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PART I 

SECTION 1: APPLICATIONS FOR PLANNING PERMISSION  
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APPLICATION No: 22/80060/FUL 

APPLICANT: Mr Paul Thornton 

LOCATION: Buzz Bingo , Hankinson Way, Salford, M6 5JA 

PROPOSAL: Erection of 268 dwellings (Use Class C3) with landscaping, 

parking, access, and other associated works including 

demolition of all existing buildings and structures. 

WARD: Pendleton And Charlestown  

 
REASON FOR PANEL DECISION: The proposal concerns a residential development consisting of 

more than 50 units. 

 

 
 
Description of Site and Surrounding Area  

 
The application refers to an ‘L’ shaped corner plot within the heart of Pendleton that is bound by Belvedere Road 
and Hankinson Way.  The development area encompasses a building known as Buzz Bingo and its associated 

car park.  The entrance to the site is along the north boundary, along Belvedere Road.  The existing building on 
site comprises a single storey brick building with a hipped roof.  
 
The Site is surrounded by high-rise residential development to the East and South East, Pendleton Police Station 

to the North and Pendleton Town Centre to the West, comprising a two storey parade of retail units; surface car 
parking; and a KFC with drive-thru.  Belvedere Road runs parallel to the A6 linking up with Cross Lane; it is  mostly 
a street which provides access to the residential plots, tower blocks and Pendleton Police Station. 

 
Description of Proposal  
 

The proposal seeks permission for the erection of 268 dwellings (Use Class C3) with landscaping, parking,  
access, and other associated works including demolition of all existing buildings and structures.  The development 
would consist of three blocks, varying across the site from 6 to 9 storeys of residential development, with 

supporting infrastructure within a landscaped setting (note Image 1).   
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The development would provide 1, 2 and 3 bed flats and maisonettes.  The proposed maisonettes would create 
an opportunity for active frontages.  In the centre of the development, future occupants would have access to 
amenity space and car parking. Approximately 69 car parking spaces would be provided utilising the existing 

access off Belvedere Road.  In addition, suitable bicycle parking and E-bike charging would be provided within 
the building.  
    

Publicity 
 
Site Notice: Non HH Article 15    Date Displayed: 22 June 2022 

Reason:  Wider Publicity 
 
Press Advert:  Manchester Weekly News Salford Edition Date Published: 30 June 2022 

Reason:  Article 15 Standard Press Notice 
 
Neighbour Notification  

 
385 neighbouring occupiers have been notified of the application. 
 

 
Representations  
 

Two letters of representation have been received in response to then application publicity.  
 

Image 1: Proposed Layout 
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 C – comment received         R – officer response 

C The height of the proposal is such that it would block out the light of neighbouring property – 
4 storeys tall should be a max height.  Concerns with the density and height of building in 

relation to the size of the plot. 
 

R Please note the ‘residential amenity’ section of the analysis in relation to loss of light.  With 
regards to density and height, given the location and surrounding context, the proposal is 

considered to be acceptable in this regard.  
 

C Noise from the proposed building once completed, as in noise from residents and visitors  
coming and going and possible disputes over lack of parking. The proposed balconies would 

also provide opportunities for anti-social behaviour – furthering an existing problem with noise 
(music from balconies).   
 

R Noise from comings and goings is accepted toa degree within a dense urban environment.   

If noise nuisance does arise this can be dealt with under separate regulations.  
 

C Where is the vehicle entrance to this new development going to be situated? The council are 
already planning to divert buses from Broad Street to Belvedere Road, moving congestion 

from one place to another. 
 

R The access would be the same as that existing.  From an impact-on-the-highway-network  
perspective, there would be a  small, forecasted increase in trips during the peaks but overall  

there would be a decrease in movements over 24-hours.   
 

C Which social landlord is going to manage these homes? You must already have one in mind.  
 

R This has not been determined yet. 

 

C Issues with the outlook being compromised, i.e. looking onto the building, years of disruption,  
noise and dust with windows being unable to be opened during working hours. Foul language 
from workforce as on most building sites. 

 

R The use of the term outlook in this case concerns the view over the site.  No one has a ‘right’ 
to a view.  However, adjacent occupiers should not experience detrimental harm with regards 
to overshadowing, dominance or overlooking.  These matters are discussed within the 

residential amenity section of the analysis.  Construction noise and dust can be kept to a 
minimum by the Local Planning Authority imposing a condition concerning a Construction 
Method Statement, which is recommended.   

 

C Not enough parking spaces for the size of the building.  72 spaces have been outlined for 
over 217 properties.   Parking in the area is prime and not sufficient overall.   There are 6 high 
rise blocks directly to the rear of this development that do not have enough car parking 

spaces for the number of vehicles. This will now be affected even more by this development 
no doubt impacting on the desirability of both areas. 
 

R Please note the ‘highway safety’ section of the analysis in relation to this matter.   

 

C Whilst there is a direct line of sight through the development towards St James House,  
overall, the outlook is compromised.  Some might argue that this would be a better outlook 
than looking at Salford Shopping City but this is not the view of local people who watch out  

for other things/people/transport and use this as a supportive mechanism.   In addition,  
residents on the 4th floor and over of Beech Court have views of Buile Hill Park, Winter Hill  
and the moors.  This development is very close and will take away that sense of space that 

has been really helpful particularly to people suffering from mental health issues.  
 

R Unfortunately, no one has the ‘right’ to a view.   
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C It is unclear what refuse and recycling arrangements are in place.   The area already is 
affected by pests and vermin which will be exacerbated should adequate arrangements not  

be put in place. 
 

R Each building would have its own dedicated store.  The details of how often these stores 
would be emptied etc is proposed to be sought via condition.  

   

C Impact on local NHS and school resources which are already stretched to capacity 
particularly considering all the other housing development in the Pendleton area.  
 

R The capacity of local services is managed outside of the planning process. 

 

 
 
Relevant Site History 

 
No relevant site history.     
 

Consultations 
 
Greater Manchester Archaeological Advisory Service 

The application is supported by an archaeological desk-based assessment (DBA) prepared by Salford 
Archaeology (May 2022).  GMAAS acknowledges that any remains within the application site will be of 
no more than local or regional significance and concur with the conclusions of the DBA that they could be 

appropriately investigated by a scheme of archaeological investigation in advance of the onset of 
development groundworks. 

 

Greater Manchester Ecological Unit 
No objection subject to conditions being imposed on any grant of consent.     

 

Greater Manchester Fire and Rescue Services 
No comments received to date   

 

Design for Security  
No objection subject to the layout issues within Section 3.3 being addressed and recommend that the 
physical security measures within Section 4 of the Crime Impact Statement are conditioned.  

 
Highways 

No objection subject to conditions being imposed.   

 
Air Quality, Noise, Contaminated Land 

No objection subject to conditions being imposed on any grant of consent.     

 
Senior Drainage Engineer 
 No objection subject to conditions.   

 
United Utilities Water Ltd 

Request a drainage strategy condition is attached to any subsequent Decision Notice.  

 
Planning Policy 
 

Development Plan Policy 
 
Unitary Development Plan - Policy ST1 Sustainable Urban Neighbourhoods 

Unitary Development Plan - Policy DES1 Respecting Context 
Unitary Development Plan - Policy DES2 Circulation and Movement 
Unitary Development Plan - Policy DES5 Tall Buildings 

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

Unitary Development Plan - Policy H1 Provision of New Housing Development 
Unitary Development Plan - Policy H4 Affordable Housing 
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 EN17 Pollution Control 

Unitary Development Plan - Policy EN19 Flood Risk and Surface Water 
Unitary Development Plan - Policy DEV5 Planning Conditions and Obligations 
 

Supplementary Planning Policy 
 
Supplementary Planning Document Planning Obligations 

 
Local Planning Policy 
 

There are currently two emerging plans to consider. 

First, Places for Everyone Publication Plan, the joint Development Plan Document for nine distri cts in Greater 
Manchester, which was published for consultation under Regulation 19 of the Town and Country Planning (Local 

Planning) (England) Regulations 2012 on 9 August 2021. Representations were invited until 3 October 2021; the 
plan was submitted to the Secretary of State for examination on 14 February 2022 and examination hearings are 
due to commence in Summer 2022. The emerging policies which are relevant to this application are discussed 

where applicable in this report with appropriate weight being afforded in accordance with NPPF paragraph 48. 
 
Second, the Publication Salford Local Plan: Development Management Policies and Designations (SLP:DMP), 

which was published on 27 January 2020 and comments were invited until 20 March 2020.   An Addendum was 
published on 5 February 2021 and comments were invited on this until 19 March 2021.  The Publication SMP:DMP 
and the Addendum were submitted to the Secretary of State for examination on 30 June 2021 and the examination 

hearings took place over 7 days in December 2021. The plan has been subject to a significant amount of public 
consultation in previous stages of its production and the city council has considered the comments made to 
determine the extent to which there are unresolved objections to its policies . Those policies (i.e. the Publication 

SLP:DMP policies as modified through the Addendum) which are relevant to this application are discussed where 
appropriate in this report with appropriate weight being afforded in accordance with NPPF paragraph 48. It is 
expected that the SLP:DMP will be adopted in Autumn 2022.  

 
Emerging Salford Local Plan 
 

 Policy F3 Inclusive places 

 Policy A1 Supporting sustainable transport 

 Policy A2 Transport hierarchy and sustainable streets 

 Policy WA4  Development and flood risk 

 Policy D1 Design principles 

 Policy D3 Layout and access 

 Policy D4 Spaces 

 Policy D5 Amenity 

 Policy D6 Design and crime 

 Policy GI6 Trees, woodland and hedgerows 

 Policy HE1 Heritage Protection  
 
National Planning Policy 

 
National Planning Policy Framework 
 

The National Planning Policy Framework (NPPF) paragraph 48 establishes that local planning authorities may 
give weight to relevant policies in emerging plans according to:  

(a) The stage of preparation of the emerging plan (the more advanced its preparation, the greater the weight  

that may be given); 
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(b) The extent to which there are unresolved objections to relevant policies (the less significant the 

unresolved objections, the greater the weight that may be given); and 
(c) The degree of consistency of the relevant policies in the emerging plan to the NPPF (the closer the policies 

in the emerging plan to the policies in the NPPF, the greater the weight that may be given).  

 
In addition, NPPF paragraph 219 establishes that existing policies (such as Salford’s UDP) are not out-of-date 
simply because they were adopted or made prior to the publication of NPPF.   Due weight should be given to them, 

according to their degree of consistency with the NPPF, and the closer the policies in the UDP to the policies in 
the NPPF, the greater the weight that may be given. 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.  
 
Planning (Listed Building and Conservation Areas) Act 1990 

 
Sections 16(2) and 66(1) of the Act require that ‘special regard to the desirability of preserving the building or its 
setting or any features of special architectural or historic interest which it possesses’ is had.  Preservation in this 

context means not harming the interest in the building, as opposed to keeping it utterly unchanged (Historic 
England, webpage entitled ‘Decisions: Legal Requirements for Listed Building and Other Consents’).  
 

Appraisal  
 
Principle 

 
Planning decisions should promote an effective use of land in meeting need for homes and other uses, according 
to paragraph 119 of the National Planning Policy Framework 2021 (NPPF).  Paragraph 120c) outlines that 

substantial weight should be given to ‘using suitable brownfield land within settlements for homes and other 
identified needs’.  Paragraph 123(a) confirms planning decisions should give substantial weight to the value of 
using suitable brownfield land; particularly making effective use of land for residential development where there 

is demand, provided this would not undermine key economic sectors.  
 
NPPF Annex 2: Glossary defines previously developed land as land which is or was occupied by a permanent  

structure, including the curtilage of the developed land (although it should not be assumed that the whole of the 
curtilage should be developed) and any associated fixed surface infrastructure. This excludes: land that is or was 
last occupied by agricultural or forestry buildings; land that has been developed for minerals extraction or waste 

disposal by landfill, where provision for restoration has been made through development management 
procedures; land in built-up areas such as residential gardens, parks, recreation grounds and allotments; and 
land that was previously developed but where the remains of the permanent structure or fixed surface structure 

have blended into the landscape. 
 
As previously outlined, the site currently houses a building and associated infrastructure.  Therefore, taking the 

above definition into account, the host site is considered brownfield land.   
 
Loss of Community Use 

 
As previously outlined, the current use of the existing building is a Bingo Hall.  The issue of whether a bingo hall 
is a community use / facility has been fully considered.  It is considered that a bingo hall is a leisure facility which 

could be enjoyed by groups of friends within the community , however, it does not accord with the part of the 
framework relating to enhancing the sustainability of communities and residential environments (NPPF paragraph 
93a). In addition, a bingo hall is not considered to be essential to health and well -being (NPPF paragraph 93b) 

and could be detrimental to this purpose in some cases given it is form of gambling. Lastly, it is not considered 
that a bingo hall is a facility or service that is critical to meeting the day -to-day needs of the community (NPPF 
paragraph 93c).  Considering this, policy EHC4 of the UDP is not considered to be applicable to the determination 

of this application. Therefore, there are no objections in policy terms to the loss of the exiting Bingo Hall and the 
redevelopment of the wider site. 
 

Town Centre Use 
 
As illustrated by Image 2, the Site (marked with a map pin) is located adjacent to (but not within) the defined 

Pendleton town centre boundary (saved UDP Policy S1) - directly east of Salford Shopping City.  The Pendleton 
Planning Guidance Document sets out a clear framework for the development and regeneration of Pendleton until 
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2025. The guidance states that positive consideration should be given to high density housing schemes within 

edge of town centre locations. 
 
Allocated town centres should meet most of the everyday needs of Salford’s residents for shops, other main town 

centre uses and facilities.  Therefore, a coordinated approach should be taken to the improvement of each town 
centre, with an emphasis on delivering a diverse range of uses that supports its vitality and viability.  Residential 
accommodation in town centres should be of a high density and not displace main town centre uses at ground 

floor level but complement them.   
 
As previously outlined, the entirety of the proposed development would provide a high-density residential 

development with maisonettes providing direct access onto street level. The maisonettes would provide an active 
frontage in lieu of a commercial use. Given that the shopping centre has vacant commercial units within i t, it is 
considered that it is not necessary in this instance to provide additional commercial floor-space on this site.  The 

development would also provide potential customers for Salford Shopping City, which would enhance the viability  
and vitality of the centre.  

 
Tenure, Size & Mix of Accommodation 

 
Saved UDP policy H1 of the unitary development plan (UDP) states 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 size, 

type, tenure and affordability”. It goes on to further state that in determining whether the proposed mix and density 
of dwellings on a site is appropriate and acceptable, regard will be had to 8 factors (criteria A to H).  
 

The Pendleton Planning Guidance Document sets out a clear framework for the development and regeneration 
of Pendleton until 2025.  The guidance document states, “All new housing will be required to contribute to the 
achievement of a balanced mix of dwelling type and tenure in the area.” 

 

Image 2: Proposals Map 
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The applicant is seeking to develop an affordable housing scheme but has not identified a Registered Provider to 

take over and manage the development once built.  Concern has been raised regarding a mono-tenure social 
housing estate being proposed, due to the current tenure offer within the area not being appropriately mixed.  
Therefore, in response, the applicant has proposed a mix of rented solutions.   

 
The application site is within a mid-value area (saved UDP policy H4).  Emerging Local Plan policy H4 requires a 
minimum contribution of 20% of the development to be provided as affordable housing (Social and Affordable 

Rent).  Affordable housing is defined in Annex 2 of the National Planning Policy Framework; “housing for sale or 
rent, for those whose needs are not met by the market (including housing that provides a subsidised route to 
home ownership and/or is for essential local workers)”.   

 
Given that the current tenure offer within the locality cannot be described as appropriately mixed, the development 
should be capped with regards to the amount of social and affordable rented units available.  The Pendleton 

Planning Guidance Document outlines that a 30% offer of social and affordable rented units would provide more 
of balance within the area.  Therefore, officer recommendation is that this development is capped with a maximum 
offer of 30% in this regard.  This provision can be secured by way of condition on any grant of consent.   

 
Fuel poverty is a particular issue for social housing residents in Pendleton.  Therefore, the apartments would be 
constructed with consideration to a fabric first approach and as such would have an enhanced thermal envelope 

to deliver significant reductions in energy demand and carbon emissions that improve upon current standards.  In 
addition, the scheme would utilise more sustainable energy generation measures through the use of air source 
heat pumps and PV panels. 

 
The Housing Planning Guidance supports the implementation of saved UDP policy H1.  Policy HOU1 of this 
Planning Guidance states that within this part of the city, where the proposed development is located, new 

developments should provide a broad mix of dwelling types; apartments should only be the predominant form of 
provision on sites in the most accessible locations.  The reasoned justification to the policy clarifies that houses 
should typically account for around 50-60% of the units or 70-80% of the land area. Alternative approaches may 

be permitted where it has been clearly demonstrated by the applicant that there are specific circumstances that 
justify this, particularly having regard to criteria A-H of UDP policy H1.  
 

The proposed development is for 268 apartments, which strictly speaking is contrary to policy HOU1 of the 
Housing Planning Guidance.  However, given the proximity to the town centre and the accessible location, a  
scheme of apartments is considered to be acceptable for this site.  

 
The development would comprise of a mix of one, two and three bedroom apartments.  In addition, maisonettes 
would be located to the ground floor providing activation at street level.  The mix would consist of the following: 

 

Size of Property 
(bedrooms) 

Number of Units % of Units 

1 117 44 

2 137 51 

3 10 4 

3 Maisonette 4 1 

Total  268 100 

 
The proposed development mix is considered to provide a broad and appropriate mix of dwelling types.  

 
Policy HOU2 of the housing planning guidance further requires that where apartments are proposed they should 
provide a broad mix of dwelling sizes, both in terms of the number of bedrooms and the net residential floorspace.  

Small dwellings (i.e. studios and 1 bed apartments) should not predominate, and a significant proportion of 3 
bedroom apartments should be provided wherever practicable. Paragraph 4.31 of the reasoned justification 
clarifies that the majority of apartments should have two or three bedrooms.   As identified by the table above,  

56% of the development would consist of 2 or 3 bedroomed apartments or maisonettes, which also meet NDSS 
standards, so the proposal would be compliant with policy HOU2.   
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Principle Conclusion 

 
The proposal would provide a policy compliant mix of unit types and sizes within this edge of centre location.  The 
proposed tenue would be the subject of a condition to ensure that the amount of social and affordable rented units 

available is capped to ensure the development delivers an approximate mix of accommodation within an area that 
currently has a very limited choice.  With this condition in place, the proposed development would be an 
appropriate use of this brownfield site subject to other material considerations being met. 

 
Heritage  
 

The NPPF sets out that heritage assets are ‘an irreplaceable resource and should be conserved in a manner 
appropriate to their significance, so that they can be enjoyed for their contribution to the quality of life of exi sting 
and future generations’ (para 189).   

 
When determining an application that may have an impact upon local heritage assets, national planning policy 
requires that Local Planning Authorities (LPAs) seek applicant’s to ‘describe the significance of any heritage 

assets affected, including any contribution made by their setting.’ (para 194, NPPF).  The requirement for a 
heritage assessment is also reinforced within emerging Local Plan policy HE5.  In response to this, a detailed 
Heritage Statement has been prepared by Adapt Heritage and submitted as part of this application. This statement 

proportionately assesses the significance of heritage assets, and the nature and extent of any effects of the 
proposed development on that significance. 
 

When LPAs are determining planning applications, ensuring that the significance of heritage assets is preserved 
and enhanced, and that new development makes a valuable contribution to character and distinctiveness at a 
local level, is key (para 197, NPPF).  This approach is reinforced by the emerging Heritage Protection policy 

(HE1).  Both emerging policy HE1 and the NPPF identifies that heritage assets include both designated heritage 
assets and assets identified by the local planning authority (including local listing).   
 

There are three designated heritage sites within 250m of the site, all of which are Grade II listed, and there are 
eight others within the wider vicinity.  Due to the nature of their significance, topography, intervening development,  
and the way in which they are experienced, those in the wider vicinity would not be affected by the Proposed 

Development. 
 
With regards to the heritage assets in close proximity, Church of St Paul the Apostle, Paddington and attached 

Church Rooms, Vicarage, Garden Wall and Gates, War Memorial and Church of St Thomas, there has been 
significant change within their setting over the years with house clearance, large developments being constructed 
and the introduction of large infrastructure schemes (e.g. roundabouts and roads).  Furthermore, the application 

site itself does not contribute to the significance of the setting for the various assets described above.   
 
The settings of Church of St Paul the Apostle, Paddington and attached Church Rooms, Vicarage, Garden Wall 

and Gates, War Memorial and Church of St Thomas have undergone significant change in the relatively recent 
past.  Considering this, the intervening distance between the site and the heritage assets, and the quality of the 
applicant’s design, the proposed development would sustain and therefore preserve the setting of the identified 

heritage assets. Therefore, the requirements to protect the setting of St Thomas’ Church within the Pendleton 
Planning Guidance Document are met and s66 of the Planning (Listed Buildings and Conservation Areas) Act 
1990 is satisfied. 

 
The NPPF outlines that the ‘effect of an application on the significance of a non-designated heritage asset should 
be taken into account in determining the application.’ (para 203).  A balanced judgement is required concerning 

the harm of a proposal and the significance of the non-designated heritage asset (para 203, NPPF).  Saved policy 
CH8 also requires the impact of any development on a non-designated heritage asset to be a material planning 
consideration.  However, in this case, there are not any locally listed buildings or structures within the immediate 

vicinity of the application site. 
 
Heritage Conclusion 

 
As summarised above, and considered in further detail within the main body of the Heritage Statement, the 
proposed development would not have a detrimental impact upon the setting of the heritage asset s, thereby 

preserving their significance.  Therefore, the proposed development accords with paragraph 197 of the NPPF, 
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and saved policy CH8 of the UDP.  Moreover, the proposal accords with emerging Local Plan policy HE1 and 

HE5. 
 
Character and Appearance 

 
Saved UDP Policy DES1 states that development will be required to respond to its physical context, respect the 
positive character of the local area in which it is situated and contribute towards local identity and distinctiveness.  

The policy advises that in assessing the extent to which any development complies with this policy, regard will be 
had to a number of factors, including the relationship to existing buildings and landscape, the character, scale and 
pattern of streets and building plots, and the quality and appropriateness of proposed materials. 

 
The Pendleton Planning Guidance Document sets out a clear framework for the development and regeneration  
of Pendleton until 2025.  The design guidance from the guidance document states:  

 Development should reintroduce a strong pattern of inter-connecting streets and narrow excessively wide 
roads and roundabouts.  

 New development should follow this new street pattern to create perimeter blocks creating a strong edge 
to public spaces and providing overlooking of those spaces.  

 As streets are re-introduced, the provision of street trees and planting will help to create attractive streets 
and areas of public space.  

 Where gated developments are proposed for security reasons, they should be designed to ensure they 

do not block pedestrian routes and be visually unobtrusive.  
 
Site Layout, Height and Scale 

 
In relation to site layout, saved UDP Policy DES1 states that regard should be given to the scale of the proposed 
development in relation to its surroundings and the street’s vertical and horizontal rhythms.  Saved UDP Policy 

DES2 states that the design and layout of new development should enable pedestrians to orientate themselves 
and navigate their way through an area by providing appropriate views, vistas and visual links.   
 

The proposed layout is such that the new development would create a strong edge by providing perimeter blocks 
that also overlook the parking and amenity space behind (note Image 1), in accordance with the design guidance 
for Pendleton.  However, these blocks would not dominate the adopted footway as the buildings would be set 

sufficiently within the site to avoid being imposing within the streetscene.   
 
The opportunity to create an active frontage on Hankinson Way and Belvedere Road (i.e. to engage the 

streetscape) has been seized through the introduction of maisonettes with apartments above.  Furthermore, the 
low-quality blank façades of the bingo hall are being replaced with high-quality apartment blocks and a landscape 
buffer zone. 

 
With regards to connectivity, there would be a pedestrian link onto Hankinson Way and to the south-east of the 
site, which would lead to the Boardwalk and southwards through the area.  For reasons of security, these 

accessways would be access controlled.  Internally there would be footways and crossings connecting the 
buildings with one another and with the parking and amenity provision.    
 

Initially an element of the proposed amenity space was positioned adjacent to Hankinson Way and seating area 
positioned adjacent to the ground floor windows of the southern facing block.  The amenity space has been 
relocated to the east of the site to enhance another area of seating and provide a usable space of quality.  The 

seating adjacent to the southern block has been relocated to avoid amenity concerns (note Image 4).  Amenity 
space is also provided in the form of balconies and small private gardens adjacent to individual ground floor units.  
 

The scale and massing of the development has been broken down into three manageable blocks, that frame 
Hankinson Way and Belvedere Road.  Within each block, the scale and massing are broken down further vertically  
with a change in the roof line, with height defining the key corners.  Variable massing visually reduces the 

buildings’ scale and stimulates a distinctive silhouette that sets the building apart from existing blocks.   
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Design Detail 

 
As indicated above, the development is expected to respond positively to local character by enhancing the 
aesthetic through contributing to local identity and distinctiveness. In addition, materials of quality and durability  

that is appropriate to both the location and the type of development is required (saved UDP policy H1).   
 
A variety of methods have been employed to provide a high level of detail within the elevations.  The sawtooth 

roof form and varying heights within each block narrows the form (note Image 3), so they are reminiscent of 
terraces that were historically found within the area. In some instances, a flat roof has been inserted into an 
elevation to facilitate a varied roof form of visual interest.   

 
Three material types are present within the development; brick (two tones (red and light grey)), metal cladding 
and a small element of render to one of the upper floors.  The choice of red brick links back to the historic built 

form and to the existing context.  The existing context also contains many examples of white cladding; the light 
grey was chosen to respond to this while being sensible with regards to durability given the location.  The black 
cladding is simply to provide a contrasting feature.   

 
The materials have been used successfully to break up the massing and provide visual interest, which is further 
enhanced by the choice of window frames and balconies; black ancillary features are used within the brick portions 

and red is proposed against the black cladding, which is very striking.  Within the taller elements of the blocks a 
light grey brick banding has been used to link through the various portions of the block.          
 

In addition to the maisonettes, the ground floor does contain provision for bike and bins storage.  Therefore, to 
avoid long runs of blank frontage, the proposal has been carefully designed to incorporate specific detailing and 
well-positioned doorways (note Image 3).  The cycle storage on the corner of Hankinson Way and Belvedere 

Road would be glazed to provide some articulation. The freeze to screen the use of the cycle store would have to 
be agreed via condition to ensure the solution was appropriate to the location.  
 

 

Image 3: Proposed Elevations to Hankinson Way and Belvedere Road 
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Landscaping 

 
Appropriate hard and soft landscaping provision is expected within all new development. Landscaping must be of 
a high-quality in terms of design and materials; reflect and enhance the character of the area and the design of 

the development; respect adjacent land uses, buildings and other structures; and, wherever possible make 
provision for the creation of new wildlife habitats (saved UDP policy DES9). 
 

The proposed buildings, in the main, defend themselves along  Hankinson Way and Belvedere Road, with only 
limited nee for walling/fencing between buildings, which would be designed to be visually unobtrusive in 
accordance with the design guidance for Pendleton.  The proposed blocks are set back form the adopted highway;  

providing the opportunity for deep frontages that would respect the existing paving arrangement on Hankinson 
Way and along some of Belvedere Road.   The remaining area of the adopted footway along Belvedere Road that 
has not been upgraded under grant funding would be tarmacked as requested by the Local Highway Authority for 

reasons of durability and ease of maintenance. 
 
The deep frontages provide the opportunity for trees to be introduced, enhancing the character of the streetscape.  

Furthermore, the trees would be positioned within rain gardens as part of a wider SUD’s scheme.  In addition, the 
applicant is proposing to use permeable paving.   
 

The main courtyard to rear of the blocks, which all of the buildings look onto, is defined by a mix of landscaping 
treatments that signify the mix of functions present within this space (parking, setting down, communal space, 
circulation areas etc.) (note Image 4).  Small courtyards would be provided to the front of the mainsonetts and the 

ground floor apartments, enhanced with hedging.  The quality and detail of the landscaping arrangement is 
recommended to be controlled via condition on any grant of consent.   
 

The Arboricultural Impact Assessment has identified a total of 35 individual trees, on and adjacent to the site. 
They have been identified and assessed in accordance with BS 5837:2012 and categorised accordingly.  These 
include nine individual trees graded Category B of moderate value and 26 individual trees graded Category C - 

trees of low value.  The development as proposed will require removal of all of the trees identified.   
 
The applicant is proposing to replace the lost trees at a ratio of 2:1 (including street trees) in accordance with 

policy TD 6 of the Trees and Development Supplementary Planning Document, which should be secured via 
condition on any grant of consent.  Any trees that are located on third party land should not be removed without  
the express permission of the landowner; the applicant should be reminded of this via an informative.  If trees are 

to be retained, their root protection areas should be protected via protective fencing and any construction in these 
areas should use a cellular confinement system.  Both of these measures could also be secured by way of 
condition. 
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Design for Security  
 
Development will not be permitted unless it is designed to discourage crime, anti -social behaviour and the fear of 

crime, and support personal and property security (saved UDP policy DES10).   
 
The development has been assessed against the principles of ‘Crime Prevention Through Environmental Design’, 

which has been summarised within the Crime Impact Statement (CIS).  The CIS makes several principal 
recommendations relating to securing the buildings appropriately, securing the site boundary, and encouraging  
high quality in the private and public realm to stimulate activity and supervision of the spaces around the 

development. The recommendations are summarised as follows: 
 

 install appropriately high, high-quality design, gates and fencing to secure the private/semi-private parts 

of the development; 

 install appropriate controls at the communal entrance doors and entry gates to restrict access to residents  
and bona fide visitors; 

 install doors, locks, windows and glazing that meet a recognised security standard; 

 the public and private realm should be of a high quality, including such measures as distinctive surfacing,  
lighting, and signage; 

 include measures to prevent anti-social parking on the edges of the car park and on the access road;  

 define the ground floor gardens with appropriate fencing, railings or hedges;  

 exclude garden access doors on the Belvedere Road elevation of Block C; and,  

Image 4: Landscape Masterplan 
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 reconsider the location of the access doors into the cycle stores of blocks A and C and ensure the cycle 

stores are appropriately secure. 
 
All of the proposed recommendations have been considered and where appropriate have been implemented.   

However, there is one exception to this, garden doors cannot be removed as this would remove the ability to 
access these areas.  The applicant will have to carefully consider the type of doors utilized within sensitive 
locations.   

 
With regards to access controls and specifications of doors and windows, these matters are beyond the scope of 
what is a reasonable consideration of the Local Planning Authority.  The recommendation also includes the public 

realm being suitably lit, which could be controlled via the landscape condition subject to a grant of consent.   
 
Character and Appearance Conclusion 

 
The development positively responds to its physical context and contributes towards local identity and 
distinctiveness, whilst also being designed to discourage crime.  The nature of the development reinforces the 

streetscape with enhanced active frontages.  The development would provide a high quality of architecture, urban 
design and landscape that would redefine the identity of this area.  The landscape strategy will soften the existing 
hard edges of the site, with wider pavements that would enhance walking provision, and provide sustainable urban 

drainage.  Given these factors, the development would accord with the aforementioned local planning polic ies.   

 
Residential Amenity 

 
In accordance with paragraph 127 of the NPPF (2018) development should provide a high standard of amenity 
for existing and future users. Development will not be permitted where it would have an unacceptable impact on 

the amenity of the occupiers or users of other developments (in accordance with saved UDP Policy DES7).  
Emerging Local Plan policy D5 echoes the principles of DES7 and sets out specific separation distances from the 
principal windows of habitable rooms in dwellings, which are:  

 
 21 metres to facing principal windows of habitable residential rooms, and windows of other uses that 

could result in significant overlooking; 

 13 metres to other walls that are one storey higher; and 

 9 metres to other walls of a similar height. 

 
Overlooking & Dominance 
 

Beech Court, Malus Court and Eddie Coleman Court are the closest residential buildings to the development ,  
located to the south-east, east and north respectively.  The development would be approximately 31m (block C) 
and 22.5m (block B) from Beech Court (note Image 5), which is a sufficient distance to avoid overlooking.  With 

regards to dominance, both blocks would be (6 storeys at the closest point) positioned sufficient distance for 
significant harm not to be experienced by Beech Court.  In relation to Malus Court, there are not windows within 
the side elevation that fronts the development.  Eddie Coleman Court would be approximately 32m from the 

development (which is at a height of 6 storeys) so dominance and overlooking are unlikely to introduce harm to 
residential amenity in this case.   
 

In general, the distance between block A and C is such that there would not be any harm with regards to 
dominance and overlooking.  The distance between the side elevations within blocks A and C is approximately  
14m, and a similar relationship is shared Between blocks A and B (roughly 13m).  Within these side elevations,  

there are a mix of secondary living room and bedroom windows and primary bedroom windows.  This is acceptable 
from a dominance standpoint, and given the primary windows serve bedrooms within a dense urban environment 
this is also considered acceptable from an overlooking perspective.  The relation between block B and Beech 

Court is discussed above, and so is the relationship between the development (blocks A and B) and Eddie 
Coleman Court. 
 

Overshadowing / Loss of Light 
 
In relation to overshadowing and loss of light, the applicant has undertaken a Daylight, Sunlight & Overshadowing 

Assessment of the proposed development on the daylight and sunlight amenity of neighbouring residential 
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buildings and internally to the site itself.  The assessment follows the guidance given by BRE document Site 

Layout Planning for Daylight & Sunlight, 2011. 
 
For each affected property, daylight and sunlight are evaluated for a baseline (existing) condition and a proposed 

condition, with the proposed development in place. The following metrics are calculated:  
– Vertical Sky Component (VSC) 
– Annual Probable Sunlight Hours (APSH) 

– No Sky Line (NSL) 
– Sunlight Hours on Ground (SHOG) 

 

Vertical Sky Component 
 
The vertical sky component (VSC) is the ratio of illuminance from an 

overcast sky on a window to the horizontal illuminance under an 
unobstructed sky (see Figure A1, taken from BR209).  The ratio is 
expressed as a percentage, with the maximum possible value being just 

under 40%.  BR209 recommends that, for adequate daylight, the VSC 
should be at least 27%, and that any percentage below this may result in 
a ‘gloomy’ appearance. 

 
No Sky Line 
 

The no sky line (NSL) divides areas of the working plane that can receive 
direct sky light from those which cannot. Beyond the no sky line (as one 
moves away from the window), the sky is no longer visible.  Whilst the 

VSC gives an indication of the amount of daylight entering a room, the 
NSL can help describe its distribution within a room.  The NSL is plotted 
in section and in plan, taking account of not only the height of proposed 

obstructions, but also the width. 
 
BR209 states that if a significant area of the working plane lies beyond 

the NSL, then the daylight will not penetrate adequately into the room, 
and supplementary electric lighting will be required. For the area to be 
considered significant, it suggests a value of more than 20% of the total.  It should be noted that, even if other 

metrics indicate a sufficiently daylit room, the overall daylit appearance will be impaired if its distribution is poor.   
It also asserts that if an existing window already has a VSC below 27% and a new building is proposed, then as 
long as the VSC is not reduced to less than 0.8 of its existing value, it is unlikely to be perceptible by an occupant.  

 
Probable sunlight hours (PSH) 
 

The guidance in BR209 uses Probable Sunlight Hours (PSH) to quantify the amount of sunlight received at a 
given point. The point of interest is usually taken to be at the centre of the window, since this gives a good overall 
indication of the quantity of sunlight that would be received within the room.  

 
PSH recommendations are given in both annual terms (Annual PSH or APSH) and spec ifically for the winter 
period (Winter PSH or WPSH), when sunlight in the interior is particularly desirable. The guidance recommends 

that, in spaces where occupants can reasonably expect direct sunlight, 25% of annual probable sunlight hours  
should be achieved, with 5% occurring in winter (between 21 Sep and 21 Mar). The guidance applies only to living 
rooms and excludes windows that face within 90˚ of due north.  

 
Overshadowing 
 

It is important that open spaces such as gardens, play areas and other landscaped public realm areas receive 
adequate sunlight and that this is safeguarded for existing areas following the construction of a new building.  To 
ensure that adequate sunlight is received by these areas, BR209 recommends that at least half of the area should 

receive at least two hours of direct sunlight on the 21st March. This is determined by plotting the shadow pattern 
in the relevant areas each hour on the 21st March using the daylight model and calculating the proportion of the 
area that is in direct sunlight at each hour. 

 
 



$32plhj5e.docx  

Assessment Results Summary - Neighbouring Property 

 
The report assessed the impact (including the overshadowing impact on the gardens) of the proposed 
development on existing residential properties at John Lester Court, Eddie Colman Court, Malus Court, Beech 

Court, Hornbeam Court and Briar Hill Court. 
 
The Vertical Sky Component (VSC) results indicate that none of the windows assessed are subject to reductions 

of 20% or more, meaning that any reductions in daylight amenity are unlikely to be noticeable by occupants. In 
some cases, reductions result in VSC values below the recommended value of 27%, with three windows in John 
Lester Court and three in Eddie Colman Court affected in this way. However, these reductions are below the 20% 

threshold of a noticeable loss of light. 
 
With regards to the assessment of annual probable sunlight hours (APSH), only Eddie Colman Court was found 

to have some windows (49 out of 308) that would be subject to noticeable reductions. Only three windows, which 
is less than 1% of the total number assessed in this property , experience a reduction in APSH below the 
recommended target and would experience more than a 20% reduction relative to its former value. One window 

in John Lester Court would be subject to a reduction below the recommended value for APSH, however the 
reduction was below 4% which will be barely noticeable by residents. 
 

The no sky line assessment identified 91 rooms that had a reduction of more than 20%, indicating a noticeable  
reduction in the depth of daylight penetration. Most of these rooms are facing the proposed development, with 37 
rooms in Beech Court (15% of the total), 29 in John Lester Court (10% of the total), 16 in Eddie Colman Court  

(5% of the total) and 9 for Hornbeam Court (6% of the total). 
 
The overshadowing assessment indicates that the proposed development would result in no material change to 

the amount of direct sunlight received in external amenity areas surrounding the development, and that they meet 
the BRE criteria with the proposed development in place. 
 

In conclusion, the results of the assessment suggest that there would be no material reductions in skylight to 
neighbouring buildings, but that there will be some noticeable reductions in the depth of daylight penetration and 
to direct sunlight in a limited number of cases. The numbers of windows/rooms affected are small in  relation to 

the overall numbers assessed. Given that the BRE guidelines are predicated on a suburban context, these 
reductions are considered proportionate in the more urban context of the proposed development.   Furthermore,  
the immediate neighbours have benefitted from an unrealistically low baseline situation, given the site’s position 

next to a main town centre, as existing apartments have been looking out onto a large surface car park with a low 
level building within its centre. Therefore, reductions beyond 20% are to be expected given this artificially high 
baseline. 

 
Assessment Results Summary – Residential Units within the Proposed Development 
 

The Average Daylight Factor (ADF) is used to quantify light from the sky (i.e. without direct sunlight). Put simply, 
ADF is the ratio of internal illuminance (lux) to the external unobstructed horizontal illuminance. It is dependent  
on several factors, including window area, glazing transmittance, the light reflectance of surfaces within the room 

and externally, and the presence of obstructions that obscure the amount of sky that can be seen from the window.  
 
Most apartments contain open plan kitchen-living-dining rooms. For these rooms, the highest ADF target, which 

is 2% for kitchens and 1.5% for living rooms, would be required for the whole area. However, kitchens are 
generally sited away from glazing, with the living room prioritised for daylight.  
 

The results indicate that 94.6% of the rooms tested were compliant with the ADF targets, and that 52.9% meet 
the NSL criterion.  For living rooms 91.8% spaces achieved compliance with ADF targets and for bedrooms 96.3% 
of spaces achieved compliance.  Daylight availability between levels 00-01 is limited due to self-obstruction from 

the proposed development as well as the proximity of the neighbouring Beech Court. Between levels 02-08,  
spaces achieved high compliance rates with only a limited number of rooms not achieving compliance due to 
external obstructions. 

 
The NSL results reflect the impact of neighbouring properties and self-obstruction from the development restricting 
the view of the sky for a large proportion of rooms between levels 00 -05. Between levels 06- 08, the impact of 

external obstructions is less and a higher proportion of rooms achieve compliance.   In general, spaces orientated 
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away from the development experienced higher daylight performances. Spaces orientated towards Beech Court  

were also affected by overshadowing that limited daylight ingress. 
 
A higher level of non-compliance with No Sky Line is expected in a development of this nature, because of self-

obstruction from within the development and the presence of projecting balconies above living room windows.  
Kitchens have reduced access to direct daylight; however, they have been positioned to the rear of open plan 
rooms to prioritise daylight for living and dining areas. 

 
The sunlight results indicate an overall compliance of 84.4% of windows tested, which indicates that living rooms 
in most apartments tested have good access to direct sunlight . Compliance rates between level 0 to 1 were lower 

due to the impact of self-obstruction and neighbouring properties surrounding the development.  
 
Residential Amenity Conclusion 

 
The development would introduce a degree of harm with regards to loss of daylight/sunlight to a small number of 
units within neighbouring property.  In addition, some of the lower floor apartments facing into the courtyard within 

the development, would receive less direct sky light than the standard required.  When developing a site within a 
dense urban environment a degree of harm is expected.  This harm must be weighed with the positives associated 
with the efficient use of previously developed, vacant site (previously used for gambling) with much needed 

housing within a sustainable location, using a high-quality design approach that activates the streetscene, 
improves the public realm, and generally contributes positively to the ongoing regeneration of Pendleton.   
Therefore, on balance, the proposal is considered acceptable.   

 

Image 5: Block Plan 
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Highway Safety 

 
Saved UDP policies A2 and A10 seek to ensure the provision of safe and convenient pedestrian access and that 
enough car, cycle and motorcycle parking is provided for new developments. Saved UDP policy A8 sets out that 

development should not have a negative impact upon the safe and free flow of the highway.  
 
The existing vehicular access is proposed to be utilised to serve the internal car park with servicing to be 

undertaken in newly constructed lay-bys adjacent to the building.  Multiple pedestrian access points are shown 
on the proposed layout plan to enhance connectivity to the surrounding area.  These are all gated to ensure 
access is only available to residents for security reasons and to avoid nuisance behaviour wi thin the site.   

 
Trip generation for the development has been forecasted, using a combination of the TRICS database and Census 
data for the ward within which the development site sits.  Using a combination of both data sources, it has been 

forecasted that whilst the proposal is likely to generate more traffic during the peaks (18 vehicles in the AM peak 
hour and 8 in the PM peak hour) than the consented development, over a 24-hour period the proposal is 
considered to generate over 100 vehicles (115) less.  From an impact-on-the-highway-network perspective, the 

small, forecasted increase in trips during the peaks is considered to be acceptable.   
 
The site is highly accessible, as confirmed by its GMAL (Greater Manchester Accessibility Level – a tool which 

scores the public transport accessibility of areas within Greater Manchester) rating, which is at the maximum level 
(8).  It is considered, however, that enhancements could be made to make trips on foot to the north of the site 
more attractive by the applicant funding CCTV in the subway network to the north-west of the site.  If Members  

agree with this, the monies provided by the applicant under the public realm umbrella could be directed to such a 
project.   
 

The TS has assessed the likely trip generation through the interrogation of Census data; demonstrated that circa 
25% parking provision would be reasonable in this location.  The submitted Transport Statement (TS) states at 
para 3.8 that 69 spaces are proposed to be provided, equating to 26% provision compared to the number of 

apartments.  This has subsequently been reduced to 62, or 23% of the number of apartments, in order to provide 
more amenity space within the site.  However, the TS outlines that those renting (31% for Affordable rent, 34% 
for Market rent) are much less likely to own a car than those owning their residency (55%).  Therefore, a provision 

slightly lower than the car ownership levels for those living in apartments is acceptable given that all apartments  
will serve the rental market.  Considering this, and the highly accessible location of the site the Local Highway 
Authority (LHA) have not raised an objection 

 
The low level of parking is also offset by the proposal to adopt a Travel Plan and the high level of cycle parking 
proposed. Extensive parking restrictions on the neighbouring highways and the ability to agree car park 

management controls through condition, also negate concerns that parking demand would exceed provision and 
lead to highway safety issues. 
 

Paragraph 3.8, of the TS, states that parking will be unallocated.  However, to ensure the car park does not suffer 
from overuse, greater clarification is required over the parking strategy, which can be secured via a Car Parking 
Management Plan (CPMP) condition. Electric Vehicle car parking is to be provided across the whole site (100%) 

through a combination of physical points and the infrastructure being in place to increase provision easily in the 
future (the current ratio is 50/50). Whilst this level of provision is welcomed, it is considered that more information 
is required, through the same (CPMP) to clarify how this will be controlled/ demand monitored, etc.  

 
The TS states that 440 cycle parking spaces are proposed to serve the 268 apartment which is  significantly more 
than the current and emerging local policy requirement.  There is scope to reduce the proposed quantum but the 

commitment to offer such a generous provision is welcomed and the exact number, form, security measures, etc. 
can be agreed by condition.  At least 8 E-bike charging points have been promised in the TS (para 3.6), however,  
an aspiration of 25% is stated. The exact number can be agreed at the discharge of condition stage.   

 
Two laybys have been provided (one to Hankinson Way and another to Belvedere Road) to facilitate off carriage 
way access for service vehicles. The bin storage has been provided with direct access to these bays.  A Waste 

Management Strategy is recommended (secured via condition) to confirm details such as acces s to the bin stores 
for operatives, who will be responsible for moving bins clarification that there will be no storage of bins on the 
adopted highway, frequency of collection, details of site management company, etc.  
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The TS confirms at paragraph 3.3 that “footways bounding the site will be resurfaced as part of the landscaping 

scheme.  The Landscape plan does not accurately depict the surface treatment requirement though it does show 
the intention to improve it. It is suggested that a condition be appended to any permission that may be granted to 
allow this use of materials, depiction of adopted/ non-adopted areas, etc. to be discussed at greater length. This 

inevitably will form part of the s278 discussion but for the avoidance of doubt should also be conditioned. 
 
An Interim Travel Plan has been included within Appendix F of the TS. The document has been titled an Interim 

Travel Plan, presumably as it does not contain targets for the reduction in private car use and perhaps some site-
specific initiatives to be employed to encourage this.  These targets and site-specific initiatives are usually derived 
from questionnaires that are completed by occupants and as such it is not possible to do that at this stage.  The 

requirement for a Full Travel Plan to be submitted within 6 months of occupation should therefore be conditioned.   
In addition, the requirement for Travel Information Packs (referred to as ‘Travel Packs’ in the Interim Travel Plan 
(para’s 6.4 and 6.5)) to be produced and submitted to the LHA for approval prior to first occupation should also 

be conditioned.   
 
Highway Safety Conclusion  

 
With the suggested conditions in place, the proposal would be acceptable with regards to layout and service 
arrangements and in relation to highway safety matters.  Considering these factors, the proposal would not 

introduce harm to highway safety and so would be compliant with aforementioned policies.  
 
Environmental Protection 

 
UDP Policy EN17 seeks to ensure that development does not cause or contribute towards a s ignificant increase 
in pollution to the air (including dust pollution), water or soil, or by reason of noise.   

 
Noise 
 

The development site is located in an area exposed to road traffic noise from Hankinson Way, Belvedere Road 
and the more distant A6.  There is also a police station to the north, and a number of nearby commercial premises.  
Therefore, an acoustic assessment has been undertaken that uses the results from a noise survey to inform an 

acoustic model to determine appropriate mitigation in accordance with BS8233:2014+A1:2019 “Guidance on 
Sound Insulation and Noise Reduction for Buildings”.   
 

Depending on the external noise climate different types of ventilation would be expected.  For the lowest noise 
climate standard trickle ventilation may suffice, whereas higher noise climates may require acoustically insulated 
trickle ventilators or mechanical ventilation with summer cooling options.  Clear fixed glazing is an option of last 

resort. 
 
The report outlines a mitigation package charting the minimum sound reduction values for glazing (depending on 

the façade).  For this development, the ventilation requirements vary with inward facing apartments being able to 
rely on natural ventilation and apartments facing Hankinson Way/Belvedere Road having an alternative means of 
ventilation.  The detailed design of the provision can be controlled via condition if Panel are minded to grant  

consent.   
 
With respect to external living spaces (in this case balconies), the report shows those balconies facing Hankinson 

Way/Belvedere Road will experience noise levels at certain times above the requirements in BS8233:2014.   
However, these residents would have access to other amenity areas within the courtyard if they wanted alternat ive 
provision.  Furthermore, the development is within a 10 minute walk of Clarendon Park (a relatively quiet space).  

 
Air Quality 
 

The proposed development is located within the Greater Manchester Air Quality Management Area (AQMA).  The 
nature of the development is such that there is potential for a negative impact on local air quality during the 
construction phase (short term dust generation) and the operational phase (increased vehicle movements).   On 

this basis, the applicant has submitted an Air Quality Impact Assessment, which considers the potential impacts 
of the development on local air quality. 
 

With respect to the construction phase, the report confirms that, with mitigation and by following best practice, the 
development will not have a significant impact on air quality.  The operational phase has been assessed against 
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IAQM/EPUK Guidance.  The proposals are unlikely to lead to an operational increase of more than 100 vehicles  

to the annual average daily traffic flow (AADT) within the AQMA, as such no further assessment is required. 
 
A dispersion model has been used to determine whether future occupants within the development will be exposed 

to unacceptable levels of air pollution.  The model has been verified against local monitoring data.   The results of 
the model show the predicted concentration at the new receptors will all be below the air quality objectives.  
 

Land Contamination 
 
The site has a number of historic uses including fields, residential, and the current use as a Bingo Hall.  Such 

uses have the potential to leave legacy pollutants within soils or underlying groundwater.  Where a pathway exists 
between a pollutant and a receptor (human health or the wider environment), a pollutant linkage may be created.  
 

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 risk to future site users from shallow 
soil contamination and a further site investigation is required, which can be secured via condition. 

 
Environmental Protection Condition 
 

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

 
Flood Risk and Surface Water Drainage 
 

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

seeks to ensure that development would not have an unacceptable impact on surface or ground water.   
 
The application site is situated within Flood Risk Zone 1, and the site area is greater than 1ha so a flood risk 

assessment (FRA) has been submitted.  The development is a brownfield site in the Core Conurbation Critical 
Drainage Area, so the SFRA user guide requires a reduction in surface water runoff to 50% of the existing.   
 

The applicant has provided a drainage strategy with accompanying plans and calculations . The ground conditions 
of the site limit what SuDS are possible. However, the applicant is proposing to use rain gardens in addition to 
permeable pavements and filter strips.    

 
Surface water discharge will be connected to the public surface water sewer with flow restricted to 4.7l/s and 
suitable attenuation storage.  The Lead Local Flood Authority have reviewed the proposed drainage strategy and 

consider it to be acceptable.  However, United Utilities have not had an opportunity to review it in full, so a drainage 
strategy condition is recommended on any grant of consent.   
 

Flood Risk and Surface Water Drainage Conclusion 
 
With an appropriately worded drainage condition in place, the development will not introduce harm with regards 

to increasing the risk of flooding, or have an unacceptable impact upon ground or surface water. Therefore, the 
development accords with the aforementioned policy. 
 

Ecology  
 
Section 170 of the NPPF 2019 sets out that the planning system should ensure that developments contribute to 

and enhance the natural and local environment. 
 
The ecology survey provided with the application has been undertaken by suitably qualified consultants and is to 

the appropriate standards.  The site has limited existing nature conservation value and the building on the site 
has negligible potential to support bats.  However, bats can take up residents unexpectedly so the applicant  
should be reminded via an informative that if bats are found or suspected at any time work should cease until 

advice has been sought and implemented from the licenced ecologist.  
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The habitats within the site are common within the local area and are anticipated to support common bird species 

within the scattered trees and introduced shrub, with a historic nest identified in a scattered tree on the west of 
the site. The site is assessed as having negligible value for ground-nesting birds due to the lack of suitable habitat 
provided by the large expanse of hardstanding and the building.  Developers have a legal obligation not to disturb 

nesting birds; an informative is recommended on any grant of consent to remind applicants of this.  
 
It is anticipated that trees may require removal to facilitate development, and where this is needed, new landscape 

planting should be introduced to mitigate the loss.  The landscape plan supports this approach.   
 
The applicant has submitted a comprehensive Biodiversity Enhancement Assessment with the application.  The 

assessment has concluded that, with the provision of new soft landscaping, a significant gain in biodiversity value 
(over 10%) is capable of being achieved (a total gain of 6.13 habitat units and 0.09 hedgerow units). Given the 
current very low value of the site, this conclusion is not contested.  

 
The Biodiversity Metric does not take account for additional species enhancements within the site.  Therefore,  
GMEU have recommended that a Biodiversity Enhancement Plan be secured via condition on any permission if 

granted. This can include the introduction to the scheme of bat (integrated, wall or tree mounted), bird (swift, 
house sparrow or starling) and beetle boxes. The quantum should be commensurate with the scale of the 
development (268 dwellings). 

 
Ecology Conclusion 
 

With a suitably worded condition imposed on any grant of consent , supporting the implementation of the 
biodiversity/species enhancement measures, the proposal would enhance the natural and local environment.   
Therefore, the development is considered compliant with the aforementioned policy  

 
Planning Obligations 
 

Saved UDP Policy DEV5 states that development that would have an adverse impact on any interests of 
acknowledged importance or would result in a material increase in the need or demand for infrastructure, services,  
facilities and/or maintenance, will only be granted planning permission subject to planning conditions or planning 

obligations that would ensure adequate mitigation measures are put in place. The Refreshed Planning Obligations 
Supplementary Planning Document (SPD) 2019 expands on policy DEV5 and outlines the appropriate thresholds 
for requesting contributions. 

 
The proposal would introduce a number of residents to the immediate area. Therefore, it would be appropriate for 
the development to contribute towards affordable housing, open space (£873,446) and public realm (£385,550) 

with a monitoring fee (£5,000) to manage the obligations.  With regards to affordable housing, the development 
concerns an affordable housing scheme so this provision is met and (as previously outlined) supported via 
condition in relation to supporting the minimum requirement.  The applicant has agreed to pay the contributions  

towards open space, public realm and the monitoring fee in full. 
 
Recommendation 

 
Approval subject to 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: 

 

 Open Space £873,446 
 

 Public Realm  £385,550 
 

 Monitoring Fee £5,000 
 

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;  
 



$32plhj5e.docx  

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. 
 
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:   
 

242_POD_XX_XX_DR_A_STAGE3_TPP_0001_A1_REV00 Proposed Site Plan 
233_POD_XX_XX_DR_A_STAGE3_TPP_0002_A1_REV00 Proposed Adoptive Boundary  
233_POD_XX_XX_DR_A_STAGE3_TPP_0003_A1_REV02 Proposed Block Plan  
  

242_POD_XX_00_DR_A_STAGE3_TPP_1000_A1_REV03 Proposed Ground Floor Plan 
242_POD_XX_01_DR_A_STAGE3_TPP_1001_A1_REV00 Proposed First Floor Plan 
242_POD_XX_02_DR_A_STAGE3_TPP_1002_A1_REV00 Proposed Second Floor Plan  
242_POD_XX_03_DR_A_STAGE3_TPP_1003_A1_REV00 Proposed Third Floor Plan 
242_POD_XX_04_DR_A_STAGE3_TPP_1004_A1_REV00 Proposed Fourth Floor Plan  
242_POD_XX_05_DR_A_STAGE3_TPP_1005_A1_REV00 Proposed Fifth Floor Plan 
242_POD_XX_06_DR_A_STAGE3_TPP_1006_A1_REV00 Proposed Sixth Floor Plan 
242_POD_XX_07_DR_A_STAGE3_TPP_1007_A1_REV00 Proposed Seventh Floor Plan  
242_POD_XX_08_DR_A_STAGE3_TPP_1008_A1_REV00 Proposed Eighth Floor Plan  
242_POD_XX_09_DR_A_STAGE3_TPP_1009_A1_REV00 Proposed Roof Plan  
  

233_POD_XX_XX_DR_A_STAGE3_TPP_2001_A1_REV00 Proposed Elevation- North West 
 Proposed Street Elevation- North West 
233_POD_XX_XX_DR_A_STAGE3_TPP_2002_A1_REV03 Proposed Elevation- North East 
 Proposed Street Elevation- North East 
233_POD_XX_XX_DR_A_STAGE3_TPP_2003_A1_REV00 Proposed Elevation- South West 
 Proposed Street Elevation- South West 
233_POD_XX_XX_DR_A_STAGE3_TPP_2004_A1_REV00 Proposed Elevation- South East 
 Proposed Street Elevation- South East 
233_POD_XX_XX_DR_A_STAGE3_TPP_2005_A1_REV00 Proposed  Courtyard Elevation SW & NE 
233_POD_XX_XX_DR_A_STAGE3_TPP_2006_A1_REV00 Proposed  Courtyard Elevation SE & NW 
  

  

233_POD_XX_XX_DR_A_STAGE3_TPP_3001_A1_REV00 Proposed Section- South West 
233_POD_XX_XX_DR_A_STAGE3_TPP_3002_A1_REV00 Proposed Section- South East 
233_POD_XX_XX_DR_A_STAGE3_TPP_3003_A1_REV00 Proposed Section- North East 
 
302-LYR-XX-ZZ-DWG-L-1000_A1_REV07 Landscape Masterplan 
302-LYR-XX-ZZ-DWG-L-3000_A1_REV03 Softworks 
 
Reason: For the avoidance of doubt and in the interest of proper planning. 

 
3. Prior to first occupation of the development, a scheme for the provision of affordable housing shall be submitted 

to, and approved in writing by, the local planning authority. The affordable housing shall be provided in 

accordance with the approved scheme and shall meet the definition of affordable housing in Annex 2 of the 
National Planning Policy Framework or any future guidance that replaces it, up to a maximum of 35%. The 
scheme shall include: 

 
i) the type, and tenure of the affordable housing provision to be made, which shall consist of a minimum of 

54, and a maximum of 94, housing units (i.e. 20% and 35% respectively);  

ii) the arrangements for the management of the affordable housing by an affordable housing provider;  
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iii) the arrangements to ensure that such provision is affordable for both first and subsequent occupiers of 

the affordable housing; and 
iv) the occupancy criteria to be used for determining the identity of occupiers of the affordable housing and 

the means by which such occupancy criteria shall be enforced. 

 
This condition shall not be binding upon a mortgagee, chargee or any receiver (including an administrative 
receiver) appointed by such mortgagee or chargee or any other person appointed under any security 

documentation to enable such mortgagee or chargee to realise its security or any administrator (however 
appointed) including a housing administrator (each a Receiver) of the whole or any part of the afforda ble 
housing or any persons or bodies deriving title through such mortgagee or chargee or Receiver.  

 
This condition shall cease to apply (and shall be of no further effect) to any dwelling in respect of which the full 
equity has been acquired by the individual owner/purchaser and/or their mortgagee OR any dwelling in respect 

of which a statutory or voluntary right to buy or acquire has been exercised.  
 
Reason: To ensure the correct provision of affordable housing is made to meet the established need in the 

borough in accordance with saved UDP policy H1 and the National Planning Policy Framework.  
 
4. Notwithstanding any description of materials in the application no above ground construction works shall be 

undertaken until drawings of the window details, fenestration specification, and full details (including samples 
where relevant) 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 facing materials, the size of which shall first be agreed in writing by the local planning 
authority, shall be erected on site 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. 
 

5. 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 and a landscape management plan have 
been submitted to and approved in writing by the Local Planning Authority.  The details shall include, but not 
be limited to, the following: 

i. proposed levels; 
ii. the formation of any retaining walls, banks, terraces or other earthworks; 

iii. hard surfaced areas and materials; 

iv. boundary treatments (including details of the existing arrangement);  
v. public seating design; 
vi. external lighting and CCTV; 

vii. planting plans, specifications and schedules (including planting size, species and numbers/densities) 
- planting shall be enhanced to front gardens fronting open space to demarcate defensible spaces;  

viii. sustainable drainage system details; 

ix. existing plants / trees to be retained; and, 
x. a scheme for the timing / phasing of implementation works. 

 

The landscape management plan shall include long term design objectives, management responsibilities and 
maintenance schedules. 
 

(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) The landscape management plan shall be carried out as approved.  
 

(d) 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 
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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 ST5, DES1 and DES9 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework. 
 

6. Notwithstanding the details shown on the approved plans, the development hereby permitted shall not be 
occupied until a Biodiversity Enhancement Plan, which includes long term design objectives, management 
responsibilities and maintenance schedules, has been submitted to and approved in writing by the Local 

Planning Authority.  Thereafter, development shall proceed and be maintained in accordance with the 
approved Plan. 
 

Reason: To ensure that the site has the opportunity to be species rich in accordance with the National Planning 
Policy Framework. 
 

7. No development shall commence until all retained trees within or overhanging the site have been surrounded 
by substantial fences which shall extend to the extreme circumference of the branches of all trees (or such 
positions as may be agreed by the AMS). Such fences shall be erected in accordance with the specification 

contained within the Arboricultural Impact Assessment and Method Statement (V2, ref 80-732-R3-2, dated 
May 2022), and shall remain in place 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 this fencing at any 

time.   
 
Reason: To safeguard existing trees on site in the interests of the landscape character of the area in 

accordance with Retained Policies DES9 and EN12 of the Salford Unitary Development Plan and the National 
Planning Policy Framework.   
 

Reason for pre-commencement condition: The tree protection must be in situ prior to any works taking place 
to avoid any harm to the trees or their roots. 
 

8. No above ground construction works shall be undertaken until a scheme for the replacement of trees felled 
during the carrying out of the development has been submitted to and approved in writing the local planning 
authority. The submitted scheme shall make provision to ensure that for each tree felled at least two 

replacement trees shall be provided. The submitted scheme shall include:  
(a) the number of trees that have been or are expected to be felled during the carrying out of the development;  
(b) details of the proposed replacement trees including species and sizes (including the minimum height and 

circumference of stems at one metre above ground level);  
(c) a plan indicating the location of the replacement trees; and 
(d) a timetable for planting. 

 
The approved scheme shall be implemented in accordance with the agreed timetable.  
 

Reason: To ensure the appropriate landscape treatment and replacement of trees of amenity in accordance 
with Retained Policies DES9 and EN12 of the Salford Unitary Development Plan and the National Planning 
Policy Framework. 

 
9. Notwithstanding the details shown on the approved plans, the development hereby permitted shall not be 

occupied until full details of the outer leaf of the substation has been submitted to and approved in writing by 

the Local Planning Authority.  The development shall be constructed in accordance with the approved details 
and retained as such thereafter.   
 

Reason: In order to ensure a satisfactory appearance in the interests of visual amenity and security in 
accordance with Policies DES1 and DES10 of the City of Salford Unitary Development Plan and the 
requirements of the National Planning Policy Framework. 

 
10.a) No development shall take place (except for demolition and enabling works) until a scheme for surface 

water drainage for the site using sustainable drainage methods and which includes details of how water quality 

will be improved, and how existing surface water discharge rates reduced, has been submitted to and approved 
in writing by the Local Planning Authority. The approved scheme shall be implemented prior to first occupation 
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or use of the development hereby approved unless alternative timescales have been agreed in writing as part 

of the strategy. 
b) Surface water discharge rate is restricted to 4.7l/s 
c) Foul and surface water shall drain on separate systems. 

 
Reason: To ensure a satisfactory method of surface water disposal to reduce the risk of flooding elsewhere in 
accordance with policy EN19 of the City of Salford Unitary Development Plan and seeks to provide betterment  

in terms of water quality and surface water discharge rates and meets requirements set out in the following 
documents; 

 NPPF, 

 Water Framework Directive and the NW River Basin Management Plan 

 The national Planning Practice Guidance and the Non-Statutory Technical Standards for Sustainable 

 Drainage Systems (March 2015) 

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

 guidance 

 Environment Agency Pollution Prevention Guidelines (now withdrawn) 

 Flood Risk Assessment/SuDS Requirements for new developments (Salford's SuDS Checklist) 
 

Reason for pre-commencement condition: The solution for surface water disposal must be understood prior to 

works commencing on site as it could affect how underground works are planned and carried out.  
 

11.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. 
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12.The development hereby approved shall be constructed with acoustic glazing and passive ventilation as 

outlined in the submitted and agreed Noise Assessment Report (dated April 2022, Ref: REP-1014018-5A JH-
20220405, written by Hoare Lea).   
 

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

13.Prior to first occupation of the development hereby approved, a site completion report confirming that all 
necessary noise attenuation measures, as identified in condition 12, have been installed shall be submitted to 
and approved in writing by the local planning authority. The noise attenuation measures shall be retained 

thereafter.  
 
Reason: In the interest of the amenity of residents in accordance with policy EN 17 of the City of Salford Unitary 

Development Plan and the National Planning Policy Framework.  
 

14.Any externally mounted plant and equipment (with the exception of plant required for emergency situations 

such as standby generators, smoke extract equipment etc) associated with this development shall be designed 
(when determined 1m from the nearest noise sensitive premises, in accordance with BS 4142:2014+A1:2019 
with corrections applied for any plant emitting noise of a tonal or irregular quality) so as not to exceed the 

following free-field noise rating levels: 
 

 07:00 - 23:00 - 40 dB LAr,Tr 

 23:00 - 07:00 - 33 dB Lar,Tr 
 
Reason: In the interest of amenity in accordance with policy EN 17 of the City of Salford Unitary Development 
Plan and the National Planning Policy Framework. 

 
15.Prior to the commencement of development (except for demolition and enabling works) a Phase 2 Site 

Investigation report shall be submitted to and approved in writing by the Local Planning Authority. The 

investigation shall address the nature, degree and distribution of land contamination on site and shall include 
an identification and assessment of the risk to receptors focusing primarily on risks to human health, 
groundwater and the wider environment.   

 
Should unacceptable risks be identified the applicant shall also submit and agree with the Local Planning 
Authority in writing a contaminated land remediation strategy prior to commencement of development.  The 

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

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

 
Reason for pre-commencement condition: Any works on site could affect any contamination which may be 
present and hinder the effective remediation of any contamination causing a risk to the health of future 

occupiers and harm to the environment, hence the initial investigation must be carried out before works 
commence. 
 

16.Pursuant to condition 15 and prior to first use or occupation a verification report, which validates that all 
remedial works undertaken on site were completed in accordance with those agreed with the Local Planning 
Authority, shall be submitted to and approved in writing by the Local Planning Authority.   

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

Development Plan and the National Planning Policy Framework.  
 

17.No development shall take place (except for demolition and enabling works) until the applicant or their agents 

or successors in title has secured the implementation of a programme of archaeological works. The works are 
to be undertaken in accordance with a Written Scheme of Investigation (WSI) submitted to and approved in 
writing by the local planning authority. The WSI shall cover the following:  
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1. Informed by the updated North West Regional Research Framework, a phased programme and 

methodology of investigation and recording to include: 
i. archaeological evaluation trenching 
ii. informed by the above, more detailed targeted excavation (subject of a new WSI).  

2. A programme for post investigation assessment to include: 
i. analysis of the site investigations records and finds 
ii. production of a final report on the investigation results.  

3. Deposition of the final report with the Greater Manchester Historic Environment Record.  
4. Dissemination of the results commensurate with their significance. 
5. Provision for archive deposition of the report and records of the site investigation.  

6. Nomination of a competent person or persons/organisation to undertake the works set out within the 
approved WSI. 
 

Reason: To record and advance understanding of the significance of any heritage assets to be lost (wholly or 
in part) in a manner proportionate to their importance and the impact, and to make this evidence (and any 
archive generated) publicly accessible, in accordance with NPPF Section 16, Paragraph 205. 

 
18.Prior to first occupation of the development hereby approved, a layout plan illustrating that the development 

meets the latest Fire Service access legislative requirements shall be submitted to, and approved in writing 

by, the Local Planning Authority. The submission shall contain an implementation timetable. The approved 
layout plan shall be implemented in accordance with the agreed timetable.   
 

Reason: In the interest of ensuring emergency vehicles can access the site safely  in accordance with policy 
A8 of the City of Salford Unitary Development Plan and the National Planning Policy Framework.  
 

19.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.  
 

20.Notwithstanding the details shown on the drawings hereby approved, full details of the motorcycle and bicycle 

parking provision (including E-bike charging provision, quantity of spaces, type of bay, location, access, CCTV 
requirements and size of the provision) shall be submitted to and approved in writing by the Local Planning 
Authority. The approved cycle parking shall be implemented and made available for its intended use prior to 

the occupation of the development hereby approved and shall be retained thereafter.  
 
Reason: To encourage more sustainable modes of travel in accordance with policies ST14, A2 and A10 of the 

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

21.a) Prior to the first occupation of the development hereby permitted, the applicant shall submit to and have 

approved in writing by the Local Planning Authority, a Travel Information Pack and details of the Travel Plan 
Co-ordinator. This pack shall detail all modes of sustainable transport available to the site including cycleways, 
footways, public transport and any other local options as well as full incentives available to staff/residents. The 

agreed pack shall be issued to all staff/residents on appointment to work/occupation of the buildings at the 
development hereby permitted. 

 

b)Within 6 months of occupation/ trading of the development hereby approved (or alternative timeframe which 
has been agreed in writing by the Local Planning Authority), a Full Travel Plan (FTP) shall be submitted to the 
Local Planning Authority. The FTP should include results of travel surveys, targets for modal shift, an action 

plan (including implementation timescales), TP budget details and real incentives and measures to encourage 
use of non-car modes of travel. 
 

The approved FTP shall be implemented in accordance with the agreed timescales. 
  
Reason: To ensure that the travel arrangements to the development are appropriate and to limit the effects of 

the increase in travel movements in accordance with policies ST14 and A8 of the City of Salford Unitary 
Development Plan. 
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22.Prior to first occupation of the development, a Car Park Management Plan (CPMP) shall be submitted to and 
agreed in writing with the local planning authority.  The CPMP shall include (but not limited to) the following:  
  

 Detail how spaces will be allocated and managed; 

 The quantum of EV charging bays available from the outset; and, 

 How demand for EV parking will be monitored in order to increase provision once 80% of the available 
electric vehicle charging points are used consistently throughout the day. 

  
The agreed scheme shall be implemented prior to first occupation of the development and maintained as 
such in perpetuity. 

 
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.  

 
23.Prior to first occupation of the development, a Waste and Servicing Management Plan (WSMP) shall be 

submitted to and agreed in writing by the Local Planning Authority.  The WMP shall be implemented on first 

occupation and adhered to for the life of the development. 
 
Reason: In the interest of highway safety and the free flow of traffic and in accordance with policy A8 of the 

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

24.Notwithstanding the details shown on the approved plans, above ground development shall not commence 

until full details of the materials to be used to the pedestrian footways, extent of highway adoption, and 
measure/s to be used to delineate adopted and private footpaths, have been submitted to and approved in 
writing by the Local Planning Authority.  The approved details shall be implemented in full prior to first 

occupation and retained as such thereafter.   
 
Reason: In the interest of pedestrian safety and free flow in accordance with policies A2 and DES2 of the City 

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

25.Notwithstanding the details shown on the approved plans, the development hereby permitted shall not be 

occupied until full details of the fritted glazing to the cycle storage has been submitted to and approved in 
writing by the Local Planning Authority.  The cycle storage shall be constructed in accordance with the 
approved details and retained as such thereafter. 

 
Reason: In order to ensure a satisfactory appearance in the interests of visual amenity and security in 
accordance with Policies DES1 and DES10 of the City of Salford Unitary Development Plan and the 

requirements of the National Planning Policy Framework. 
   

Notes to Applicant 

 
1. The applicant is advised that they have a duty to adhere to the regulations of Part 2A of the Environmental 

Protection Act 1990, the National Planning Policy Framework 2018 and the current Building Control 

Regulations with regards to contaminated land. The responsibility to ensure the safe development of land 
affected by contamination rests primarily with the developer.  
 

2. INFORMATIVE NOTE 
The proposed development lies within an area that has been defined by the Coal Authority as containing 
potential hazards arising from former coal mining activity at the surface or shallow depth. These hazards 

can include: mine entries (shafts and adits); shallow coal workings; geological features (fissures and break 
lines); mine gas and former surface mining sites. Although such hazards are seldom readily visible, they 
can often be present and problems can occur in the future, particularly as a result of new development 

taking place. 
 

It is recommended that information outlining how former mining activities may affect the proposed 

development, along with any mitigation measures required (for example the need for gas protection 
measures within the foundations), is submitted alongside any subsequent application for Building 
Regulations approval (if relevant). 
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Any form of development over or within the influencing distance of a mine entry can be dangerous and 
raises significant land stability and public safety risks. As a general precautionary principle, the Coal 
Authority considers that the building over or within the influencing distance of a mine entry should be 

avoided. In exceptional circumstance where this is unavoidable, expert advice must be sought to ensure 
that a suitable engineering design which takes into account all the relevant safety and environmental risk 
factors, including mine gas and mine-water. Your attention is drawn to the Coal Authority Policy in relation 

to new development and mine entries available at:  
www.gov.uk/government/publications/building-on-or-within-the-influencing-distance-of-mine-entries 
 

Any intrusive activities which disturb or enter any coal seams, coal mine workings or coal mine entries 
(shafts and adits) requires a Coal Authority Permit. Such activities could include site investigation 
boreholes, excavations for foundations, piling act ivities, other ground works and any subsequent  

treatment of coal mine workings and coal mine entries for ground stability purposes. Failure to obtain a  
Coal Authority Permit for such activities is trespass, with the potential for court action.  
If any coal mining features are unexpectedly encountered during development, this should be reported 

immediately to the Coal Authority on 0345 762 6848. Further information is available on the Coal Authority 
website at: www.gov.uk/government/organisations/the-coal-authority 
 

Informative Note valid from 1st January 2021 until 31st December 2022 
 

3. 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. 

 
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. The Biodiversity Enhancement Plan (condition 6) can include the introduction to the scheme of bat 
(integrated, wall or tree mounted), bird (swift, house sparrow or starling) and beetle boxes. The quantum 
should be commensurate with the scale of the development (268 dwellings). 

 
6. Please note that you must gain the owner’s permission prior to undertaking any works to an overhanging 

tree. If this permission is not obtained, please secure the tree(s) as required by condition 7 and speak 

with the Local Planning Authority if the consequence of this action is amendments to the planning 
permission. 
 

7. The applicant is advised from June 2021 of the requirement to comply with Building Regulations Approved 
Document S (Infrastructure for the charging of electric vehicles) for all new buildings or buildings 
undergoing major renovation. 

 
8. 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+A1:2019 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. 

 

http://www.gov.uk/government/publications/building-on-or-within-the-influencing-distance-of-mine-entries
http://www.gov.uk/government/organisations/the-coal-authority
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9. Greater Manchester Police recommend that the physical security measures within Section 4 of the Crime 

Impact Statement are implemented and the matters raised within section 3.3 are considered when 
finalising the landscaping scheme.  The Bristish Transport Police recommend that any lineside fencing 
should be erected in accordance with British Standards (BS) 1722 and /or LPS 1175 security rating 2.  

 
10.  With regards to condition 3, once a Registered Provider is identified, the Local Planning Authority are 

more than happy to review the affordable package as a whole.  With a better understanding of the 

proposed package, the maximum percentage of affordable housing (as defined by the NPPF) could be 
revisited subject to a reasoned justification. 
 

11.  Highway Works to be provided through a Section 278 and 38 Agreement of the Highways Act 1980.  
Highway works, remedial measures and supporting Traffic Regulation Orders to be introduced in vicinity 
of the development shall include the following: 

 The works on the adopted highway will be delivered by an S278 agreement and full construction 

detail drawing should be submitted and approved by the Highway Authority;  

 Regarding to adopted carriageway and footways, any amendments to the carriageway need to be 

re-instated using similar materials; 

 Redundant access points reinstated as continuous footway, renewal of footway surrounding the 

developments; 

 Existing adopted street lighting and existing services within the footway and carriageway to be either 

diverted or protected in agreement with relevant authorities; 

 The applicant to have further discussions with the council’s traffic management team to deliver a 

suitable traffic management scheme ensures various SCC schemes can be incorporated with the 

development proposals; 

 The applicant to enter into a S278 agreement and to provide funding to facilitate associated highway 

works to for the following: 

a) To works on the adopted highway to facilitating of any new vehicular or pedestrian entrance; 

b) Redundant access points reinstated as continuous footway, renewal of footway surrounding 

the developments; 

c) Adopted carriageway and footways, any amendments to the carriageway need to be re-

instated and using similar materials. 

d) Street lighting, signage, drainage and other utility services within the footway and carriageway 

that is affected by the development must be relocated and agreed by various utility providers  

and Highway Authority. 

e) To provide SUDs and tree pits adjacent to the adopted highway this may attract a maintenance 

fee. 

f) Dilapidation Survey should be undertaken after the completion of the development to ensure 

the adopted footway and carriageway is not damaged by construction vehicles.  

 
12.  The Waste Management Plan must be written in a way that is intended to be a guide for the building 

management and waste collection team to use. The Local Highway Authority would request that the 
following specific structure to be adhere to: 
 

 Address of application site; 

 Type (house or flats or commercial) and scale of devolvement.  

 Identify where the service/ refuse vehicles will park to unload/ collect bins from identified holding areas 

to include the routing of vehicles, and swept paths where relevant;  

 Describe how bins will be moved from the identified bin stores to the collection point/s;  

 Who will be responsible for moving bins to holding areas, if necessary;  

 Where they will be temporarily located on the highway (a ‘holding area’) immediately prior to and post 

refuse collection; 

 The proposed hours of collection and frequency of collection; 

 A collection schedule to demonstrate that the bin stores are of sufficient size;  

 The maximum size of the vehicles that scheme is designed for;  
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 Property Management Agent / Contractor contact details; and 

 Rules: what is permitted and not permitted and who is responsible, etc. i.e. The Local Highway 

Authority would not permit waste and/ or waste bins left out on the adopted highway or collected 

anywhere outside the curtilage of the development. Emptied waste bins must be put back in allocated 

bin storage area as soon as collections have been undertaken and must not left out at the collection 

point. 

 
13.  Useful contacts: 

Dilapidation Survey and Site Access: 

 Prior to ANY works commencing on site the developer should contact John Horrocks/Pam Docksey 
to arrange a full dilapidation/Condition Survey of all adopted highways surrounding the site Tel: 0161 
603 4046/ 4006 - Mobile: 07974157474/ 07925638521 Email: John.horrocks@salford.gov.uk or 

Pam.docksey@salford.gov.uk 
 

Highway Permits/Licensing: 

 Applications for all forms of highway permits/licenses should be made in advanced of any works being 
undertaken on the adopted highway Note: NO boundary fencing shall be erected or positioned on 
any part of the adopted highway with first seeking the relevant permits/licenses from the Local 

Highway Authority Tel: 0161 603 4046 
 

General Highway Information: 

 Requests for general Information regarding the adopted highway network should be directed to the 
Local Highway Authority – John Horrocks/Pam Docksey - 0161 603 4046/ 4006 

 All access and egress points should be installed BEFORE vehicles can cross the adopted highway 

onto site 
 

S278 and S38 Works:  

 The Developer should contact Neil Ashmall to arrange for any S278 element of the development. Neil 
Ashmall 0161 779 4883.  

 The Developer should contact John Proctor to arrange for any S38 element of the development. John 
Proctor: 0161 779 4894. 
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