessible Woodland. Furthermore, the presence 
of residential properties within a minimum of 30m of all parts of the site would preclude use as Equipped Children’s 

Play Space or any Other Outdoor Sports Facilities likely to generate noise or disturbance such as a skateboard 
park, tennis courts or a multi-use games area.  
 

The site would be of a suitable size to function as a public amenity space, if it was to be provided and maintained 
with full public access without restrictions. However, it is an enclosed site and the area has poor natural 
surveillance and a review of the latest Salford open space audit also indicates that there is already adequate 

existing provision within the local area such that the site is not required as additional public amenity space.  
 
Some other potential uses of the site put forward by local residents include community gardens, a sanctuary or 

orchard, micro farm (urban food growing) and scout camp. However, no detailed proposals or tangible evidence 
has been provided to satisfy the Council that these could adequately be accommodated or actually delivered on 
site within the foreseeable future. 

 
Therefore the only remaining potential recreation use would be allotment plots. In accordance with the SPD all new 
allotment sites should provide facilities to a similar standard. Following further review, the Local Planning Authority 

is of the opinion that a minimum of 10 half size allotment plots (amounting to 1,250sqm) could be accommodated 
on the application site, but it would also require a shelter/toilet facilities; a steel shipping container for secure 
storage; and additional land for access; internal pathways; and car parking spaces as well as appropriate 2.4m 

high fencing. 
 
With careful design and a willing landowner, the provision of new allotments could be accommodated. 

Consequently the site cannot be considered surplus to all recreation uses as previously claimed. However, in this 
particular case there is no indication that there is a landowner willing to provide and maintain new allotment plots 
on the site. This point is also of relevance to the uses put forward by local residents  and described in the 



 

 
paragraphs above. The applicant has reiterated that the site is in private ownership and will remain as such.  
Therefore there is no realistic prospect that allotments, or any other recreational use, can be delivered on the site. 

 
In specific circumstances, there can be some flexibility in local planning policy to allow for non-recreation uses 
linked to the wider benefits of the development and provided that appropriate compensation payment is made 

through an s106 agreement. Policy GS17 of Salford Greenspace Strategy SPD indicates that “where it has been 
demonstrated that the benefits of development clearly outweigh the loss of an open space, the redevelopment of 
that facility/greenspace will only be permitted where the development would make a contribution to the provision or 

improvement of recreation facilities/greenspaces equivalent to the facility/greenspace that is to be lost”. The 
applicant has indicated that the payment of a £150,000 mitigation payment towards the provision of new / improved 
recreational facilities is acceptable to them. The scale of the contribution secured is based on the most recent 

average costs for a bowling green, as published by Sport England / relevant national governing bodies.  
 
The City Council’s Spatial Planning team have reviewed the applicant’s supporting information and are broadly in 

agreement with its findings. The applicant has demonstrated to the satisfaction of the Local Planning Authority that 
the former bowling green is now surplus to requirements for that use. Whilst an alternative recreational use as 
allotments could be accommodated, the benefits associated with them for surrounding residents will not reaslistically 

materialise given that the site remains in the private ownership of the applicant. In contrast, the £150,000 mitigation 
payment would deliver improvements to other, recreational facilities within this Ward, which the public would benefit  
from, along with the other benefits associated with the provision of new housing.  

 
Therefore, subject to the applicant’s £150,000 mitigation payment, it is considered that the loss of the recreational 
space would not cause detrimental harm to the Eccles area. In reaching this decision, regard has been had to the 

vacant and derelict nature of the site; the scale of recreational space set to be lost (0.16ha); and the fact that this 
loss would be wholly mitigated with recreational provision in an alternative suitable location through a financial 
contribution. 

 
In this particular case the monies will be secured by way of a planning obligation (Section 106 agreement), with the 
monies going towards open space and infrastructure enhancements. The list of projects / areas that could benefit  

from the mitigation payment has been expanded after consultation with the local ward Councillor(s), to now include 
Eccles Recreation Ground and/or Winton Park, in addition to Patricroft Recreation Ground which was previously  
identified. Ward members will be consulted prior to approval being sought to use the mitigation funding at one or 

more of these parks within the same ward as the application site.  
 
Alongside the mitigation being provided by the planning obligation, the benefits of developing the site will also 

contribute to overcoming the loss of the site. These benefits include bringing back into use a derelict and underused 
site and a contribution to the Councils Housing Supply by way of a high quality and well-designed development ;  
whilst also providing economic benefits by way of jobs being provided during the construction phase. 

 
Given the above the proposal is considered to be in accordance with polices R1 and policy GS17 of the Greenspace 
Strategy SPD. 

 
Planning Obligations 
 

As stated above the application proposes the redevelopment of the site to provide 8 residential units which would 
result in the loss of current recreation provision in the form of a former bowling green. In accordance with the 
Planning Obligations SPD a commuted sum of £150,000 is required towards the provision of replacement open 

space and recreation improvements. The areas have now been expended to include Eccles Recreation Ground; 
and/or Winton Park as well as the previously proposed Patricroft Recreation Ground. 
 

Subject to the above commuted sum being secured the proposal is considered to be in accordance with policy DEV5 
of the adopted UDP. 
 

The remainder of the development is as previously reported. 
----------------------------------------------------------------------------------------------------------------------------- ---------------------------- 
 

Description of Site and Surrounding Area  
 
This application relates to a 0.24 hectare site located on the western side of Edison Road, to the rear of the properties  

at 18-21 Ashford Avenue, 19-41 Higson Avenue and 42-48 Peel Green Road. The application site is located within 
the Barton Upon Irwell Conservation Area.  



 

 
 
The site forms part of the Rock House Public House, which is a locally listed building located at the junction of Peel 

Green Road and Edison Road in Eccles. It comprises a former bowling green and a hard surfaced area to the rear 
which provides parking for patrons and staff of the pub on an informal basis. The car park is accessed via Edison 
Road.  

 
The former bowling green is fenced off from the main pub site and has not been used for a number of years. During 
this time the former bowling green has not been maintained and is now showing signs of neglect.  Located within the 

grounds of the former bowling green is a pavilion which is now showing signs of dereliction.  
 
The site itself slopes upwards from south to north and contains various perimeter trees, hedgerows and bushes but 

otherwise is open.  There is a three storey block of flats to the west of the site and a mix of detached and semi-
detached dwellings to the north which are elevated from the application site by approximately 4 to 5 metres. The 
Rock House Public House, its outbuildings, and its car parking area occupy the land to the east.  

 
Description of Proposal  
 

Planning permission is sought for the erection of 8no. dwellings following clearance of the site (including  
demolition of the former pavilion), together with the relocation of the access from Edison Road and associated 
parking and landscaping. 

 
The Rock House public house comprises of a traditional brick construction, under a clay tiled roof. The surrounding 
area comprises of medium density housing, mainly constructed in brick with tiled roofs.  

It is proposed to construct six terraced dwellings (two blocks of three) and two semi-detached dwellings. The 
internal accommodation would consist of a living room, kitchen/dining room, utility room and w/c at ground floor. A 

master bedroom with en suite, along with bedroom two and bathroom will be at firs t floor, with bedroom three within 
the roof space in the terraced houses. In the semi-detached houses bedrooms three and four will be on the first 
floor. The following size of accommodation is proposed.  

 
Plot(s)    No of bedrooms   GIA (sqm)  
1-3     3    90  

4 & 5     4    110  
6-8     3    90 
 

The layout of the properties has been divided into two small terraces and one pair of semi-detached (corner) 

houses. The plan form is in an “L” shape with the rear gardens of each plot facing outwards.  
 
The features and materials for each property includes: 

 

 Two storeys with a tiled dual pitched roof 

 A front elevation projecting two storey bay window terminating with a feature roof gable.  

 Traditional timber cladding to the projecting front bays. 

 Traditional clay facing bricks to all elevations. 

 For Plots 4 & 5, the fenestration to the front and rear elevations is in a traditional semi-detached form 
 
Access will be taken from Edison Road. A pavement will be provided along the northern side of the new access 

road, so that residents can enter and exit the site safely. A bin collection point will be provided beside the internal 
access road.  
 

The access to the properties themselves would be off a lit and accessible residential street. Access to the property  
frontages would be level with all properties benefiting from allocated parking spaces. The main living accommodation 
at the same level and the front doors having level thresholds. Each house will have one allocated parking space, and 

there will be three visitor spaces. Each house will be provided with its own bin store to the rear.  
 
Landscaping shall be inclusive of lawned garden, footpaths, parking hard standing and bin stores .  

 
The existing pub and outbuildings would remain. Servicing arrangements for the public house will be unchanged by 
the proposals. The capacity of the public house car park will remain at 16 spaces.  

 



 

 
The remains of the derelict pavilion are to be removed and replaced with an appropriate and relevant piece of 
public art to commemorate the former bowling green. 

 
The application is supported by the following documents:- 
 

 Updated Bowling Green and Recreation Assessment – prepared by Edgeplan  

 Updated Heritage Assessment – prepared by Ian Bright Architects  

 Arboricultural Report – prepared by Murray Tree Consultancy  

 Ecological Assessment Report – prepared by Kingdom Ecology  

 Flood Risk Assessment Report – prepared by CC Geotechnical  

 Phase 1 Desk Study Report – prepared by CC Geotechnical  

 Transport Statement – prepared by TPA  

 
Publicity 
 

Site Notice: Non HH Within Conservation Area  
Reason: Planning App in Conservation Area 
 

Press Advert: Manchester Weekly News Salford Edition Date Published: 23 July 2020 
Reason: Planning App in Conservation Area 
 

Neighbour Notification  
 
Forty Five (45) neighbouring occupiers have been notified of the application by way of letters dated 15 th July 2020, 

11th August 2020, 10th March 2021, and 23rd March 2021. 
 
Representations  

 
Eighteen separate households have sent in letters of representation in response to the planning application 
publicity. Fourteen households object to the proposal, two are in support and two are neither objecting nor 

supporting the proposal. 
 
A petition with 425 Signatures has also been received, expressing opposition to the re-development of the former 

bowling green. 
 
The letters received objecting to the proposal have raised the following concerns: - 

 

 The site is within a conservation area, and it would be seen as a great shame for this building to go ahead;  
 

 The site could be used for some other alternative recreational uses. i.e. allotments; 
 

 This site was incorporated into the Barton-Upon Irwell conservation area in 2007, why is the Council going 
to allow building on it? 

 

 Lack of schools, doctors, dentists in the local area to support the future occupiers of the proposed housing 
development; 

 

 Inadequate parking provision; 
 

 Highway Safety problems due to the double parking along Edison Road; could make the access point on 

Edison Road difficult to navigate into and out of; 
 

 Refuse Trucks would have difficulty navigating the access; 

 

 The proposed open space would not be used by the general public due to its location;  
 



 

 
 There are Council owned Tennis Courts on Edison Road that are unused and in a bad state of repair that 

the Council could develop rather than this site; 

 

 There are a number of vacant and empty properties that the Council should bring back into use first before 
developing this site; 

 

 Increase in traffic (including construction) would impact on the already damaged nearby roads;  
 

 The former bowling green should be restored, so that it can be used by future generations;  

 

 In July 2014, there was an application submitted to Salford Council (14/64767/FUL) with a view to build 8 
mews houses on the very same land which this new application seeks to occupy. Following a campaign by 

local residents, that application was refused; 
 

 No replacement recreational provision has been offered and in fact the area has recently lost another 
recreational bowling green due to the development already underway on the site of the former Barton 

Sports Club, Barton Lane; 
 

 The proposed development does not provide any public benefits;  

 

 The design of the proposal is out of character for the conservation area;  
 

 Loss of light/overbearing; 
 

 Loss of privacy; 
 

 Loss of views; 
 

 Impact on local wildlife such as foxes, birds, butterflies and bats due to the loss of the green space.  
 

 Whilst the site may not have been used as a bowling green recently, it has been used for community and 
other events up to 2018; 
 

 Due to the difference in levels from the application site to a number a number of neighbouring dwellings 
any development could result in damage to the boundaries and foundations of the neighbouring properties;  
 

 Potential loss of property value; 
 

 There are already a number of other developments ongoing within the local area and this development 
would contribute to an over development of the local area; 

 

 Noise, air and light pollution; 
 

 The proposed boundary treatments to the rear of the properties along Peel Green Road could result in 
damage, maintenance issues and loss of outlook from these properties.  
 

 Ingress of land. Boundary lines on deeds show straight border lines for the properties on Peel Green Road, 
yet the current plans clearly show ingress onto private land on properties at nos. 44, 46 and 48; 
 

The letters of support and neutral comments stated the following:- 

 

 I wish to support the proposition for an Allotment site as an alternative recreation use on the site of the 
former Bowling Green at the Rock House Hotel. There is a waiting list in the area and in the present 

situation, this is increasing. 
 
Relevant Site History 

 
14/64767/FUL - Erection of eight dwellings together with associated access, parking and landscaping. – Refused – 
14 August 2014. 

 



 

 
The above application was refused for the following reasons:- 
 

1. Insufficient information has been submitted to clearly demonstrate that the bowling green is surplus to 
recreational requirements and no replacement recreational provision has been offered. The development is 
therefore contrary to policies DEV5 and R1 of the adopted City of Salford Unitary Development Plan, the 

Green Space Strategy Supplementary Planning Document and National Planning Policy Framework.  
 

2. The applicant has failed to demonstrate the proposed loss of the bowling green would not have an 

unacceptable impact upon the significance, character, appearance and setting of the Barton-upon-Irwell 
Conservation Area or that there are any public benefits as a result of the proposal that would outweigh any 
potential harm. The proposal is therefore considered contrary to CH3 of the adopted City of Salford Unitary 

Development Plan and National Planning Policy Framework. 
 
3. The proposed development by reason of its appearance and elevations is not considered to preserve or 

enhance the character and appearance of the Barton-upon-Irwell Conservation Area contrary to policies CH3 
and DES1 City of Salford Unitary Development Plan and the Shaping Salford Design Supplementary 
Planning Document. 

 
4. The proposed development by virtue of the gable elevation in close proximity to the private garden area at 

20 Ashford Avenue would have an unacceptable overbearing impact on the amenity enjoyed by residents at 

20 Ashford Avenue contrary to policy DES7 of the City of Salford Unitary Development Plan. 
 
5. The proposed development by virtue of the first floor habitable room windows that would overlook the private 

garden area at 21 Ashford Avenue would have an unacceptable impact on the privacy enjoyed by residents 
at 21 Ashford Avenue contrary to policy DES7 of the City of Salford Unitary Development Plan.  
 

6. The habitable room windows in the rear elevation of 20 Ashford Avenue would be in close proximity to the 
common boundary with the application site and this would result in the occupiers of the development 
experiencing an unacceptable level of privacy contrary to policy DES7 of the City of Salford Unitary 

Development Plan. 
 
19/74074/FUL - Erection of three storey high block comprising of 30no. 1/2 bedroom apartments along with 

associated external works, landscaping and car parking. - Application Withdrawn - 5 August 2020 
 
20/76623/ACV - Assets of Community Value for Rock Hotel Bowling Green. – No Decision Required (not a valid 

nomination) – 22.03.2021. 
      
Consultations 

 
Air Quality, Noise, Contaminated Land –  
 

Air Quality 

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

development on Air Quality Grounds. 

Noise 
 

There are no objections to the development on the grounds of noise however due to the residential area I would 
recommend the following condition; 
 

 Standard Construction Environmental Management Plan 

Land Contamination 

The site has a history of use as a bowling green since c.1876, with no significant historical or contemporary 
contaminative uses within influencing distance of the site.  

The proposed end use is for residential properties with private gardens, which are considered a sensitive end use 
with respect to land contamination risk. 



 

 
The desk study report (1 above) submitted with the application has assessed the potential for a pollution linkage 
between any identified source, and a receptor.  The assessment considers there is a low risk of significant 

contamination being present, however a watching brief is proposed to ensure any contamination discovered during 
groundworks is dealt with effectively. 

The conclusions of the report are accepted and as such I have no objection to the application;  

 
Environment Agency - No comments received to date.   
 

United Utilities Water Ltd – In accordance with the National Planning Policy Framework (NPPF) and the National 
Planning Practice Guidance (NPPG), the site should be drained on a separate system with foul water draining t o 
the public sewer and surface water draining in the most sustainable way.  

 
Following our review of the submitted Flood Risk Assessment, we can confirm the proposals are acceptable in 
principle to United Utilities 

 
Highways – No objections, please refer to the appraisal for further details.   
 

Drainage –   Flood Risk  
 
Due to updated modelling the site is now classed as Flood Zone 1 according to the Flood Map for Planning. While 

a Flood Risk Assessment has been provided, this is now not a requirement. The development is classed as More 
Vulnerable owing to its residential use. 
 

This type of development is deemed to be appropriate in this flood zone.  
 
There is a risk of surface water flooding in the site. 

 
Flood resilience measures are no longer required as the site is not located within flood zone 2 or 3.  
 

Drainage strategy 
 
A drainage strategy has been provided which notes that the discharge rate is limited to circa 37l/s based on the 

pre-development discharge rate.  It is advised that if no existing connection from the site exists the discharge rate 
should be limited to greenfield rates. 
 

Arboricultural Consultant – No objections. Please refer to the appraisal for further details. 
 
Planning Policy 

 
Development Plan Policy 
 

Unitary Development Plan - Policy ST1 Sustainable Urban Neighbourhoods 
Unitary Development Plan - Policy ST15 Historic Environment 
Unitary Development Plan - Policy ST10 Recreation Provision 

Unitary Development Plan - Policy ST12 Development Density 
Unitary Development Plan - Policy R1 Protection of Recreation Land and Facilities 
Unitary Development Plan - Policy R2 Provision of Recreation Land and Facilities 

Unitary Development Plan – Policy CH2 Development affecting the Setting of Listed Buildings. 
Unitary Development Plan - Policy CH3 Works within Conservation Areas 
Unitary Development Plan - Policy CH8 Local List of Buildings, Structures and Features of Architectural, 

Archaeological or Historic Interest 
Unitary Development Plan - Policy EHC4 Reuse of Existing Health and Community Facilities 
Unitary Development Plan - Policy H1 Provision of New Housing Development 

Unitary Development Plan - Policy H8 Open Space Provision Associated with New Housing Development 
Unitary Development Plan - Policy DES1 Respecting Context 
Unitary Development Plan - Policy DES2 Circulation and Movement 

Unitary Development Plan - Policy DES7 Amenity of Users and Neighbours 
Unitary Development Plan - Policy DES9 Landscaping 
Unitary Development Plan - Policy DES10 Design and Crime 

Unitary Development Plan - Policy EN12 Important Landscape Features 



 

 
Unitary Development Plan - Policy EN17 Pollution Control 
Unitary Development Plan - Policy EN19 Flood Risk and Surface Water 

Unitary Development Plan - Policy A2 Cyclists, Pedestrians and the Disabled 
Unitary Development Plan - Policy A8 Impact of Development on Highway Network 
Unitary Development Plan - Policy A10 Provision of Car, Cycle and Motorcycle Parking in New Developments  

Unitary Development Plan - Policy DEV5 Planning Conditions and Obligations 
 
Other Material Planning Considerations 

 
National Planning Policy 
  

National Planning Policy Framework 
 
Local Planning Policy 

 
Supplementary Planning Document Sustainable Design and Construction 
Supplementary Planning Document Design (Shaping Salford) 

Supplementary Planning Document Design and Crime 
Supplementary Planning Document Nature Conservation and Biodiversity  
Supplementary Planning Document Trees and Development 

Supplementary Planning Document Planning Obligations 
Planning Guidance - Housing 
Planning Guidance - Flood Risk and Development 

 
The Revised Draft Greater Manchester Spatial Framework (‘GMSF’) was subject to public consultation at the start 
of 2019. 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.   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 t he 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  

 
The key issues for consideration of this pre-application proposal are: 
 

 Principle of development  
i) Strategic location 
ii) Loss of Community / Recreation Facility 

iii) Proposed use – Residential   
a) Five year land supply position 

b) Previously developed land  

c) Mix, type, and density 

 Impact on Character and appearance of Barton-Upon-Irwell Conservation Area. 

 Design, Layout & Landscaping 

 Design & Crime 

 Amenity  
i) Impact on existing residents 
ii) Amenity of future occupiers 



 

 
 Air Quality  

 Noise 

 Contaminated land  

 Trees  

 Ecology 

 Flood Risk & Drainage 

 Highways and Parking 

 Waste Collection and Storage 

 Planning Obligations. 
 
Principle of Development 

 
i) Strategic Location 

 
UDP Chapter 3 identifies a Spatial Framework for the City and recognises that the opportunities and the need for 
development, regeneration and environmental protection vary in their scale and nature across the city. The site is 

not allocated by, or subject to, a protective designation in the UDP.  
 

ii) Loss of Community/Recreational Facility 

 
The site which forms the basis of this application contains a bowling green/land formerly used as a bowling green.  
 

In order for the principle of re-developing the site to be acceptable it will be necessary to demonstrate compliance 
with Policy R1, which states that the development of existing recreation land and facilities will not be permitted unless:  
 

 the development is for recreation purposes that would contribute to the continued recreation use of the site;  

 adequate replacement provision, of equivalent or better accessibility, community benefit and  management is 
made in a suitable location; 

 it has been clearly demonstrated that the site is surplus to recreational requirements; or 

 the development is ancillary to the principal use of the site.  
  
The proposal is not a recreational development and is not a development that is ancillary to the recreational use of 
the site, however the submission states that mitigation provision will be provided by way of a financial contribution.  

Notwithstanding this, and for the redevelopment of the site to be supported, it is necessary to demonstrate that the 
site is surplus to all recreation requirements i.e. that there is no demand for the site as a bowling green or for another 
recreational use. If the site is not surplus to all recreation requirements then consideration needs to be given to 

whether the benefits of development clearly outweigh the loss of an open space. 
 
The applicants, in support of the application, have submitted a Bowling Green and Recreation Assessment that sets 

out to justify the loss of the former bowling green and then goes on to consider the suitability of the site for alternative 
open space uses. 
 

The supporting assessment advises that a Salford Playing Pitch assessment was prepared in August 2015 
(Updated February/April 2018) by Knight, Kavanagh & Page (KKP). This followed an assessment from August 
2007 (updated February 2018) which had been completed featuring a quantitative and qualitative assessment of 

outdoor sports facilities. This included an assessment of bowling greens, broken down by Neighbourhood Areas, 
although they were categorised as non-pitch facilities along with other sports including tennis and multi-use games 
areas (MUGAs).  

 
The assessment concluded that, there is no identified current or latent demand for new bowling greens in Salford.  It 
was also noted that the Eccles area had the greatest ‘standard’ or level of provision in the city  with 12 greens on 9 

sites, at 0.14ha per 1,000 population, compared to an average of 0.07ha.The revised version of the Playing Pitch 
Assessment in 2015 (updated 2018) addressed Football, Cricket, Rugby League/Union, Hockey and assessed 
some non-pitch sports including Tennis and Athletics. Bowling is a non-pitch sport and was not included in the 

2015/2018 assessment. 
 
Moving onto Salford Greenspace Strategy SPD (January 2019) the Greenspace Strategy addresses the various 

typologies of open space within the city and sets long-term targets for open space standards as well as policies for 
sites’ protection and management. Site based information is contained in a separate chapter of the Salford 
Infrastructure Delivery Plan (2019).  



 

 
 
The Greenspace Strategy aims to ensure that safe and well-used greenspace is available within an appropriate 

walking distance of households in the city to meet diverse needs. It aims to identify where there are shortfalls in 
provision and to identify priorities for greenspace protection, improvement and creation. 
 

The application site was identified as the Peel Green Road (Bowling Green) in a 2017/18 greenspace audit , as a 
disused former outdoor sports facility, but does not otherwise feature in the Greenspace Strategy (2019) or the 
Infrastructure Delivery Plan (2019) with the latter focused on identifying existing sites that currently contribute to 

one or more of Salford’s local recreation standards .  
 
Within the Greenspace Strategy; Bowling Greens fall into the typology “Other Outdoor Sports Facilities (Other 

Youth and Adult)” which covers a wide range of adult and youth facilities for specific or multiple sports and 
activities, often complementing other uses in public parks but might also be standalone facilities on smaller sites.  
 

The Greenspace Strategy recognises that there are no national standards for Other Outdoor Sports Facilities and 
the local standard applied reflects that contained in the Adopted UDP, simply, that: A full range of adult and youth 
facilities should be available within each Neighbourhood Area.  

 
The Infrastructure Delivery Plan does, however, suggest a standard for Other Outdoor Sports Facilities, based on 
the principles of the National Playing Fields Association (NPFA) standard, comprising: A minimum of 0.4 hectares 

of other outdoor sports facilities (both adult and youth) per 1,000 residents.  
 
This standard was proposed in the withdrawn Salford Core Strategy and in the withdrawn Salford Revised Draft 

Local Plan, but has now been carried forward into the Development Management Policies and Designations 
document. 
 

The progress towards meeting the standard is not quantified in the Infrastructure Delivery Plan, which identifies 10 
sites in the Eccles Neighbourhood Area (as follows), but does not provide site areas or identify any deficit/surplus 
in provision against the standard. 

 

 
Greenspace Strategy Policy GS17 deals with the loss of ‘Surplus’ recreation facilities or other greenspaces, which 
will only be deemed surplus if it is demonstrated that (any) planning policy, SPD and playing pitch requirements 
can be met. 

 
Even where a recreation facility or other greenspace has been demonstrated to be surplus, the policy states that it 
should instead be used to meet any shortfall in the provision of another type of recreation facility or other 

greenspace in the area, if such exists. Alternatively, where the benefits of a development outweigh the loss of an 



 

 
open space, a contribution equal to its value may be made (although the level of contribution could be reduced if 
appropriate recreation facilities were to be provided on-site). 

 
Bowling Green and Recreation Space Assessment 
 

Below is an assessment of demand and supply for bowling green provision in the Eccles Neighbourhood Area, 
which has been supplied by the applicant, and a review of the relevant policy requirements to be satisfied in 
assessing the application for the redevelopment of the former bowling green.  

 
The applicant’s Assessment states that the playing of Lawn Bowls dates back long into history, and its popularity 
heightened around the world with the introduction of mechanical mowers in the nineteenth century. Its decline 

began in the post WWII era, when alternative pastimes emerged and pressures on leisure time became more 
demanding. The popularity of more active and more accessible sports, including five-a-side football, ten-pin 
bowling and indoor racquet sports, particularly during inclement weather, has relegated bowling to an occasional 

summer pastime favoured by older generations partly through familiarity, and partly due to its more sedentary 
nature. 
 

It is notable that there are no other remaining public houses with bowling green facilities in the Eccles area, and 
that remaining provision is provided entirely through municipal facilities and members’ c lubs. 
 

The supporting statement advises that at the Rock House PH, the popularity of the bowling-green waned from 
having a viable league-playing team in the early-2000s to the point where there were scarcely one or two users a 
week - who were also playing elsewhere, and the decision was taken to forego regular maintenance. There have 

been no formal bowling teams at the pub since circa 2006, when it was taken over by a longstanding tenant who 
remained there until 2019. 
 

Nevertheless, the pub has maintained an active and social clientele with regular involvement in Pool and Darts 
leagues. If the demand had been for bowling instead, then the green might have been brought back into use, 
however that is clearly not the case. 

 
Elsewhere in the area, demand for outdoor bowling facilities remains steady, notwithstanding current restrictions  
resulting from the Covid-19 epidemic. However, the game is less popular than it has been historically. The Eccles 

and District Crown Green Bowling League is the principal organisation operating in the Eccles and surrounding 
areas with some 20 clubs (many with several teams) playing at various levels during the 2019 season. Eccles -
based clubs also participate in other leagues including Salford, Prestwich, Swinton, Irlam, and Urmston & District. 

There are also corresponding Ladies and Veterans’ leagues.  
 
Salford Council facilities at Eccles and Patricroft Recreation Grounds appear to have been under-utilised for many 

years, demonstrating a clear lack of demand for formal league-based teams. In addition, social bowling facilities 
are available at Boddan Lodge in Monton at the Over 60s Club, where new members are actively sought and 
encouraged. 

 
It is apparent that there remains surplus capacity both for new players at existing clubs, and for new players and 
new clubs to utilise existing greens in the area. 

 
Identification of Bowling Green Supply 
 

In identifying bowling green sites, the applicant ’s assessment has been undertaken on the basis of the Eccles 
Neighbourhood Area and the audit contained in the 2019 Infrastructure Delivery Plan has been utilised, together 
with desktop research, site visits and consultation with clubs and league associations.  

 
The following locations have been identified. 
 

 Monton Bowling Club 

 Boddan Lodge, Monton 

 Eccles Recreation Ground 

 Patricroft Recreation Ground 

 Winton Social 

 Winton Recreation Ground 

 Patricroft WMC & Institute 

 The Rock House PH 



 

 
 Henley’s (Former Barton Sports and Social Club) - developed 2019 

 

Of the sites identified, the most popular and well-kept are those in private member ownership including Monton 
Bowling Club, and Winton Social Club (two greens). Membership is freely available to local residents etc. who wish 
to participate. New members are encouraged and there are also other facilities available including tennis (at 

Winton), snooker/pool, bars and entertainment. The clubs are operated for their members’ benefit, and the greens 
are well maintained and well used so are unlikely to be at threat of loss.  
 

Eccles, Patricroft and Winton municipal Recreation Grounds all have greens (two each at Eccles and Patricroft) 
available to the general public throughout the season, as well as hosting club and league matches. They do not 
have the range of facilities associated with the private members’ clubs,  but do have secure pavilions, well-

maintained boundary fencing, and greenside sun/rain shelters. The greens are maintained by Salford City Council 
and remain in good condition. 
 

Boddan Lodge Over 60’s Club is somewhat unique, in that it is operated for the benefit of the residents of Eccles 
and the surrounding area over the age of 60 years, who are entitled to take part in the activities held in the pavilion. 
New members are welcome, and in addition to bowling, there is dancing, keep fit, indoor games and day-trips, as 

well as short-mat bowls in winter. The members do not to compete in local leagues but are active participants 
among themselves. 
 

Both Patricroft WMC and Barton Social Club bowling greens no longer exist. Patricroft WMC closed as a result of 
waning attendance and a failure to continue to attract new and younger members. It has since been demolished 
and the site cleared.  Finally, the green that is the subject of this application has been out of use for over a decade 

due to a declining interest amongst patrons. The area is not formally maintained, although it is kept reasonably tidy.  
 
To conclude on the loss of the recreational facility, there are no aspirations from the private landowner to re-instate 

the site to its former use as a bowling green, as provision remains good in the wider Eccles area and existing 
clubs/facilities have sufficient capacity to meet current demand. The derelict nature of the bowling green is also 
acknowledged.  

 
Overall, it is considered that the applicant has adequately demonstrated that the former bowling green is now 
surplus to requirements as a bowling green. Notwithstanding this, both local planning policy and the NPPF require 

that, before existing open space can be developed for non-open space uses, it must be demonstrated that the site 
is surplus to all recreational requirements, i.e. not just surplus to the existing or last use (the bowling green), but 
also for any other recreational use. 

 
Policy GS17 of the Salford Greenspace Strategy (Surplus Facilities) stats  that  “a recreation facility or other 
greenspace will only be deemed surplus if it can be clearly demonstrated that the requirements of recreation 

policies in the UDP, the relevant standard(s) within this SPD and the requirements of the latest playing pit ch 
assessment can be met without that facility. Where a recreation facility or other greenspace has been deemed 
surplus to requirements for its existing use it should be used to meet a shortfall in the provision of another type of 

recreation facility or greenspace within the local area, or for more strategic facilities within the city as a whole.  
 
Where it can be demonstrated that the benefits of development clearly outweigh the loss of an open space the 

redevelopment of that facility/greenspace will only be permitted where the development would make a contribution 
to the provision or improvement of recreational facilities/greenspaces equivalent to the facility/greenspace that is to 
be lost, including potential requirement for on-site provision as well as financial contribution”. 

 
The former bowling green (itself) extends to some 0.16h and it is evident that the application site is too small to 
accommodate a Local Nature Reserve, Strategic Natural Greenspace, Local Natural Greenspace, a District or 

Neighbourhood Park, Sports Pitches or Accessible Woodland. Furthermore, the presence of residential  properties 
within a minimum of 30m of all parts of the site would preclude use as Equipped Children’s Play Space or any 
Other Outdoor Sports Facilities likely to generate noise or disturbance such as a skateboard park, tennis courts or 

a multi-use games area. The site would be suitable of a suitable size as a public amenity space, if it was to be 
provided and maintained with full public access without restrictions. However as an enclosed site the area has poor 
natural surveillance. A review of the latest Salford open space audit indicates that there is already adequate 

existing provision within the local area such that the site is not required as additional public amenity space. 
 
The only remaining recreation use would potentially be for allotment plots. In accordance with the SPD all new 

allotment sites should provide facilities to a similar standard. A minimum of 10 half size allotment plots (amounting 
to 1,250sqm) could be accommodated, but the site would also require a shelter/toilet facilities, a steel shipping 



 

 
container for secure storage and additional land for access, internal pathways and car parking spaces as well as 
appropriate 2.4m high fencing. 

 
Given the above, it I considered that the site would not be able to accommodate the minimum number of plots and 
ancillary facilities that would be required to sustain it as allotments. Therefore, it is not considered appropriate to 

utilise the site for allotments. 
 
With careful design and a willing landowner, the provision of new allotments could be accommodated therefore the 

site cannot be considered surplus to all recreation uses. However there is no indication that there is a willing 
landowner to provide and maintain new allotment plots on the site.  In specific circumstances, there can be some 
flexibility in local planning policy to allow for non-recreation uses linked to the wider benefits of the development 

and provided that appropriate compensation payment is made through an s106 agreement. Policy GS17 of Salford 
Greenspace Strategy SPD indicates that “where it has been demonstrated that the benefits of development clearly 
outweigh the loss of an open space the redevelopment of that facility/greenspace will only be permitted where the 

development would make a contribution to the provision or improvement of recreation facilities/greenspaces 
equivalent to the facility/greenspace that is to be lost”. The applicant has indicated that the payment of a £150,000 
mitigation payment towards the provision of new / improved recreational facilities is acceptable to them.  

 
The submitted open space assessment provides the type and level of detail that the city council requires to give 
further consideration to the proposals. The City Council’s Spatial Planning team have reviewed the applicant’s 

supporting information and are broadly in agreement with its findings.The applicant has demonstrated that the former 
bowling green is now surplus to requirements for that use however an alternative recreational use as allotments 
would be practical, notwithstanding the consideration that the owner is not willing to provide new allotments and 

therefore the benefits of new allotments will not materialise for the benefit of local residents.   
 
It is considered that the mitigated loss of recreational space would not cause detrimental harm to the Eccles area. In 

reaching this decision, regard has been had to the vacant and derelict nature of the site; the scale of recreational 
space set to be lost (0.16ha); and the fact that this loss would be wholly mitigated with recreational provision in an 
alternative suitable location through a financial contribution. 

 
In this particular case the monies will be secured by way of a planning obligation (Section 106 agreement), with the 
monies going towards the sole purpose of open space and infrastructure enhancements within Patricroft Recreation 

Ground; and/or Eccles Recreation Ground; and/or Winton Park. Ward members will be consulted prior to approval 
being sought to use the mitigation funding at one or more of these parks within the same ward as the application site. 
 

 
 
 

Given the above the proposal is considered to be in accordance with polices R1 and policy GS17 of the Greenspace 
Strategy SPD. 
 

iii)  Proposed use – Residential  
 

a) Five-year land supply position 

 
The city council has published an updated five-year housing land supply position covering the period 2019 – 2024 
which identifies a supply of 15,929 dwellings to meet a requirement of 7,193 – therefore there is a supply of 11.1 

years for the period 2019-24. Given this, and in accordance with the National Planning Policy Framework, relevant 
policies for the supply of housing in Salford’s development plan can be considered up to date.  
 

The National Planning Policy Framework is clear that a presumption in favour of sustainable development is a 
golden thread running through both plan-making and decision taking. Where there is an identified five-year supply 
of housing, the NPPF requires development proposals that accord with the development plan to be approved 

without delay, and proposed development that conflicts should be refused unless other material considerations 
indicate otherwise.  
 

b) Previously developed land 
 

As outlined above, the site currently comprises a former bowling green and therefore is considered to be classed as 

greenfield land.  It is, however, situated in a primarily residential area within a sustainable location. Therefore, in this 



 

 
particular respect, it is considered that the re-development of this greenfield site for residential purposes is acceptable 
subject to compliance with other relevant policies as considered throughout the remainder of this report.  

 
c) Mix, Type and Density 

 

The NPPF sets out that local planning authorities should deliver a wide choice of high quality homes and create 
sustainable, inclusive and mixed communities. 
 

UDP policy H1 requires that all new housing developments will be required to contribute towards the provision of a 
balanced mix of dwellings within the local area in terms of type and size. In determining whether the proposed mix 
and density of dwellings on a site is appropriate and acceptable, regard will be had to criteria A to H of UDP policy 

H1.   
 
Policy HOU1 of the housing planning guidance states that within the part of the city where the proposed 

development is located, the large majority of dwellings should be in the form of houses rather than apartments. The 
reasoned Justification to the policy states that normally this will mean at least 80-90% of dwellings on individual 
sites being in the form of houses rather than apartments.  

 
The proposed development would provide 100% houses, with a mix of three and four bedroom dwellings. 
 

As stated above, the applicant has demonstrated that the site is surplus to its current recreational use and the 
Greenspace Strategy provides some flexibility to allow for its redevelopment; this is however on the basis that the 
benefits associated with the scheme outweigh the loss, and providing that the development would make a financial 

contribution towards the provision or improvement of recreational facilities / greenspaces of equivalent value to the 
facility that is to be lost. This contribution would be required to mitigate the loss of the former bowling green in an 
area with identified deficiencies in youth and adult recreational facilities. The City Council uses the latest facility costs 

provided by Sport England to identify the level of financial compensation that would be appropriate. The latest cost 
for providing a bowling green is £150,000 and therefore a contribution of this scale would be required to enable the 
development to be acceptable from a recreation policy perspective.  

 
To summarise, the applicant has demonstrated to the satisfaction of the Local Planning Authority that there’s no 
longer any demand for the former bowling green, but hasn’t shown the site is surplus to all recreational uses and 

therefore a compensation payment of £150,000 has been secured to help provide new provision. The principle of 
introducing residential development on the site is therefore accepted. 
 

In terms of the type, mix and size of housing proposed, the development achieves the requirements of planning 
policy H1 of the adopted UDP and polices HOU1 and HOU2 (dwelling sizes) of the Housing Planning Guidance. 
 

Impact on Character and appearance of Barton-upon-Irwell Conservation Area. 
 
The NPPF (paragraph 193) places great weight on assessing the impact of development on the ‘significance of a 

heritage asset’ (which in this instance includes the conservation area and the locally listed Rock House Public 
House). This requires an appraisal of the conservation area to understand its character before testing the proposal 
against it. Where proposals do not have a harmful impact on the significance of the heritage asset, they are by 

definition preserving it. 
 
In July 2007 Salford City Council adopted an appraisal for the Barton upon Irwell Conservation Area. This 

document defines what is important about its character and appearance and identifies its special characteristics. It 
provides a basis for making decisions about the future management of the conservation area, helping to determine 
what might be appropriate development in and around its boundary.  

 
The conservation area is focused on Barton Bridge and Barton Aqueduct. It is accessed from the north via Barton 
Road (B5211) which crosses the Bridge and from the south by the same road as it passes the Grade I listed 

Church of All Saints.  
 
The conservation area was originally designated in 1976, however there have been later revisions. As part of the 

most recent appraisal, consideration was given to the review of its boundary. In July 2007 the boundary was 
amended, resulting in the inclusion of the bowling green adjacent to the Rock House Hotel given that it had links to 
the pub previously on the adjacent site. For clarity this was not the current existing Rock House building. 



 

 
The applicants in their supporting heritage assessment have questioned the evidence base used to incorporate the 
former bowling green into the revised conservation area boundaries. The 2007 Conservation Area Appraisal 

appears to have linked the former bowling green to the original public house on the site, which they state is not the 
case. The applicant states that the bowling green formed part of the redevelopment and replacement of the original 
Rock House in 1898 which brings into question whether or not the former bowling green should have been 

incorporated  into the revised boundary of the conservation area. 

Whilst there may be a debate to be had on the merits of the inclusion of the site into the Barton conservation area, 
the fact remains that the site, for the purpose of this application, does form part of the conservation area and 

therefore will be assessed as such.  The loss of the former bowling green and any impact up the conservation area 
is discussed in more detail below.  

The Barton Upon Irwell Conservation Area Appraisal (CAA) clearly defines the heritage assets and key views 

which contribute positively (or otherwise) to the significance of the conservation area. This established data has 
been used to compile the list of potential heritage assets to be further assessed for the potential impact upon its 
significance. 

 
There are two nationally listed heritage assets within portion of the conservation area that lies within Salford. These 
are as follows: 

 
i. The Barton Bridge, The Barton Aqueduct and The Control Tower which are all 

under the same listing and both Grade II* listed.  

ii. Barton Lane Adueduct Portal Grade II Listed 
 
There a six locally listed buildings with the conservation area which are: the Rock House Hotel (and rear stable 

block); 92 Barton Road; 77 Barton Road; former Manse at 71 Barton Road; 543 to 569 (odd) Templeman Terrace; 
and Kings Head Public House 535 The Kings Head Pubic House. 
 

An initial evaluation of the locally listed heritage assets that could potentially be affected by the proposal indicates 
that the following heritage assets are to be assessed: 
 

a) The former bowling green site. 
b) The Rock House Hotel and rear stable block. 
 

Assessing significance is a key principle for managing change to heritage assets and is embedded within current 
government policy; NPPF policy 189 (National Planning Policy Framework, 2019). The NPPF advises that the more 
significant the heritage asset the greater the presumption in favour of its conservation (policy 193). 

 
In this particular case the former Bowling Green Site and Rock House Hotel are deemed to have Low/ Neutral 
significance, which has been confirmed by the Council ’s Heritage Officer. 

 
The former bowling green site has been left derelict and neglected for a significant period of time with the only 
extant building on the site being a small dilapidated timber pavilion located at the east of the former bowling green 

area backing onto the pub car park. 
 



 

 

 
 
The Rock House Hotel (and rear stable block) is recognised as having a degree of architectural or historic interest, 
given its designation as a locally listed building. It has, however, been assessed as holding “low” significance. The 

evidential value of the asset is derived from the building itself and not the bowling green. There are no works or 
alterations proposed to the building and more specifically to the immediate front of the building; from which the 
value derives. The whole building itself would remain unchanged.  

 
Notwithstanding the above, the siting of 8 residential units to the rear of the Rock House will have some impact 
(albeit limited) on Rock House. However, it is considered that the design and choice of materials for the dwellings 

has been done sensitively so that they harmonise with not only the Rock House but also the dwellings within the 
immediate surrounding area. The dwellings are modest in scale and are set lower than the Rock House so that the 
Rock House building will remain the principal/dominant building within the immediate locality.  

 
The rest of the setting of the bowling green is primarily contemporary housing which is considered as “neutral”. It is 
considered that whilst the site itself makes a positive contribution to the conservation area by it s existence as a plot 

of land, there is little remaining evidence of the original use, other than its square shape, and any special interest 
has been lost. Additionally, the small timber derelict pavilion is not original , although it does signify the previous 
use. Consequently the Heritage Assessment considers that the site has a low/neutral potential to yield evidence 

about past human activity. Similarly, the historical and communal value of the site, and the contribution that its 
setting makes to the significance of the Rock House, have all been assessed as low/neutral. The proposal is to 
remove the derelict pavilion and replace it with an appropriately relevant piece of public art to memorialise the 

former bowling green. This will raise the awareness of the historic site use and therefore the assessed “neutral / 
low” communal value would remain unaffected. What remains of the historical association between the former 
bowling green and The Rock House will be lost by the development, impacting on the setting of the Public House 

as a result. Similarly there will also be a minor impact on the site’s evidential value which in turn would result in 
some harm to the significance of the Barton upon Irwell Conservation Area. This has been assessed as ‘less than 
significant’ harm, as referenced within Paragraph 196 of the NPPF. The Council’s Heritage Officer has been 

consulted and concurs with the opinion that the site is of low significance and that the harm to the conservation 
area can be considered to be less than substantial.  
 

It is considered therefore that the proposal would not result in any substantial harm to the six locally listed building 
that sit within the immediate and wider Barton-upon-Irwell Conservation Area. 
 



 

 
The nearest listed buildings (which include Barton Bridge, Barton Aqueduct and Control Tower) are over 200 
metres from the proposal site. Given their siting and the presence of intervening structures, it is considered that the 

setting of each of these heritage assets would not be affected by the proposed development. 
 
Paragraph 196 of the NPPF states that “where a development proposal will lead to less than substantial harm to 

the significance of a designated heritage asset, this harm should be weighed against the public benefits of the  
proposal including, where appropriate, securing its optimum viable use”.  
 

As stated above, it is noted that there would be some harm to the significance of the Barton Upon Irwell 
conservation area. However, this harm is considered to be outweighed by the public benefits generated by the 
scheme, namely the re-use of an overgrown and vacant site and the supply of eight, sensitively designed family 

dwellings.  
 
As noted earlier in this report, there is little immediate visual evidence of the site’s former use.  The erection of a 

heritage board detailing the history and significance of the site would improve people’s awareness and 
understanding, which would help to compensate or balance out the loss of the physical presence of the bowling 
green. 

 
To conclude on the loss of the bowling green and the impact of the proposal on the Conservation Area, the site is 
located at the extreme north west corner of the Conservation Area which is far away from its central focus and the 

most significant assets (Grade II* Barton Aqueduct and Grade I All Saints Church).  It is also screened from public 
view behind existing buildings and some mature trees. The assessment of the impact of the proposal upon the 
significance of the relevant heritage assets within the conservation area has concluded that the proposal will have 

a neutral impact on all the relevant assets, except for the site itself.  
 
The assessment of the significance of the bowling green itself has determined that it has a “low / neutral” 

significance and the impact of the proposal upon the significance of the site itself has concluded that there will be 
“less than substantial harm” to the heritage asset of the bowling green.  It is considered, however, that this harm will 
be outweighed by the public benefits associated with the wider development. 

 
The proposal is therefore considered to be in accordance with polices CH2, CH3 and CH8 of the adopted UDP.  
 

Design, Layout & Landscaping 
 
Vehicular access to the site would be provided from Edison Road and would be via the existing public house car 

park. The vehicular access point would lead to new internal access road which would be provided to ensure 
vehicles can navigate to the dwellings, whilst also being able to enter and leave the development in a forward gear . 
The Council’s Highway Engineer is satisfied that one vehicular access point is sufficient to serve the proposed 

development and provide adequate circulation and movement of vehicles around the site.  Pedestrian access to 
the site would also be via the same entrance point. 
 

Further details can be found in the Highway and Parking Section of this report.  
 
The development would comprise of eight dwellings; these have been divided into two small terraces and one pair 

of semi-detached (corner) houses. This reduces the massing on the site ensuring that the buildings are subservient 
to the Rock House whilst keeping to a low number of individual buildings. The plan form is in an “L” shape with the 
rear gardens of each plot facing outwards. This keeps a generous distance between the new houses and the 

surrounding dwellings to maintain privacy.  
 
This layout also keeps a clear open square expanse between the access to the site and the buildings ensuring an 

open and spacious feel upon entry to the development. The houses are set away from the street frontage affording 
some privacy for future residents.  
 

The building’s fenestration would allow for natural surveillance to the front and rear of the properties. The proposed 
front boundary treatment would be open plan. Overall, the layout of the proposed development is considered to be 
acceptable. 

 
The whole site is 0.24 hectares meaning that the eight dwellings would sit comfortably within the plot. Although 
indicative landscaping proposals have been submitted, it is evident that the soft landscaping will enhance the 

attractiveness and character of the surrounding built environment whilst softening the extent of hardstanding 
associated with the site. In progressing forward with a landscaping plan, it is essential that the soft and hard 



 

 
landscaping works are appropriate for this location within a i.e. within a conservation area. A condition has been 
attached which requires full/further details of the both the hard and soft landscaping.  

 
The footprint and siting of the proposed dwellings is considered to be acceptable and would ensure sufficient space 
is retained for car parking and amenity of future residents.  The initial development sought by the applicant was for 

the erection of 6no. semi-detached dwellings however, after discussions with the applicant, this has been revised to 
the current development, which is considered to be a significant improvement on the previously proposed layout.   
The revised proposal incorporates houses which are similar in size and proportion to the existing properties in the 

locality, the majority of which are traditional semi-detached houses with projecting front bay windows. Thus the 
scheme has been designed to reflect the Victorian and later character of the area. In addition the legibility of the 
site has been improved with the loss of the large grassed area to the front, being replaced by a larger internal road, 

footpaths, improved parking locations and bin stores. 

 
It is considered that the scale and massing of the proposed development is in keeping with the existing character of 
the area and would not appear incongruous within the street scene due to it set back position.  

 
 

  
Initial Site Layout    Revised Site Layout 

 
 

 
The area comprises a mix of building types of differing design and includes a variance in heights and materials. 
Materials used within the wider area are predominantly red brick, although there are also some examples of render 
and paint. The proposed dwellings are of a more modern design but which reflect the local vernacular.  It is 

important to note, however, that the success of the scheme rests upon the quality of the materials. In this regard it 
is considered reasonably necessary to attach a condition to any grant of permission requesting the submission of 
the materials and also a comprehensive landscaping scheme as above.  

 



 

 
A bin collection point will be provided beside the internal access road. Each house will be provided with its own 
bin/cycle store to the rear. This approach is considered to be acceptable, however the design of the storage area 

has not been provided. In the interests of visual amenity, a condition is recommended to require the submission of 
details of the design of the bin store prior to first occupation of the development. 
 

The potential impact the development may have on the existing trees on site are discussed in detail later in the 
report.  
 

The proposal is considered to be in accordance with Policies DES1 and DES9 of the UDP.  
 
Design & Crime 

 
The Design and Crime Supplementary Planning Document contains a number of policies used to assess and 
determine planning applications and is intended as a guide in designing out crime.  

 
Policy DC3 of the Design and Crime SPD advises that the main access to a building should be visible from the street 
to ensure natural surveillance and also promote a sense of safety. The proposed main entrance doors to the dwellings 

would be located centrally within the main front elevations. It is considered that the entrances would benefit from 
sufficient levels of natural surveillance. This would discourage crime and reduce the fear of crime as it removes hiding 
places for criminals and improves visibility for users in accordance with policy DES10 and policy DC15 of the above 

mentioned guidance.  
 
Amenity  

 
i) Impact on existing residents 
 

Air Quality and noise are discussed under the relevant sections of the report below and are considered acceptable 
subject to conditions.  
 

In order to ensure that neighbouring land users do not experience a loss of amenity by virtue of a loss of light, 
privacy and/or any overbearing impact, as well as ensuring future occupiers of the proposed development are 
provided with satisfactory light and outlook from their habitable rooms, the following separation distances should be 
maintained between the existing and proposed dwellings and within the application site itself –  

 21m between facing habitable room windows 

 13m between ground floor habitable room windows and a two-storey gable (additional distance would be 
required for higher gables) 

 9m between a habitable room window and a gable of the same storey height 

 
The proposed dwellings would be arranged in an ‘L’ shaped format and are sited relatively centrally within the site 
with the front elevations of dwellings overlooking the front garden areas and access road of the development.  

In respect of plots 1, 2 & 3, distances of approximately 15m would be maintained to the proposed rear boundaries. 

The nearby block of flats is offset from these three units and therefore does not face their rear windows. A  20.5m 
separation distance exists to the corner of the block of flats. Consequently it is considered that the proposal would 
not result in any unacceptable loss of privacy to these flats.  

Plot No.1 would introduce a non-habitable room window into its side elevation at first floor level. This window would 

be located approximately 3.5m from the common boundary with No. 20 Ashford Avenue. Therefore, a condition 
would be attached to ensure obscure glazing is fitted and maintained to this window.  

The dwellings within Plots 4 and 5 would be located approximately 14.5m from their rear boundary and a 
separation distance of approximately 22m would be retained to the nearest residential block itself. Plot 5 would 

maintain a distance of 9.4m to the rear boundary and a distance of approximately 22.4m to no.46 Peel Green 
Road, which is considered to be acceptable. 

Plots 6, 7 & 8 would maintain distances to the rear common boundaries with 42 & 44 Peel Green Road ranging in 
from 6.8m to 7.9m and approximately 19.5m to the dwellings themselves. Given that the neighbouring dwellings 

will also be set on a higher level by approximately 3m, and No.44 has a row of tall evergreen trees along its rear 
boundary, it is not considered that the proposed development would result in any unacceptable loss of privacy or 
overlooking to these dwellings.  



 

 
Given the size and siting of the proposed dwellings and their relationship both with each other and the existing 
neighbouring dwellings, neither the future occupiers nor existing neighbours would experience any unacceptable 
loss of light or overbearing impacts from the development.  

In respect of noise, the proposal is for residential development and it is therefore considered that there would not 
be any unacceptable noise resulting from the development.  

It is not considered that the proposal would result in any unacceptable impact on the occupiers of neighbouring 
residential dwellings.  

 
iii) Impact On Future Occupiers 

 

The proposed dwellings would have an acceptable internal layout with each room having an external outlook and 
access to natural light.  The dwellings would all have adequately sized external amenity space ranging from 
approximately 40m2 to 149m2, which is considered acceptable for dwellings of this size.  

 
It is not considered that the proposal would result in any unacceptable impact on the occupiers of neighbouring 
residential dwellings and would present the future occupiers of the development with adequate levels of amenity. 

The proposal is therefore considered to be in accordance with policy DES7 of the adopted UDP.  
 
Air Quality  

 
The proposed development is not within the Greater Manchester Air Quality Management Area.  The scale and 
nature of the development is not likely to have a significant impact on traffic.  As such the Local Planning Authority 

has no objections to the development on Air Quality Grounds. 
 
Noise 

 
The proposal is for a residential use located within a predominantly residential area. The Local Planning Authority ’s 
Noise Officer has been consulted and has advised that there are no specific noise restrictions assoc iated with the 

development; however, a condition has been attached to mitigate the construction impacts from noise / dust etc.  
through adherence to a Construction Environment Management Plan.  
 

 
 
 

Land Contamination 
 
The site has been used as a bowling green since the 19th Century.  The proposed end use is for residential 

properties with private gardens, which are considered a sensitive end use with respect to land contamination risk.  
 
The desk study report submitted with the application has assessed the potential for a pollution linkage between any 

identified source, and a receptor.  The assessment considers there is a low risk of significant contamination being 
present, however a watching brief is proposed to ensure any contamination discovered during groundworks is dealt 
with effectively. 

 
The conclusions of the report are accepted and as such the LPA has no objections to the application subject to a 
condition being attached in respect of a watching brief.  

 
Trees 
 

A BS 5837 Tree Survey Report has been supplied to support the planning application. The report was carried out in 
June 2020. None of the trees are protected by way of tree preservation order(s) but are protected by virtue of being 
located within a Conservation Area. 

 
A total of six groups were surveyed and plotted in order to assess their health and dimensions in accordance with 
the British Standard. In general, the trees on or affecting the site were found to be in poor to moderate condition for 

their age and species as they are all self-sown scrub trees. Any works identified within the data tables should take 
place regardless of development, in line with best practice. The quality rating for the trees on or affecting this site can 
be summarised as follows: 

 
U – 3 groups (G1, G2 & G3) 



 

 
A – 0 groups 
B – 1 group (G6) 

C – 2 groups (G4 & G5) 
 
The below Implications Table details the Root Protection Area (RPA) in accordance with the 

British Standard 5837:2012 Trees in relation to design, demolition and construction – Recommendations.  
 
This information can then be used in accordance with BS 5837:2012 to determine whether the development will 

have a detrimental impact on the health of the trees. Once this has been determined remedial measures can be 
detailed to reduce the impact the proposals will have. 
 

 
 

Clear access to the development will be required from the car park off Edison Road. Therefore, in order to 
accommodate the proposed development, it would be necessary to remove the Tree Group No’s. G1 and G2, 
together with some smaller, insignificant trees and shrubs. Due to their condition (Cat U), these trees should also 

be removed as part of good Arboricultural management of the site.  
 
Tree Group G3 (Cat U) should also be removed as part of good Arboricultural management of the site.  

The 3 remaining groups, G6 (category B) along with G4 and G5 (category C) would be retained.  Conditions would 
be attached to ensure that the remaining trees on site are protected during the construction phase of the 
development. 

Mitigation planting details have not been submitted with the tree report but are alluded to at paragraph 5.1.2.  A 
replacement tree scheme has been supplied separately from the Arboricultural report, entitled ‘Proposed Hard & Soft 
Landscaping Plan’, which is considered fit for purpose and will ensure suitably sized replacement trees are planted 

within the site.  

Subject to the above the proposal is considered to be in accordance with policy DES9 of the adopted UDP and the 
Trees and Development SPD.  

 
Ecology 
 

The proposed development would result in the demolition of a small pavilion. Therefore the applicants have submitted 
an Ecological Appraisal of the site. 

The report outlines the findings of a field survey, namely the bowling green. The Survey aims to identify habitats 

and species which are either of importance in terms of their conservation value, or are afforded statutory legal 
protection. 
 

The report states that the trees present around the site boundaries comprise of sycamore and hawthorn. The trees 
are all young and have not developed any suitable potential roosting features for bats.  
 

The pavilion present comprises of a small, wooden shed with a mono pitched roof clad in mineral felt. It is 
approximately 6m x 3m in area and approximately 2.5m in height.  The shed has windows and open doors at its 
east face and so is brightly lit internally. The interior of the shed comprises of painted, boarded wooden walls and 

does not have a roof void.  
 
The pavilion does not offer any suitable potential roosting features and so is considered to be of ‘negligible’ 

suitability for roosting bats. Nevertheless, if any roosting bats are encountered during site clearance, then work 
should immediately stop and further advice should be sought from a licensed bat worker. An informative has been 



 

 
attached which advises the developers of their responsibilities in respect of bats during the construction of any 
development. 

 
It is considered unlikely that the site would support any protected species however the scrub and young t rees offer 
some potential bird nesting habitat. It is recommended that works to clear the scrub or trees should avoid taking 

place during the breeding bird season (March-August inclusive).  Where this is not possible, a check for breeding 
birds should be carried out immediately prior to the start of works by an appropriately qualified ecologist. An 
informative has been attached which advises the developers of their responsibilities in respect of birds during the 

construction of any development. 
 
In addition, the scheme would incorporate biodiversity improvements in the development in the form of landscaping 

and replacement tree planting which would contribute towards net gains for biodiversity on the site.  
 
Subject to the above the proposal is considered to meet the stipulations of paragraph 175 of the NPPF 

 
Flood Risk & Drainage 
 

The NPPF states that inappropriate development in areas at risk of flooding should be avoided by directing 
development away from areas at highest risk. The NPPF states that when determining planning applications local 
planning authorities should ensure flood risk is not increased elsewhere.  

 
Due to updated modelling the site is now classed as Flood Zone 1 according to the Flood Map for Planning. Whilst a 
Flood Risk Assessment has been provided, this is now not a requirement. According to both the NPPG and the NPPF, 

sequential and exception tests are not required for this type of development  in this Flood Zone. The proposal is for a 
new residential building and is classified as 'more vulnerable' in the Flood Risk Vulnerability Classification of the 
NPPG. According to table 3: Flood risk vulnerability and flood zone 'compatibility' of the NPPG, residential / more 

vulnerable development is considered to be appropriate within Flood Zone 1  .  
 
Drainage strategy 

 
A drainage strategy has been provided which notes that the discharge rate is limited to circa 37l/s based on the 
pre-development discharge rate.  The LPA considers that if no existing connection from the site exists the 

discharge rate should be limited to greenfield rates. A condition has been attached to ensure this. 
 
Having regard to the above, and subject to appropriately worded conditions, it is considered that the development 

would not be at significant risk of a flooding event and would not result in any significant additional risk of flooding 
elsewhere in accordance with policy EN19 of the UDP the NPPF. 
 

Highways and Parking 

The applicant is proposing to build 6 No. 3 bedroomed dwellings and 2 No.4 bedroom dwelling houses, along with 
residential car parking for 11 vehicles. The site will be accessed from Edison Road through an existing car park which 

serves the Rock House public house. 
 
Internal Site Layout 

 



 

 
The proposal also includes formilsing the public house car park with 16 parking spaces, of which the Local P lanning 
Authority has no raised concerns in terms of is layout and bay dimension.  

Eleven parking spaces have been provided for the housing element and are arranged in a suitable manner. This  
level of provision complies with the Council’s car parking standards, as set out within the UDP, which recommend a 
maximum of 1.5 spaces per dwelling. 

Access Arrangement  
 
With reference to drawing No.20.62/10.00/Proposed Site Plan, the drawing shows modification of the existing access 

point which includes reconstructing of the existing drop kerb to current standard and extending it past and including 
the adjacent property (No.46 Edison Road) driveway.  

On the north side of the main access that serves both the housing element and the public house car park, there is  

an 11m length of 2m wide footway linking from the adopted footway of Edison Road, the footway.  The existing access 
point will be changed from a vehicle crossover point to a formalised junction with tactile paving to either side of the 
junction. The applicant has provided a footway from the south side of the access to the entrance to the pub car park , 

which allows pedestrians a safe route into and out of the site, minimising any conflict with vehicular traffic. A condition 
will be attached to ensure that the both the vehicular and pedestrian entrances are constructed and available for use 
prior to first occupation of the development. 

Waste and Storage Collection 

The submitted site plans indicate that a bin collection area would be provided to the north of the access point on 
Edison Road and has space for 12 no bins beside the access road, so that bins can be collected from the kerbside 
on Edison Road. It is considered that this is an appropriately sized area for the collection of refuse for the 

development. A condition would be attached to ensure the explicit details of the bin store are submitted to the Local 
Planning Authority prior to the occupation of the dwellings.  

Planning Obligations 
 

As stated above the application proposes the redevelopment of the site to provide 8 residential units which would 
result in the loss of current recreation provision in the form of a former bowling green. In accordance with the Planning 
Obligations SPD a commuted sum of £150,000 is required towards the provision of replacement open space and 

recreation improvements at Patricroft Park.  Subject to the above commuted sum being secured the proposal is 
considered to be in accordance with policy DEV5 of the adopted UDP. 
 

Other Issues 
 
The LPA is of the opinion that any further extensions, to plots 6, 7 and 8 (especially to the rear of the dwellings and 

which would normally be granted deemed consent by the Town and Country Planning General Permitted Order 2015) 
would reduce the amount of rear amenity space currently afforded to the dwellings and may also impac t upon the 
residential amenity of existing, facing neighbouring dwellings and also the future occupiers of the proposed dwellings.  

The Local Planning Authority has therefore removed permitted development rights (as afforded by Schedule 2, Part 
1, Class A of the Town and Country Planning (General Permitted Development) Order 2015.  
 

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

 
I. The City Solicitor be authorised to enter into a legal obligation under Section 106 of the Town and Country 

Planning Act 1990 to secure the following heads of terms: 

- £150,000 towards the provision of open space and recreation improvements at Patricroft Recreation 
Ground; and/or Eccles Recreation Ground; and/or Winton Park 

-  

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

 

III. That authority be given for the decision notice relating to the application be issued, (subject to the 
conditions and reasons stated below) on completion of the above-mentioned legal obligation. 

 



 

 
Approve 
 

 
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:  

   
 Site Location Plan 0.00 A Dated 03.06.2020 
 Proposed Site Plan 10.00 I dated 25.11.2020 

 Proposed Elevations Plot 4 and 5 10.06 A dated 25.11.2020 
 Proposed Elevations Plots 1-3 and 6-8 10.02 B dated 25.11.2020 
 Proposed Floor Plans Plots 4-5 10.05 A dated 25.11.2020 

 Proposed Floor Plans Plots 1-3 and 6-8 10.01 B dated 25.11.2020 
 Proposed Hard and Soft Landscaping Plan 10.03 D dated 27.04.2021 
 

 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 full details (including samples where appropriate) of the materials to be used externally on 
the building(s) have been submitted to and approved in writing by the Local Planning Authority.  A sample 
panel of the materials, the size of which shall first be agreed in writing by the local planning authority, shall 

be erected on site prior to any discharge application relating to this condition being submitted and shall be 
available for inspection by the local planning authority.  The sample panel shall include full details of the 
colour, type and design of jointing/coursing materials.  The development shall be constructed in accordance 

with the approved materials.  
  
 Reason: In order to ensure a satisfactory appearance in the interests of visual amenity in accordance with 

Policy DES1 of the City of Salford Unitary Development Plan and the requirements of the National Planning 
Policy Framework. 

 

4. a) Notwithstanding the details shown on the approved plans, the development hereby permitted shall not be 
occupied until full details of both hard and soft landscaping works have been submitted to and approved in 
writing by the Local Planning Authority. The details shall include the formation of any banks, terraces or other 

earthworks, hard surfaced areas and materials, boundary treatments, external lighting, planting plans, 
specifications and schedules (including planting size, species and numbers/densities), existing plants / trees 
to be retained and a scheme for the timing / phasing of implementation works. 

 
 (b) The landscaping works shall be carried out in accordance with the approved scheme for timing / phasing 

of implementation or within 18 months of first occupation of the development hereby permitted, whichever is 

the later. 
 
 (c) Any trees or shrubs planted or retained in accordance with this condition which are removed, uprooted, 

destroyed, die or become severely damaged or become seriously diseased within 5 years of planting shall 
be replaced within the next planting season by trees or shrubs of similar size and species to those originally 
required to be planted. 

 
 Reason:  To ensure that the site is satisfactorily landscaped having regard to its location and the nature of 

the proposed development and in accordance with Policies DES1 and DES9 of the City of Salford Unitary 

Development Plan and the National Planning Policy Framework.  
 
5. The window in the side elevation of plot 1 at first floor level and facing the common boundary with No.20 

Ashford Avenue; 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). 

  

 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.  

 



 

 
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. During the period of construction, should contamination be found on site that has not been previously 
identified, no further works shall be undertaken in the affected area. Prior to further works being carried out 
in the affected area, the contamination shall be reported to the Local Planning Authority within a maximum of 

5 days from the discovery, a further contaminated land assessment shall be carried out, and appropriate 
mitigation identified and agreed in writing by the Local Planning Authority.  The development shall be 
undertaken in accordance with the agreed mitigation scheme. 

 
 Reason:  To prevent pollution of the water environment and to ensure the safe development of the site in the 

interests of the amenity of future occupiers in accordance with Policy EN17 of the City of Salford Unitary 

Development Plan and the National Planning Policy Framework. 
 
8. No development shall be started until all the retained trees within (or overhanging) the site as shown at [Tree 

Protection Plan (TPP), Drawing No: MY773/RHE/03 REV A; within Report Ref: PM/FULL/24/06/20], have 
been surrounded by substantial fences.  Such fences shall be erected in accordance with the fence 
specification submitted in the [Report Ref: PM/FULL/24/06/20, shown at Section 6] in the positions as shown 

at [TPP, Drawing No: MY773/RHE/03 REV A] and shall remain until all development is completed and 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. 

 
 Reason for pre-commencement condition:  Any works on site could harm the remaining trees if not properly 

managed; so the agreed protective fencing needs to be installed in advance of works starting.  

 



 

 
9. The development hereby approved shall be carried out in accordance with the submitted Arboricultural 

Method Statement [Document Ref: PM/FULL/24/06/20]. 

 
 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. 

 
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 Proposed Site Layout and prior to first occupation of the 
development, details of the proposed bin store shelter shall be submitted to and approved in writing by the 
Local Planning Authority. The approved bin store shall be installed prior to first occupation of the 

development and retained thereafter. 
   
 Reason: In the interests of visual amenity and security in accordance with Policies DES10 and DES1 of the 

City of Salford Unitary Development Plan and the National Planning Policy Framework.  
 
12. 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 to greenfield rates, 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;  
  
 oNPPF,  

 oWater Framework Directive and the NW River Basin Management Plan 
 oThe national Planning Practice Guidance and the Non-Statutory Technical Standards for Sustainable 

Drainage Systems (March 2015) 

 oManchester, Salford, Trafford Strategic Flood Risk Assessment (SFRA) (2011) and associated technical 
guidance 

 oEnvironment Agency Pollution Prevention Guidelines (now withdrawn) 

 oFlood Risk Assessment/SuDS Requirements for new developments (Salford's SuDS Checklist) 
 
 Reason for pre-commencement condition:  The drainage works are one of the first operations that will take 

place on the Site so it is important that the details of foul and surface water drainage have been submitted to 
and approved prior to the commencement of the development. 

 

13. Notwithstanding the details shown on the drawings hereby approved, the development shall not be brought 
into first occupation until full details of the bowling green public art have been submitted to, and approved in 
writing by, the Local Planning Authority. The approved public art shall be implemented and displayed prior to 

the occupation of the development hereby approved and shall be retained thereafter.  
 
 Reason: To protect the significance of the heritage asset formerly on the site in accordance with Policy CH3 

of the city of Salford Unitary Development Plan and the National Planning Policy Framework.  
 
14. Notwithstanding the provisions of Article 3 and Schedule 2 of the Town and Country Planning (General 

Permitted Development) Order 2015 (and any subsequent amending order), there shall be no development , 
as permitted by Class A, Part1, of Schedule 2 of the above Order,  within the curtilage of plots 6, 7 and 8 (as 
shown on drawing no. 10.00 K) hereby approved without the prior grant of planning permission by the Local 

Planning Authority. 
  



 

 
 Reason: To prevent development which could harm local character and/or neighbouring amenity in 

accordance with policies DES1, and DES7 of the City of Salford Unitary Development Plan. 

 
 
Notes to Applicant 

 
 
1. STANDING ADVICE - DEVELOPMENT LOW RISK AREA 

 
 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  
 
 Standing Advice valid from 1st January 2021 until 31st December 2022 

 
2. 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.  

 

3. With respect to gas protection measures the applicant's attention is drawn to BRE 414, Protection Measures 
for Housing on Gas-Contaminated Sites.  In addition the requirements of BS8845:2015 Code of Practice for 
the design of protective measures for methane and carbon dioxide ground gases for new buildings should be 

followed for installation and  the verification requirements of CIRIA C735 Good Practice on the Testing and 
Verification of Protection Systems for Buildings against Hazardous Ground Gasses will need to be 
submitted.   

 
 Verification of gas protection systems needs to be undertaken during the construction process, or the 

applicant may not be able to discharge the condition.  This can lead to issues with property searches and / or 

mortgage at a later time. 
 
4. 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.  You are therefore advised to seek the 
advice of a suitably qualified ecologist before commencing works on site.  

 
5. 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. 

 

 
6. All works to the highway to be delivered by an S171 agreement and Greater Manchester Roads Activities 

Permit Scheme (GMRAPS).  

  
 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.  

  



 

 
 Applicant must ensure existing utilities (ie BT floor box) are reinforced or relocated and have permission 

from the statutory undertakers prior to undertaking any work within the vicinity of the utility within the 

footway and also ensure the construction of the existing carriageway is protected. 
  
 Regarding to adopted carriageway and footways, any amendments to the carriageway need to be re-

instated using similar materials or a material that is recommended by the council engineers.  
  
 More information of the provision of Dropped Kerbs in Salford can be found on the SCC website here 

https://www.salford.gov.uk/parking-roads-and-travel/footpaths-and-pavements/dropped-kerbs-car-access-
to-properties/ 

 

7. Dilapidation Survey: 
 Developer shall contact John Horrocks to arrange a full dilapidation/Condition Survey of all adopted 

highways surrounding the site prior to works commencing on site. Tel: 0161 603 4046 

  
 Highway Permits/Licensing: 
 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 

  
 General Highway Information: 
 Requests for general Information regarding the adopted highway network shall be directed to the Loc al 

Highway Authority - John Horrocks- 0161 603 4046 
  
 Traffic Regulation Order and Traffic Management 

 The Developer shall contact Rob Owen to arrange for the TRO element of the development. Rob Owen 
0161 779 4848. 

 The Developer shall contact Rob Smith to arrange for the Temporary TRO and On-site Traffic Management 

element of the development. Rob Smith 0161 779 6165.  
 
 

 
 
 

 

 
 

 

https://www.salford.gov.uk/parking-roads-and-travel/footpaths-and-pavements/dropped-kerbs-car-access-to-properties/
https://www.salford.gov.uk/parking-roads-and-travel/footpaths-and-pavements/dropped-kerbs-car-access-to-properties/

