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APPLICATION No: 22/80150/FUL 

APPLICANT: Silverlane Developments (NW) Ltd 

LOCATION: Former Vauxhall Dealership, Between Peel Street And Albert Street, Eccles,  

PROPOSAL: Demolition of existing building and retaining wall, and erection of a 25 storey 

residential building comprising of 256 dwellings, together with access,  

landscaping, parking, and ancillary works. 

WARD: Eccles 

 

REASON FOR PANEL DECISION: More than 49 dwellings proposed, and more than five objections 
received. 

 

 
 

Description of Site and Surrounding Area  
 
The site is known as the former Vauxhall Dealership site, located off Albert Street and Peel Street . It comprises 

of a former car showroom and garage, and occupies a prominent corner position.  The proposal would be located 
wwithin an urban area, characterised by a mix of low-rise dwellings off Peel Street, and high-rise development of 
an increasing density off Albert Street.  The site is in a highly sustainable area, located within a 5-minute walk of 

Eccles Train Station and the Metrolink, and within walking distance of local amenities, including medical facilities 
(St Andrews Medical Centre and Salford Royal NHDS Foundation Trust), supermarkets (Aldi and Morrisons) and 
shops (Eccles Shopping Centre). 

 
Description of Proposal  
 

The proposal concerns the demolition of the existing building and retaining walls, and erection of a 25 storey 
residential building comprising of 250 apartments and 6 townhouses, together with access, landscaping, parking,  
and ancillary works.  The development would also include ancillary residential amenity space split across the 

ground floor and upper floor of the podium level, providing outdoor amenity space. The site would be accessed 
off Peel Street and the development would provide 27 car parking spaces (including 4 disabled parking bays and 
6 EV charging bays (all remaining bays to be futureproofed for EV provision)) and 3 motorbike parking spaces.  

Internal cycle parking providing 170 spaces, plus internal storage for 2 cycles per townhouse, is also proposed.   
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Publicity 
 
Site Notice: Non HH Article 15    Date Posted: 20 July 2022  

Reason:  Statutory Publicity 
 
Press Advert: Manchester Weekly News Salford Edition Date Published: 28 July 2022 

Reason:  Article 15 Standard Press Notice 
 
Neighbour Notification  

 
123 neighbouring occupiers have been notified of the application. 
 

Representations  
 
23 letters of representation have been received in response to then application publicity: 21 letters of objection 

and 2 neutral representations. 
 

 C – comment received         R – officer response 

C Does not reflect Council’s “Great Eight” priorities.  

R The proposal would result in the redevelopment of a vacant site within Eccles Town Centre 
– a sustainable location that will help to reduce reliance on travel by private car and tackle 

the climate emergency. The scheme will assist with creating a more vibrant place and 
space.  The development would provide a financial contribution that could be spent on, or 
go towards, projects for affordable housing, open space and public realm. The final 

benefitting projects are yet to be determined. Furthermore, the development would generate 
construction jobs, helping to create an economy for all.   

C The development would result in cumulative harm – the proposal must be considered within 
the context of other high-rise/high-density developments planned for, or already completed 

in Eccles. 

R Each application is considered on its merits and weighed against any identified harm (see 
the analysis).  Additional residents within this town centre location would add activity and 
further spending within the local economy. 

C The existing highway surrounding the development is congested at rush hour and vehicles  

speed outside of rush hour due to the lack of traffic calming measures.   The development 
would increase the volume of traffic on the “triangle” surrounding the development leading 
to issues including pedestrian and road user safety, and pollution levels (e.g. exhaust 

particles and microplastics released into the atmosphere from tyres).   Access and egress 
from the site and surrounding property is currently dangerous due to speeding and heavy 
vehicles, which the development would worsen and so restrict quick access of emergency 

vehicles. 

R Please note the highway safety section of the analysis below. 

C The lack of car parking provided by the development would result in overspill parking onto 
nieghbouring streets, which would be compounded by existing development within the area.   
Furthermore, the development would not cater for visitors and the public transport offering 

within Eccles is not strong enough to compensate for the lack of parking.   

R Please note the highway safety section of the analysis below.  Furthermore, TfGM have not 
raised any concerns with regards to the capacity of the public transport infrastructure within 
the locality.   

C The density of the scheme would have a detrimental impact upon local services (e.g. NHS, 

utilities, education, anti-social behaviour etc.) and would not provide an adequate amount  
of space for future occupiers.  Furthermore, this impact would have a cumulative impact 
with other recent developments within the area. 

R The provision of local services is outside the jurisdiction of the Local Planning Authority and 

potential population increases are monitored.  The scheme proposes an adequate level of 
amenity space, is close to existing parks, and all of the units comply with national space 
standards.   

C The proposal would result in overdevelopment of the ‘island’ with plans to convert parts of 

Peel House. 
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R The site can comfortably accommodate the development, with space for some on-site 
parking, and resident amenity space, on both the ground floor and upper floors.  

C The development would result in overlooking and loss of privacy of neighbouring property. 

R Please note the residential amenity section of the analysis below.  

C The development would result in loss of daylight and sunlight of neighbouring property;  

particularly all of those properties on Russell Street, not just up to number 10.  Concern was 
expressed regarding lack of warmth leading to rising fuel bills and impacts on growing 
vegetables.   

R Please note the residential amenity section of the analysis below.  This properties situated 

on Russell Street west of no.10 would be set too far from the development to experience 
material harm with regards to the loss of sunlight/daylight from the development.   

C The development would be out of scale with the immediate area.  The amount of glazing 
within the development would introduce harm to highway safety through the reflectivity  

blinding drivers, which would exacerbate existing harm from other buildings. 

R The development is positioned on the perimeter of the Town Centre and is adjacent to 
existing tall buildings.  The development consists of a brick frame with glazing.  Considering 
this, the orientation of the sun in relation to the development, and the direction of traffic on 

Albert Street in this area, the proposal is unlikely to introduce significant harm with regards 
to glare.   

C The development would affect the view from adjacent properties. 

R No one has a ‘right’ to a view.  However, adjacent occupiers should not experience 
detrimental harm with regards to overshadowing, loss of light/sunlight, overlooking or 

overbearing.  These matters are discussed within the residential amenity section of the 
analysis.   

C The development would exacerbate existing water supply and water pressure problems in 
the area.  The amount of proposed concrete could lead to environmental concerns. 

R No concerns have been expressed by United Utilities in relation to these matters. 

C The proposal would worsen existing environmental/wind conditions.  The credibility of the 

Wind Microclimate Assessment has been questioned.   

R Flood Risk and other environmental concerns are discussed within the analysis section of 
the report.  The Wind Microclimate Assessment has been written by a specialist 
organisation who are bound to provide accurate information.   

C The weather station next to St Anne’s church shows that the area has become increasingly  

polluted, which will only be made worse by an increase in population (traffic, air-quality,  
noise, litter/wate etc) effecting the local population and wildlife.   

R The environmental impacts of the development have been assessed within the analysis of 
this report. 

C The construction process (3+ years) would lead to an increase in traffic, essential services,  

and noise/air pollution. 

R The construction period will be managed closely – the applicant will be required to submit 
a construction management plan to the council via condition to mitigate the potential effects  
generated by construction. 

C The proposal will not provide necessary housing for poorer local people and may drive 

existing local residents out of the immediate area. There is little if any affordable housing 
for local people. There is no guarantee the development will boost the local economy.  

R The development would provide a mix of dwellings to meet a range of housing needs, A 
thorough review of the viability appraisal submitted with the application has confirmed that 

the site cannot viably deliver the full extent of the planning obligations sought. However, an 
initial contribution will form part of the s106, with affordable housing listed as one of the 
possible benefitting projects.   Furthermore, a legal agreement would require further viability  

testing during the construction period and contain a clawback mechanism in the event that 
the scheme was found to be more viable than original anticipated; any additional monies 
would be split between one or more of the projects listed in the heads of terms at the end 

of this report, which includes affordable housing. 

C A low rise residential/mixed-use redevelopment of the site would be more appropriate.   
Development should be directed towards the town centre to stem existing decline and 
further green space is required.  The site should be redeveloped in the wider context of a 

wider redevelopment plan that is subject to consultation with residents - It is important that 
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Eccles is a focus for improvement and regeneration and any approved developments aren’t  
just for the benefit of developers’ pockets. 

R A high density scheme would provide a more efficient use of this brownfield site within a 

Town Centre location.  The development is likely to generate a positive knock on effect to 
the town centre by increasing footfall and spending in the locality.  The Regeneration Team 
have been involved with the evolution of the development to ensure that the proposal is not 

contrary to vision for Eccles Town Centre. 

C Would like to see conditions applied such as special window tinting, Construction 
Management Plan, low noise air conditioning/heating, pedestrian crossings on all 
surrounding roads of the development triangle, a set of traffic lights to control traffic  

congestion and adequate parking spaces. 

R Relevant conditions concerning amenity, environment protection and highway safety are 
recommended where relevant. 

C The close proximity of the proposed access point to the existing one at Sentinel House 
raises significant concerns regarding the potential for conflict between the paths of traffic  

leaving Sentinel House and that of vehicles entering the site as well as the proposed 
servicing layby. This is exacerbated by the one-way nature of Peel Street meaning that all 
traffic into the application site will be turning right and conflicting with the paths of all the 

traffic turning right leaving Sentinel House. The proximity of these access points does not 
appear to have been identified, let alone appropriately assessed in the Transport Statement. 
 

This issue is even further exacerbated if the existing wall between the application site and 
Sentinel House is retained/ rebuilt as this will clearly obstruct the visibility of vehicles leaving 
both sites, creating an issue which does not currently exist. The wall does not offer a current  

visibility restriction to traffic exiting Sentinel House due to the one-way nature of Peel Street. 
No visibility splays appear to have been submitted. 

R The access to the site on Peel Street has been relocated further north and redesigned to 
resolve these concerns.   

 

 
Relevant Site History 
 

19/74097/FUL 
Demolition of existing buildings and erection of a 22 storey residential tower comprising of 150 
apartments, together with landscaping and car parking.  Withdrawn on 12.02.2021 

 
Sentinel House 
 

18/71836/FUL  
Continued use of the 1st to 14th Floor of Block B as a 159 bed hotel with retention of an extension to 
accommodate a lift and retention of extraction fans, erection of cycle parking and a bin store with changes 

to car parking layout.  Approved on 25.07.2019 
 
Consultations 

 
Air Quality, Noise, Contaminated Land 

No objection subject to conditions.     

 
City Airport And Heliport (Manchester Barton) 

No objection   

 
Design for Security 

No objection subject to condition.     

 
Drainage Engineer 

No comments received.       

 
Greater Manchester Archaeological Advisory Service 

There is no reason to seek to impose any archaeological requirements upon the applicant.  
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Greater Manchester Ecological Unit 

As for the previous application 19/74097/FUL no significant ecological issues were identified by the 
developer’s ecological consultant.  Issues relating to bats, nesting birds and BNG can be resolved via 
condition or informative. 

 
Highways 

No objection subject to conditions.     

 
HSE Fire Statement Consultations 

The Health and Safety Executive have provided advice concerning the proposal in relation to fire 

regulations for tall buildings.  The applicant has noted these comments and confirms that all necessary 
changes can be made at detailed design stage.   

 

Landscape Design 
No objection subject to conditions.     

 

United Utilities Water Ltd 
No objection subject to conditions.     

 

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 

 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 CH2 Development Affecting the Setting of a Listed Building 

 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 districts 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 
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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); 

(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.  
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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.  
 

Residential Use in a Town Centre Location  
 
The NPPF (paragraph 86) is clear that planning decisions should support the role that town centres play at the 

heart of local communities, by taking a positive approach to their growth, management and adaptation by 
recognizing the importance residential development plays in ensuring the vitality of centres.   The site is located 
within Eccles town centre as designated in the saved UDP proposals map. 

 
Increasing the number of people living within or around centres would help generate the footfall necessary to 
support shops and services.  However, it is important that residential uses do not displace main town centre ones.  

The site is occupied by a former car show room (a sui generis use), which is not considered to be a main town 
centre use.  Therefore, the proposal would not result in the loss of retail floorspace.   
 

The site is not considered to form part of the main shopping area of the centre.  The site was not proposed for 
inclusion within the primary shopping area of Eccles Town Centre in the emerging Local Plan, owing to the use 
that occupied the site at the time the survey was undertaken and the site’s physical separation from the other 

parts of the town centre (Town and neighbourhood centre review, page 31 paragraphs 6.51-6.54). Given the site’s 
relationship to the main concentration of commercial and other main town centre uses, it is reasonable to accept 
that this part of the town centre has a lower footfall. Furthermore, the applicant has demonstrated through 

marketing details provided by Motus (letter dated 12 November 2019), there was no realistic prospect of securing 
an active retail use within the existing unit. Therefore, the applicant has proposed townhouses that would provide 
an active frontage onto Albert Street and ensure a broader mix of unit type within the development. 

 
Tenure, Size & Mix of Accommodation 
 

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 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). Policy H1 of the UDP has been 
supplemented by policies in the adopted Housing Planning Guidance (policies saved beyond 18 June 2015).  
 

The submission indicates that the scheme is intended to be delivered as a build to rent product.   However, the 
applicant has indicated more recently that the proposal might be released onto the open market.  Either way the 
applicant would have to provide affordable housing under both the existing (OB1 of the Amended Planning 

Obligations SPD) and emerging policy.   
 
The direction of travel with regards to build to rent schemes under emerging policy H5 is that such developments  

should be under common ownership and management control for the long term, offer long term tenancies (over 
3 years), comply with nationally described space standards, and deliver a broad range of tenure.  The last two 
criteria are covered by the application submission; however, it is silent on the management control of the property  

and the potential nature of the tenancies.   
 
Given the scale of the development, it would be a missed opportunity not to ensure the proposal supports the 

creation and protection of sustainable and balanced community (saved UDP policy H1) through ensuring any 
build to rent units are secure.  Therefore, it is required that management controls and long-term tenancies are 
secured via a clause within the S106, if indeed the development is delivered as a build-to-rent product.       
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Policy HOU1 of the Housing Planning Guidance states that apartments are likely to be the most appropriate form 

of development in the city’s town and neighbourhood centres, helping to maximise the number of people who 
have excellent access to local facilities. The accommodation comprises 256 dwellings (250 apartments and 6 
townhouses). As the apartments constitute 97.7% of the dwellings proposed, the proposed housing mix is 

considered to be broadly compliant with HOU1. It is recognised that the inclusion of some town houses within the 
scheme would provide an active residential frontage and also contribute to the provision of a mix of dwellings in 
the local area. The provision of some townhouses alongside apartments is therefore supported.  

 
Policy HOU2 of the housing planning guidance 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 floorspace; small dwellings (i.e. 

studios and 1 bed apartments) should not predominate and a significant proportion of three-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. The proposed mix of unit sizes is outlined within Table 1, 

below. 
 

 

The mix of dwelling sizes in terms of the number of bedrooms is considered to be acceptable, noting that small 
dwellings would not predominate, with the majority of apartments providing two or three bedrooms (179 (71%) of 
the total number of apartments). With regards to the houses, HOU2 states that the majority of new houses should 

have at least three bedrooms. As all the houses proposed have three bedrooms, this aspect of the proposal also 
complies with policy HOU2. 
 

With regards to floorspace, in order to comply with policy HOU2 and paragraph 4.31 of the housing planning 
guidance, the majority of apartments should have two or three bedrooms and should typically be 57sqm or above 
in size. Page 22 of the Design & Access Statement Addendum indicates that 179 of the 250 apartments would 

have two or more bedrooms of at least 65sqm floorspace, and would therefore comply with HOU2.  Furthermore,  
the apartments and the townhouses are compliant with nationally described space standards. 
 
Principle Conclusion 

 
The proposal would provide a policy compliant mix of unit types and sizes within this edge of centre location.  The 
proposed tenue of build to rent would be the subject of a clause within the S106 agreement to ensure the 

appropriate quality of provision.   With this clause 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 existing 
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 applicants 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, dated June 2022, has been prepared by Iceni 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 they should identify and assess the significance of any heritage 

asset that may be affected by a proposal (including by development affecting the setting of a heritage asset) (para 
195, NPPF). This approach is reinforced by the emerging Heritage Protection policy (HE1).  Both emerging policy 

Table 1: Mix of Units 
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HE1 and the NPPF identifies that heritage assets include both designated heritage assets and assets identified 

by the local planning authority (including local listing).  
 
The setting of a heritage asset is defined as the surroundings in which a heritage asset is experienced.  Its extent 

is not fixed and may change as the asset and its surroundings evolve. (NPPF, glossary).  
 
As indicated by Figure 1, there are a number of heritage assets in the nearby vicinity of the site.  Of particular 

note is the Grade I Church of St Mary to the east (at the opposite end of John William Street), Grade II* Church 
of St Andrew to the west, and locally listed 53 Peel Street, which is located directly to the west at the junction of 
Russell Street and Peel Street.      

 

 
The Heritage Statement identifies that the ‘significance of the Church of St Mary is derived from its exemplary  

status as a medieval parish church, which retains much of its contemporary decoration.  The church’s prominent  
societal role throughout the historic development of Eccles is expressed through its high-quality architecture, as 
well as archival material.’   The Site’s contribution to the significance of the church is limited to the townscape role 

of the historic layout of Eccles which evolved out of the asset’s medieval setting.  The Heritage Statement outlines 
that the setting of this Grade I building has been much changed by the presence of tall buildings.   
 

The development is unlikely to make a negative contribution to the setting of the Church of St Mary. The proposal 
would positively contribute to an existing cluster of modern taller buildings and due to the distance and orientation 
between the application site and the heritage asset, the Grade I church would be appreciated within this 

established built environment. Therefore, proposal would have a neutral impact on the ability to appreciate the 
significance of the building. 
 

According to the Heritage Statement, the significance of the Church of St Andrew results from the ‘its high-quality  
external and internal architecture and decorative finish. The material association of the church with Herbert  
Edward Tijou, as well as other notable nineteenth-century architects and artists also provides a source of historic  

Figure 1: Excerpt from page 13 of the submitted Heritage Statement. Building 1 is the Church of St Mary  

(nationally listed, Grade 1), building 2 is Church of St Andrew (nationally listed, Grade II*) and building 8 is 53 
Peel Street (non-designated heritage asset on the Council's local list) 
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and architectural interest.’  The site does not have any historic or current association with the church, so is not 

considered to contribute to the architectural or historic interest of the asset.  The development’s potential 
contribution to the setting of the church is limited to views to and from the asset along Chadwick Road and Russell 
Street.  Given the current views along these routes includes modern tall buildings, and that the development would 

not prevent the church being experienced from existing vantage points, the proposal would have a neutral impact 
on the significant of the building.   
 

With regards to 53 Peel Street (a non-designated heritage asset on the Council’s local list), the property is 
positioned at closer proximity to the application site.  Due to the position and scale of the proposal in relation to 
the heritage asset, the proposal is likely to result in less than substantial harm to the significance of the asset 

through a minor dominating impact.  
 
Paragraph 203 of the NPPF states that the effect of an application on the significance of a non-designated heritage 

asset should be considered in determining an application. In weighing applications that directly or indirectly affect  
non-designated heritage assets, a balanced judgement will be required having regard to the scale of any harm or 
loss and the significance of the heritage asset. 

 
In this instance, Salford City Council have recognised 53 Peel Street for its architectural interest and aesthetic, 
social and communal value. The asset derives its significance from its status as a typical example of a chapel 

building and its incorporation of the gothic architectural style is attractive. It is not considered that the proposal 
would impact the social and communal value of the asset. While the proposal may impact the aesthetic  value of 
the building due to its scale and proximity resulting in a domineering effect, this impact would be minor.  Having 

regard to the scale of the harm and the significance of the asset as described above, it is considered that the 
benefits of the scheme (e.g. efficiently redeveloping a brownfield site for much needed housing) would outweigh 
this less than substantial harm. 

 
Heritage Conclusion 
 

As summarised above, the proposed development would have less than substantial harm upon the significance 
of the non-designated heritage asset (53 Peel Street).  The wider public benefits of the scheme are considered to 
outweigh the minor impact that has been identified.  Therefore, the proposal accords with the aforementioned 

policy.    
 
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 several 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. 

 
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.  Tall buildings will only be permitted where the scale of the development 
is appropriate to the local context, the development would positively relate to the public realm and be of a high 
quality with regards to design detail (saved UDP policy DES 5). 

 
The development would have a dual aspect plan arrangement, oriented north-south. At ground floor level town 
houses activate a significant proportion of the Albert Street frontage.  With level access from the street, private 

defensible space has been created by planted and landscaped patios with windows and entrance doors recessed 
within a colonnade (note Image 1).  
 

The main communal apartment entrance is also located within the Albert Street frontage, contained within a 
double height glazed area set within the colonnade.  The double height entrance reception is connected to 
adjacent management / communal amenity spaces at both ground and first floor levels.  Adjacent to the entrance 

reception and located at the prominent north-facing end of the colonnade, an internal residential amenity space 
is provided, again as a double height space (note Image 1, below).   
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The amenity space to the ground floor is designed as a multifunctional space, with the potential to be a private 
residential lounge and co-working space, as well as provide bookable working booths for home study and work, 
as displayed within the indicative layout.  On the first-floor internal amenity space is also proposed to provide 

occupants with additional space to work and study, as well as to book for private meetings and functions.  To the 
8th floor there is another internal multi-functional space proposed that leads onto the terrace.  The Design & 
Access Statement Addendum sets out that this space could predominantly function as a private residential lounge 

but could also be used for a range of functions such as yoga, cinema, and private bookable events such as parties.  
In total the development would provide approximately 229.6 sqm of internal and 340 sqm of external communal 
space.   

 
Vehicular and pedestrian access would be taken from the west (Peel Street) with an additional pedestrian access 
to the east.  The car park is laid out in two distinct areas; an enclosed courtyard and an enclosed roofed over 

space under the podium. A refuse store, secure cycle store, and dedicated spaces for mechanical electrical 
equipment is also located at the ground floor level (note Image 1). 
 

One-bedroom, two-bedroom and three-bedroom apartments are arranged on both sides of a central spine corridor 
at the podium level and within the tower portion (from floor 8 onwards).  The two apartments at the northern end 
of the building both have external terraces that overlook Russell Street.  Level 8 would provide a residents’ amenity 

room and communal planted roof gardens with further shared external amenity spaces.   Access to these areas is 
provided from the main corridor. The secondary escape stair in the podium block extends to the roof terrace to 
provide an alternative means of escape from the terraces. The roof of the escape stair houses renewables in the 

form of photovoltaic panels.  The lift and stair core overrun, along with the roof of the tower, are also largely  
populated by photovoltaic panels. 
 

 

 

With regards to height and scale, there are a series of existing tall structures that form a perimeter around the 
town centre (note Image 2).  The new residential building at the top of Church Street, which is soon to commence 
on site, reinforces this existing theme of height at the perimeter of the town centre. The current proposals on 

Albert Street continue this existing theme within Eccles Town Centre. 
 

Image 1: Proposed Layout 
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The scale and massing proportions for the development consists of as a simple stepped linear podium and a 

tower.  A “street scale” linear volume, oriented north-to-south, addresses Albert Street and forms the podium 
base. The tower element that sits to the north of the podium forms the height to the periphery of the town centre.  
Given the existing form of the Town Centre, the stepped massing is considered appropriate to the site’s context 

and location. 

 
Design Detail 

 
As indicated above, the development is expected to respond positively to local character by 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).   
 
The character and appearance of the immediate area is varied. The applicant states that the architectural 

character and language of the new building is drawn from relevant and important local history , textile warehouses,  
coal mining and engineering.  The building has been designed with a clear bottom (how it addresses the ground),  
middle and top.   

 
The building connects to the ground on its primary elevations by a continuous two storey colonnade, which defines  
the edges of the site and helps offset any potential perception of this building as an island object.  The colonnade 

extends along most of the Albert Street frontage, producing a rhythm of repetition from the town houses at the 
southern end of the building to the resident’s amenity space at the northern end.    
 

According to the Design and Access Statement (D&A), an external language of brick, masonry and metalwork  
with deep set window reveals, reflects a more robust, almost ‘converted industrial’ aesthetic, has been created. 
The primary masonry grid alludes to warehouse and weaving; this is further reinforced by a secondary window 

grid that appears to be interwoven within the masonry grid. The masonry grid “frays” at the base to form the 
colonnade and the weave of the gridded elevations loosens at the top to form a “crown”. The metal windows 
allude to engineering and foundries, as do forged metal gates and panelling. 

 
The podium is defined by marginally wider piers (when compared with the ground and first floors) and the 
introduction of pressed metal collars within the deep-set window reveals. The tower is defined by marginally  

narrower piers with deep set brick reveals omitting the metal collars.  
 

Image 2: Building Height 
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The top three floors of the tower are expressed as a ‘crown’, where the material forming the piers changes from 

masonry brickwork to pre-cast stone-like material that reflects the materials used as stings courses and margins  
throughout the elevation and assists in reducing the scale of the tower. The piers to the crown are narrower still 
than the brickwork piers below. As the building increases in height the amount of masonry reduces. The glazing 

within the crown spans three floors with the horizontal bands that define each floor level articulated within the 
window grid. 
 

The southern elevation of the podium is situated on an exposed corner.  Therefore, during the application process 
officers expressed concern that this portion of the southern elevation was not exhibiting a sufficient amount of 
detail and was generally less visually interesting that the other areas of the building envelope.  The applicant has 

outlined that there are more constraints to this portion of the building compared with other areas, due to its 
proximity to the site boundary and fire safety constraints .  However, despite this, the applicant has added 
additional area of recessed brickwork to break up this portion of the elevation.   

 
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 building runs parallel to the footway on Albert Street. The existing access is removed, and a new kerb line 

and footway is introduced. As previously outlined, the townhouse entrances are marked by low level planting beds 

which introduce greenery into the streetscape and provide social space and external seating.  

 

The building is pulled away from the Albert Street corner and the carriageway is being reduced in width in this 

area. The width of the footway is also being increased and a new pedestrian crossing is included in this location. 

All these amendments seek to improve connections across and around the site leading from Russel Street and 

Eccles town centre. The public realm would follow the existing materials palette found on site.  

 

The Peel Street side of the site is bound by a new low level masonry wall. Colour and tones are in keeping with 

the proposal and context. A line of trees is located behind the low-level wall to soften the street edge. The 

introduction of trees in this area also assists with improving the wind climate.   The parking bays are expressed 

differently with the use of concrete sets. This area is softened by trees, raised planters and areas of low-level soft 

landscaping.  

 
Green roofs are provided over the garage and elements of the podium.  These provide areas of visual amenity to 
residents and adjacent neighbours.  The roof terrace to the podium seeks to create a series of mini environments ,  

which allow and encourage social interaction and are a mixture of soft and hard landscaping areas that are either 
open or semi protected.  The soft landscaping would include several potted trees for reasons of visual amenity 
and biodiversity.   
 

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 ground floor 
external material protection against graffiti.  All the proposed recommendations have been considered and where 

appropriate have been implemented.  However, the recommended high boundary walls/fencing within this setting 
is unlikely to be appropriate but a scheme of boundary treatments can still be agreed through the landscape 
condition.  With regards to access controls and specifications of doors and windows, these matters are beyond 

the scope of what is reasonably within the control of the Local Planning Authority.   
 
Character and Appearance Conclusion 

 
The development positively responds to its physical and historical context, reinforces the streetscape with 
enhanced active frontages, and contributes towards local identity and distinctiveness, whilst interacting positively  
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with the public realm and being designed to discourage crime.  The development would provide a high quality of 

architecture, urban design and landscape that would redefine the identity of this area.  The landscape strategy 
would provide future occupiers with a quality of place and enhance the public realm within the area.  Given these 
factors, the development would accord with the aforementioned local planning policies.   

 

Wind Climate 

 

Saved UDP policy DES 5 outlines that a proposed tall building should not have an unacceptable impact on the 
microclimate in terms of wind speed or direction.  A microclimate is defined as the distinctive climate of a small-
scale area. 

 

A Wind Microclimate Report has been submitted with the application, which summaries the result of a 
Computational Fluid Dynamics (CFD) study undertaken by Arc Aero.  The assessment considers the wind 

conditions that would result upon the introduction of the new development into an existing space.  It predicts the 
proportion of time an area will experience wind speeds more than threshold values associated with safe and 
comfortable use by pedestrians and occupants once the development is introduced.  The London Docklands 

Development Corporation (LDDC) variant of the Lawson Criteria has been used to assess safety and comfort  
levels for pedestrians moving through a microclimate.   

 

A wind speed of 15 metres-per-second occurring once per year is rated as unsafe, with the potential to de-stabilise 
the less able members of the public including the elderly, cyclists , and children.  With regards to comfort, the 
LLDC variant of the Lawson criteria dictates that wind conditions are suitable for a given activity when the 

threshold is exceeded no more than 5% of the time in seasons relevant to the activities that will take place in each 
area. The value of 5% has been established as giving a reasonable allowance for extreme and relatively infrequent  
winds that are tolerable within each category. These threshold wind speed values are presented in Table 2. 

 

 

Following the introduction of the proposed development, the safety criteria are predicted to be met throughout the 
site and surrounding area.  In relation to comfort, following the introduction of the development, wind conditions 

within the site are suitable for pedestrian access on throughfares, comfortable ingress /egress at all entrances to 
the proposed development, and recreational spaces are also suitable for planned occupant uses.   

 

Within the surrounding area, some exceedances of comfort criteria (fast walking) exist both before and after the 
introduction of the proposed development and these are driven by the existing high-rise development at Sentinel 
House (note Images 3 and 4). These pre-existing exceedances are not introduced or exacerbated by the proposed  

development, and at the southern corner of Sentinel House are improved following the development’s introduction  
(note Image 4). 

Table 2: LLDC Wind Comfort Thresholds   
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The assessment was undertaken on the assumption that soft landscaping would be introduced as part of the 

development.  Therefore, the retention of the landscaping is recommended to be secured via condition on any 
grant of consent.   

Image 4: Pedestrian wind conditions, proposed development within existing surrounds, worst case 

season 

Image 3: Pedestrian wind conditions, existing site within existing surrounds, worst case season 
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Wind Climate Conclusion 

 

The wind microclimate resulting from the introduction of the proposed development would not introduce an 
exceedance of comfort criteria and would marginally improve the existing situation.  Therefore, the development 

would comply with the aforementioned planning policy. 

 

Residential Amenity 

 
In accordance with paragraph 127 of the NPPF (2018) development should provide a high standard of amenity 
for existing and future users. Tall 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 Polic ies DES5 
and 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 and Overshadowing 
 
Sentinel House is situated to the south-west of the site.  Block B is closest to the site and the ground floor is 

currently utilised as a job centre, with floors 1-14 in use as a hotel. Given the windows within the development are 
situated over 25m from Block B, at an angle, and the existing uses are not considered to be sensitive, this 
relationship is considered acceptable with regards to amenity. The proposed amenity space on level 8 would 

provide opportunity for a degree of overlooking due to the ability to walk around the space and gain different  
views.  However, the windows associated with the hotel would be over 21m away so significant harm is unlikely.   
 

Southway is situated approximately 55m to the south of the site and separated by Albert Street.  Considering this 
distance, and that the podium (the closest point) would not have any windows within the facing elevation, the 
proposal would not introduce harm with regards to overlooking.  In relation to dominance, Southway is a 

reasonable distance away considering the dense urban setting so harm to amenity in this regard is unlikely.   
 
The habitable windows within the western elevation would be at least 30m away from the residential properties  

on Peel Street, and the apartments would be set on Floor 2 and above.  Considering these factors, the 
development would not introduce significant harm with regards to overlooking.   With regards to dominance, a 
change would be experienced by residents (principally occupants of 51 Peel Street); the matter of loss of light is 

assessed below.  However, this is a dense urban environment with other tall buildings within the immediate 
locality.  Furthermore, any harm is considered to be outweighed by the larger benefits of the sc heme to the 
regeneration of Eccles Town Centre. 

 
The northern elevation of the development would provide an oblique view of the properties on Russell Street.  
However, the habitable windows of the neighbouring properties would be at least 25m away at an oblique angle 

and the habitable windows within the development would be positioned at least 2 floors higher. Therefore, the 
development would not introduce detrimental harm in relation to overlooking.   In relation to dominance, significant  
harm is unlikely to be experienced as the windows from the nieghbouring property do not look directly onto the 

site so their immediate outlook would not alter.   
 
The eastern elevation would look onto City Approach and Charles House, which contain business uses at least 

18m from the development.  Given these properties do not have sensitive end uses, the separation distance is 
considered acceptable with regards to overlooking and dominance.   
 

With regards to overshadowing, the orientation of the sun in relation to the development is such that the building 
would not produce a consistent shadow through the day over any particularly residential property.  Businesses 
uses are not considered sensitive end uses in this regard.  Considering these factors, the proposal is unlikely to 

introduce significant harm with regards to overshadowing.    
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Loss of Light 

 
The submission has been accompanied by a Daylight and Sunlight Amenity Impact Assessment Report written 
by Gray Scanlan Hill (GSH), which evaluates the daylight and sunlight amenity impact of the Proposed 

Development on surrounding sensitive receptors.  The provisions set out in the Building Research Establishment 
(“BRE”) design guidance Site Layout Planning for Daylight & Sunlight: A Guide to Good Practice, which is 
recognised as the industry standard, has been used as the guiding criteria for the assessment.   

 
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) 
– No Sky Line (NSL) 
– Annual Probable Sun Hours (APSH) 

 
Vertical Sky Component 
 

The Vertical Sky Component (VSC) is used when considering the impact that a new development will have on 
the daylight amenity of an existing neighbouring building.  VSC is a unit of measurement that represents the 
amount of visible sky that is capable of being received at the external face of a window. Daylight is derived directly 

from the sky. On that basis, the more unobstructed sky or sky visibility available to a window, the potential 
daylighting capability of the room served by it will increase. 
 

The unit is expressed as a percentage, as it is the ratio between the amount of visible sky available to the window 
being tested, compared to that available from a totally unobstructed sky. To put this unit of measurement into 
perspective, the maximum percentage VSC value of a window located in a vertical plane is 50%, but in practice 

the VSC values do not typically exceed 40%, because of projecting window reveals and window heads which 
lessen / reduce the angles of measurement.  The BRE Guidance for daylight confirms that: “… daylighting of an 
existing building may be adversely affected … if … the VSC measured at the centre of an existing … window is  

less than 27%, and less than 0.8 times its former value” 
 
No Sky Line 

 
The BRE Guidance confirms that the daylight distribution of an existing building can be found by plotting the No 
Sky Line (NSL) for each main room, which would include living rooms, dining rooms and kitchens (bedrooms are 

considered less important).  The NSL is measured at an internal working plane within a room and divides  those 
parts of it which can and cannot see the sky through its window provision.  Those parts of a room beyond the NSL 
usually look dark and gloomy, compared with the rest of the room, because they receive no direct daylight.  

 
Annual Probable Sun Hours 
 

Unlike daylight, which is not influenced by orientation and assumes that light from the sky is uniform, the 
availability of sunlight is dependent upon compass orientation.  As the United Kingdom is in the northern 
hemisphere, sun is only received from the south, rising in the east and setting in the west. The availability of 

sunlight is therefore dependent upon the orientation of the window being tested relative to due south.   The BRE 
Guidance for sunlight concludes that: 
 

 
The BRE Guidance goes on to conclude that sunlight will be adversely affected if the living room window 
“…receives less than 25% of annual probable sunlight hours, or less than 5% of annual probable sunlight hours  

between 21 September and 21 March”.  BRE confirms that where the APSH values are not met in the existing 
condition, a reduction of up to 20% (i.e. 0.8x) the existing value would be acceptable, on the basis that the 
reduction is unlikely to be noticed by the building occupants.  

 
Alternative Daylight and Sunlight Targets 
 

The BRE acknowledge the need for the provisions of the Guidance to be applied and interpreted flexibly, including 
adjustment, where it is used outside of the low-density suburban environments for which it was designed, in 
confirming that: 
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“… the Developer or Planning Authority may wish to use different target values. For example, in a historic City 

Centre, or in an area with modern high-rise buildings, a higher degree of obstruction may be unavoidable if new 
developments are to match the height and proportion of existing buildings”. 
 

GSH consider the setting of alternative targets to be a necessary means of adjusting the BRE Guidance for use 
in a mixed density Town Centre environment.  Within the Impact Assessment, GSH justify that target of 21.6% 
VSC can be established for massing environments of mixed or high density through applying BRE principles.   

They outline that BRE guidelines accept a 20% reduction on an existing situation, so it would be appropriate to 
apply this to an urban situation.   
 

Results of the Assessments 
 
The report reviewed the residential properties directly adjacent to the development, which are as follows:  

 

 2-8 Russel Street; 

 43-51 Peel Street; and 

 The Southway building. 

 
All the windows within the Southway building would continue to achieve the 27% VSC target or continue to achieve 
values that are more than 0.8x baseline values, accepted by the BRE on the grounds that it would not be noticed 

by the room occupants.  All rooms of the Southway building would also pass the NSL test.  
 
VSC values would be achieved within properties 2-8 Russell Street with the development in situ to an acceptable 

tolerance of the BRE targets, given their location adjacent Eccles Town Centre.  The windows under consideration 
are large bay windows, and across the three panes will continue to receive adequate daylight in the proposed 
condition. All rooms of 2-8 Russell Street would also pass the NSL test. 

 
The windows under consideration within 43-51 Peel Street would not achieve the VSC target nor pass the NSL 
test in the proposed condition.  On balance, the daylight amenity of these buildings with the development in situ 

is acceptable for several reasons.  Firstly, the baseline condition of these buildings is already limited by Sentinel 
House.  Secondly, all the rooms within 51 Peel Street would achieve the NSL test.  Thirdly, 49 Peel Street would 
experience a low magnitude of change in NSL of the living room / main bedroom.  Fourthly, the living rooms of 

43, 45 and 47 Peel Street are served by bay windows that on the whole (when taking all panes into account) 
would achieve the VSC target. 
 

The BRE’s Winter and Annual sunlight targets, or experience reductions in sunlight that would not be noticeable 
to the room occupants, would be met by all rooms appraised within 2-8 Russell Street and most rooms within 43-
51 Peel Street.  Within 49 and 51 Peel Street, two bedroom windows would achieve the Winter sunlight target but 

not these annual sunlight target.  On balance, the impact on these is acceptable for several reasons .  Firstly, due 
to the town centre location.  Secondly, the inherent limitation on sunlight imposed by Sentinel House.  Thirdly,  
according to the BRE Guidance bedrooms have a lower sensitivity than living rooms when considering impacts 

on sunlight amenity.  Lastly, these rooms achieve 19% of annual probable sunlight hours, only marginally short 
of the concluded acceptable tolerance value of 20% for high density environments. 
 

Future Occupants Amenity 
 
As previously outlined, the development would provide extensive internal and external amenity space plus units 

that would meet national space standards.  All the units would have large windows that would provide sufficient  
nature light into the apartments/townhouses.  The development is considered to lend itself to a place where the 
occupants would feel a sense of community and not just a place to live.   

 
Residential Amenity Conclusion 
 

The development would introduce a small degree of harm with regards to loss of daylight/sunlight to a small 
number of neighbouring properties.  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 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 
centre of Eccles.  In addition, the proposal would introduce an acceptable level of amenity for future residents .  

Therefore, on balance, the proposal is considered acceptable.   
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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.  
 
With regards to traffic generation, the TRICS database was used to forecast the number of vehicle trips the 

proposal would likely generate.  The resultant vehicular trip generation throughout the day is presented in Table 
3. 
 

 

As shown in Table 3, it is expected that the proposal would generate 41 vehicle trips in the typical morning peak 
period of 08:30-09:30 and 54 vehicle trips in the evening peak period of 16:30-17:30. Given this, the Local 
Highway Authority considers the proposal is unlikely  to result in significant material impacts when dispersed 

across the local highway network. Therefore, in accordance with the NPPF, the development would not have an 
unacceptable or “severe” impact on the local highway network  in traffic generation terms. 
 

The closest bus stop is located off Peel Street and Albert Street , which provides limited services to Worsley, 
Ordsall and Manchester city centre. Within 5min walk of the development, future occupiers can access the Eccles 
bus interchange that offers over 30 bus services per hour to Failsworth, Bolton, The Trafford Centre, Cheetham 

Hill, Pendlebury and Manchester city centre.  Therefore, the development is very accessible by bus.  The site is 
also accessible via rail with Eccles train station located within 300m of the site, offering services to Liverpool Lime 
Street and Crewe every hour and limited services to Leeds, Chester, and Manchester Victoria throughout the day.  

In addition, Eccles Metro station is located within 430m of the site, which offers services between Eccles, Media 
City UK, Manchester city centre and Ashton Under-Lyne via the blue line. 
 

The development is located within a gyratory flanked by Peel Street on the west and Albert Street on east and 
south, with poor pedestrian connectivity. However, as part of the proposal the applicant has agreed to enhance 
the pedestrian infrastructure at the junction of Russell Street / Peel Street and on Albert Street .  This enhancement 

would create good linkages between the site and the surrounding pedestrian network . 
 
Apart from Peel Street and Albert Street, most of the roads surrounding the site are relatively flat, making it highly 

conducive to trips by cycle. The proposal offers over 68% cycle parking provision, which would help to facilitate 
cycling as an alternative to travel by the private car. 
 

The Transport Assessment confirms vehicular access for the development is proposed off Peel Street.  As 
previously outlined, the main pedestrian access point into the development will be provided off the Albert Street 
with secondary access located north of Peel Street elevation.  

 
The vehicular access would have a width of 4.5 metres and would incorporate a layby just north of the access 
point.  The proposed access would be gate controlled, which would be set back by 9.1m from the edge of the 

Peel Street carriageway to ensure a waiting vehicle does not impede the free flow of traffic on the Peel Street.  
Pedestrian infrastructure in the form of dropped kerbs with tactile block pavers would also be provided on either 
side of the access point, and the boundary wall lowered to 0.6m to aid inter-visibility between pedestrians on the 

footway and emerging traffic. 
 
Collision Statistics have been reviewed, which confirm that no accidents have been recorded within the last 5 

years along Albert Street and Peel Street. However, there have been 4 collisions along Albert Street.  Review of 
the details of these collisions reveals that they were the result of driver error (e.g. failure to stop and travelling 
north along Albert Street) and not due to highway features that contributed to the occurrence of these accidents.  

Nevertheless, as part of the development’s offsite highway works, enhancements to pedestrian safety and the 
provision of traffic calming measures on Albert Street, would be provided as follows and secured via condition: 

 Provision of a widened refuge at the Russell Street approach with associated dropped kerbs  and tactile 
paving across the approach of Russell Street and across Peel Street.  

Table 3: Trip Generation 
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 Physical raised kerb carriageway narrowing at top of gyratory and on Albert Street.  

 Provision of a zebra crossing with flat top speed hump on Albert Street to west of application site. 

 Provision of a raised kerb island on Albert Street at junction with John William Street together with dropped 
kerbs and tactile paving on John William Street. 

 

The development would provide a total of 27 car parking spaces, including 4 disabled spaces and 3 motorbike 
spaces, which would be accessed via the proposed vehicular entrance/exit off Peel Street. It is proposed that 6 
of the car parking spaces (22%) would have EV charging provision installed, whilst all remaining spaces would 

have the infrastructure in place to allow electric charging points to be fitted in the future.   
 
The 2011 census car ownership data suggests there is approximately 44% car ownership associated with 

apartment developments in this area and 80% with houses.  Even though the development is within a highly 
sustainable location (as identified above) and the immediate area is covered extensively by exiting Traffic  
Regulation Orders (double yellow lines), there might be some overspill parking from the development in the wider 

area.  To ensure that the development does not have a negative impact upon residential streets slightly further 
away, the developer should be required to fund a scheme to review on-street parking and to mitigate any potential 
overspill parking created by this development.  In addition, a Travel Plan should be agreed to encourage future 

occupiers to change their travelling habits.  The review and Travel Plan could be secured by way of condition.   
 
The proposal would provide a total of 170 communal cycle parking spaces with 50 cycle parking spaces on the 

ground floor and 120 cycle parking spaces on the first floor, which equates to a 66% cycle parking provision.  
These spaces can be accessed via the proposed vehicular access or via the secondary pedestrian access off 
Peel Street.  Additionally, 2 cycle parking spaces are given to each of the town houses.  

 
According to the Cycle Parking Standard as set out in Annex C of the emerging Local Plan, C3 Dwellings would 
be required to provide a minimum of 100% cycle parking provision.  However, a relaxation of this requirement is 

recommended due to the development’s close proximity to public transport interchanges (Eccles train station, 
Eccles Metro station and Eccles bus interchange).  Full details of the cycle storage can be secured via condition.   
 

The D&A confirms that general waste collection would be 2 times per week and recycled waste collection would 
be 2 times per week. The proposed communal bin store can accommodate 28 x 1100Lt euro bins and additional 
11 x 240Lt wheeled bins. While each of the townhouse would have their own 4 x 240Lt wheeled bins.  However,  

this provision would not accord with the Council’s Environmental Service Policy with regards to the number of 
bins provided.  Therefore, the Local Highway Authority recommend that general waste collection should be 
increased to 3 times a week and that a service management plan is agreed via condition. 

 
Building management would be responsible for the distribution, rotation, and delivery of the bins to the collection 
point. The collection point is in the external car parking area adjacent to the vehicle entrance from Peel Street. 

On pick-up days the refuse vehicle arrives in the loading bay on Peel Street and the refuse bins would be emptied 
to and from the collection point. This strategy avoids large collections of static bins on the footway and also doesn’t 
block vehicle routes, which is acceptable.  It is recommended by the Local Highway Authority that ‘loading only’ 

restriction should introduce to ensure the proposed layby is kept clear of general parking, which can be secured 
via condition. 
 

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.  Furthermore, the development would enhance the public 
realm within the area through slowing traffic down and enhancing the infrastructure within the locality.  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 significant increase 
in pollution to the air (including dust pollution), water or soil, or by reason of noise.   
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Noise 

 
The proposed development is located in close proximity to Peel Street, the M602 and the main railway. Given the 
proximity of arterial roads to the site, there is potential for road traffic noise to have an adverse impact on health, 

quality of life, and amenity for future occupants. 
 
An acoustic assessment has been undertaken, which 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”.  BS8233 sets out appropriate noise limits for internal habitable 
rooms (living rooms, dining rooms and bedrooms), together with private external garden areas (including roof 

gardens, terraces, or balconies where their size means they can reasonably be expected to be used as an amenity 
space). 
 

The report outlines a mitigation package with living areas (bedrooms, living rooms and dining rooms) facing Peel 
Street and Albert Street are fitted with a “double window” system, with acoustic double glazing on other façades.   
For this development acoustically insulated trickle vents are recommended, which can be supported via condition. 

 
Air Quality 
 

The proposed development is located within the Greater Manchester Air Quality Management Area (AQMA) and 
as such future occupants may be exposed to air pollution.  In addition, the nature of the development has the 
potential to have a negative impact on local air quality during the construction phase (short term dust generation) 

and the operational phase (increased vehicle movements). 
 
The applicant has submitted an Air Quality Impact Assessment , which considers the potential impacts of the 

development on local air quality. The operational phase has been assessed using detailed dispersion modelling.   
The model uses inputs such as meteorological data, traffic data and existing background concentrations of air 
pollutants to determine the likely impact of the development.  The results of the model have been verified against 

local monitoring data. The results of the model show there will be no significant impact as a result of the operational 
phase of the development i.e. there would not be a worsening of the existing situation. 
 

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.   Appropriate mitigation can be secured via a 
Construction Environmental Management Plan condition. 

 
Land Contamination 
 

The site has several historic uses including housing, a school and is currently a car dealership.  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 moderate risk of shallow soils 

contamination including potential for ground gas.  The conclusions of the report are accepted and conditions 
concerning site investigations, remediation and verification are recommended.   
 

Environmental Protection Conclusion 
 
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.   
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The application site is situated within Flood Risk Zone 1.  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 Flood Risk Assessment.  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 is required.  A suitable drainage strategy can be secured via condition. 

 
Flood Risk and Surface Water Drainage Conclusion 
 

With an appropriately worded drainage condition in place, the development is unlikely to introduce harm with 
regards to increasing the risk of flooding, or have an unacceptable impact upon ground or surface water.  
Therefore, the development would accord 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 site currently has almost no ecological value.   
 

Trees and green spaces have been provided for the townhouses and the carparking court to add additional 
ecological value.  The green roof over the parking court and the end terrace house would contribute roughly  
176sqm of green space.  In addition, the area of roof on level 08, adjacent to the southern circulation core, is not 

accessible for residents, however, it is proposed to be a green roof which will contribute 88 sqm of green space.  
The residential terrace area on level 08 features 112sqm of green space and potted trees for increased 
biodiversity.  According to the Biodiversity Metric Report, the proposed landscape plan will achieve a net gain in 

excess of 10%.  It is recommended that this is secured via condition.   
 
The buildings to be demolished were assessed by a suitably experienced bat consultant.  No evidence of bats 

was found but some vandalism had occurred since the previous assessment raising the risk level from negligible 
to low. One emergence survey was therefore carried out in-line with best practice. No evidence of bats roosting 
was recorded, and no bat activity was recorded.  Therefore, development is very unlikely to negatively impact on 

the conservation status of bats in the locality.  As individual bats may roost occasionally in any suitable crevice,  
an informative on any grant of consent reminding the applicant of their responsibilities under the Habitat  
Regulation is recommended.   

 
No evidence of birds nesting was found on the site, but the risk level assessed as having increased owing to a 
small amount of scrub having developed.  Therefore, an informative reminding the applicant of their 

responsibilities under the under the Habitat Regulation is recommended.   
 
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 (£770,190) and public realm (£432,696) 
with a monitoring fee (£5,000) to manage the obligations.  With regards to affordable housing, the developer would 
be expected to provide 10% or 20% depending on whether the scheme is providing open market housing or build 

to rent respectively.   
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The applicant, whilst in agreement to provide a financial contribution, has advised that for reasons of scheme 

viability the development cannot support the full level of contribution considered by the City Council as appropriate 
to fully mitigate its impacts, in accordance with the Refreshed Planning Obligations SPD. The applicant has 
submitted a viability appraisal in support of their position. The Council’s surveyor has reviewed this viability  

appraisal and recommend that the applicant could make a contribution.  The applicant has queried the position 
adopted by the Council’s surveyor on Finance Costs. The conclusion of this final matter for discussion within the 
viability appraisal will be reported to Plans Panel separately within the Amendment Report.   

 
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, and the appropriate requirements for a viability  
re-appraisal and clawback: 
 

A financial contribution towards one or more of the following: 

 Open Space 

 Public Realm 

 Monitoring Fee  

 Affordable Housing 
 

II. That the applicant be informed that the Council is minded to grant planning permission, subject to the 

conditions stated below, on completion of such legal obligation;  
 

III. That authority be given for the decision notice relating to the application be issued, (subject to the 

conditions and reasons stated below) on completion of the above-mentioned legal obligation. 
 
 

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:  
  

Existing  
Redline Boundary - AL[05]001 
  

Proposed Demolition       
Proposed Demolition  - PLAN AL [05]030 A 
Proposed Demolition  - ELEVATION - NORTH AL [05]031 A 

Proposed Demolition  - ELEVATION - EAST AL [05]032 A 
Proposed Demolition  - ELEVATION - SOUTH AL [05]033 A 
Proposed Demolition  - ELEVATION - WEST AL [05]034 A 

  
Proposed       
Proposed GA Floor Plan  - 00 AL [05]050 B 

Proposed GA Floor Plan  - 01 AL [05]051 B 
Proposed GA Floor Plan  - 02-07 AL [05]052 B 
Proposed GA Floor Plan  - 08 AL [05]053 B 

Proposed GA Floor Plan  - 09-24 AL [05]054 B 
Proposed GA Roof Plan  - 25 AL [05]055 B 
Proposed GA Roof Plan  - AL [05]056 B 

Proposed GA Landscape Plan  - AL [05]060 B 
       
Proposed Elevation - North  - AL [05]070 B 

Proposed Elevation - East  - AL [05]071 A 
Proposed Elevation - South  - AL [05]072 A 
Proposed Elevation - West  - AL [05]073 B 

Proposed Section A  - AL [05]074 A 
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Proposed Detail Façade Study 01  - RESIDENTIAL ENTRANCE AL [05]080 A 
Proposed Detail Façade Study 02  - TYPICAL TOWN HOUSE AL [05]081 A 
Proposed Detail Façade Study 03  - TYPICAL BALCONY AL [05]082 A 

Proposed Detail Façade Study 04 
Proposed Detail Façade Study 05 

- TYIPICAL PODIUM AL [05]083 A 
- TYIPICAL TOWER AL [05]084 A 

Proposed Detail Façade Study 06  - TOWER TOP AL [05]085 A 

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

3. Notwithstanding any description of materials in the application no above ground construction works shall 
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. 

 

4. a)  Notwithstanding the details shown on the approved plans, the development hereby permitted shall not 
be occupied until full details of both hard and soft landscaping works, ecological enhancements/gains 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:  

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

c. hard surfaced areas and materials; 
d. boundary treatments (including details of the existing arrangement);  
e. external lighting and CCTV; 

f. 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; 

g. sustainable drainage system details; 
h. existing plants / trees to be retained;  
i. ecological gain (in accordance with the gains specified in Biodiversity Metric Report Version 

2, dated September 2022); and, 
j. 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 and ecological 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 replaced within the next planting season by trees or shrubs of similar size and species to those originally  

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

the proposed development and in accordance with Policies DES1 and DES9 of the City of Salford Unitary  
Development Plan and the National Planning Policy Framework.  

  

5. Prior to the first occupation of the development, a scheme for the implementation of the trees illustrated 
within Figure 2.1 of the Wind Microclimate Report, referenced 1920248rep1v1, dated 23 June 2022, shall 
be submitted to the local planning authority for its approval in writing. The submitted scheme shall include: 

  
a. details of the proposed trees including species and sizes (including the minimum height and 

circumference of stems at one metre above ground level);  

b. a plan indicating the location of the trees;  
c. a long-term management plan, including details of when the trees would be replaced, by who, and what 

specification (refer to criteria a.) the replacement trees would be;  

d. confirmation that the trees are suitable from a micro-climate perspective; and  
e. a timetable for planting. 
 

 The approved scheme shall be implemented prior to first occupation.  The trees shall be retained and 
managed in accordance with the approved scheme thereafter.  

  

 Reason: To ensure the appropriate microclimate management of the site and landscape treatment in 
accordance with Retained Policies DES5 and DES9 of the Salford Unitary Development Plan and the 
National Planning Policy Framework. 

  
6. Notwithstanding the details shown on the approved plans, prior to first occupation of the development 

hereby approved, a scheme(s)/plans(s) detailing full construction details of the proposed modifications to 

the site access and adjacent highway, and a timetable for their implementation, shall be submitted to and 
approved in writing by the Local Planning Authority.  The scheme shall include the following:  

  

(i) The site access with external highway works as identified on plan 3707-F01-Rev C, entitled Proposed 
Site Access Plan (Eddisons), or an alternative agreed in writing with the Local Highway Authority, 
including the following:  

a. Provision of a wide refuge at the Russell Street approach with associated dropped kerbs and 
tactile paving across the approach of Russell Street and across Peel Street.  

b. Physical raised kerb carriageway narrowing at top of gyratory and on Albert Street.  

c. Provision of a zebra crossing with flat top speed hump on Albert Street to west of application 
site.  

d. Provision of a raised kerbed island on Albert Street at junction with John William Street together 

with dropped kerbs and tactile paving on John William Street  
(ii) Closing up of the existing access points on Albert Street and making good as continuous footway  with 

correct kerb height and resurfacing where needed. 

(iii) Confirmation that any solid boundary treatment to be erected adjacent to the vehicular access point will 
not be higher than 0.6m, to ensure there is sufficient inter-visibility between pedestrians on footway and 
emerging vehicles. 

(iv) The provision of an access gate to the vehicular access point, which must not be within 9m from the 
edge of carriageway, to ensure the free flow of traffic on Peel Street and allow free movement of a 
vehicle entering the proposed Layby. 

(v) Provision of no waiting at any time parking restrictions and Servicing / Loading only restrictions. 
(vi) Measures designed to discourage footway parking. 

  

 The works shall be completed prior to the first occupation of the development in accordance with the 
approved details and drawings. 

 

 Reason: To preserve the safety of pedestrians and other road users in accordance with Retained Policy A8 
of the City of Salford Unitary Development Plan and the National Planning Policy Framework.  

 

7. Prior to first occupation of the development, a Traffic Management Scheme informed by a baseline study 
of on-street parking, concerning the adopted highway network within a 500m radius from the site, shall be 
submitted to and approved in writing by the Local planning Authority.  The scheme shall be fully 

implemented prior to 50% occupation of the development. 
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 Reason: To preserve the safety of pedestrians and other road users in accordance with Retained Policy A8 

of the City of Salford Unitary Development Plan and the National Planning Policy Framework. 
  
8. Notwithstanding the details shown on the drawings hereby approved, details of secure cycle and motorcycle 

parking shall be submitted to and approved in writing by the Local Planning Authority. The approved parking 
shall be implemented and made available for its intended use prior to the first 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.  

 
9. Notwithstanding the details submitted to date, 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.  
 
10. 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 
building 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/timetable, TP budget details and real incentives and measures to encourage use 
of non-car modes of travel.  The FTP shall be implemented in accordance with the timetable contain therein.    

 

 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. 

 
11. 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. 

  

12. 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;  
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(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. 

 

13. 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. 
 
14. Pursuant to condition 13 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.  

 
15. Prior to first occupation, the acoustic mitigation scheme (including acoustically upgraded glazing and 

ventilation) as outlined in the Noise Impact Assessment Report, dated June 2022, Ref: 29685/NIA1, written 

by Hann Tucker Associates, shall be implemented in accordance with the minimum sound reduction values 
as follows: 

    

Zone 

(as described in the 
Noise Impact 

Assessment Report) 

Glazing (Minimum 

sound Reduction 
Value) - dB Rw+Ctr 

Red 38 

Orange 35 

Green 32 
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 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.  
 
16. Prior to the first occupation of the development a ventilation strategy designed to reduce the reliance on 

openable windows shall be submitted to and approved in writing by the Local Planning Authority.  The 
ventilation system shall be designed to provide continuous trickle ventilation, including heat recovery with 
summer bypass.   

   
 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 . 

 
17. Prior to first occupation of the development hereby approved, a site completion report confirming that all 

necessary noise attenuation measures as identified in conditions 15 and 16 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. 

 

18. 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: 

   

o 07:00 - 23:00 - 65 dB LAr,Tr 
o 23:00 - 07:00 - 58 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.  

 

19. No development shall take place until a scheme for surface water drainage for the site using sustainable 
drainage methods and which includes details of how water quality will be improved, and how existing 
surface water discharge rates reduced, has been submitted to and approved in writing by the Local Planning 

Authority. The approved scheme shall be implemented prior to first occupation or use of the development 
hereby approved unless alternative timescales have been agreed in writing as part of the strategy.   

  

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

the following documents;  
o NPPF,  
o Water Framework Directive and the NW River Basin Management Plan 

o The national Planning Practice Guidance and the Non-Statutory Technical Standards for 
Sustainable Drainage Systems (March 2015) 

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

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

  
 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.  

 
20. Prior to first use of the development, a scheme for the provision of electric vehicle charging infrastructure 

shall be submitted to and agreed in writing with the Local Planning Authority. The approved scheme shall 

be implemented prior to first use of the development hereby approved.  
  

 Reason: In accordance with paragraph 105, 110, and 186 of the NPPF, to encourage the uptake of ultra-

low emission vehicles and ensure the development is sustainable. To safeguard residential amenity, public 
health, and quality of life. 
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Notes to Applicant 
 

1. 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 materials landscaping scheme. 

 
2. Prior to ANY works commencing on site the developer should contact the Local Highway Authority to 

arrange a full dilapidation/Condition Survey of all adopted highways surrounding the site. For the full 

duration of the construction, the developer will be responsible for 'Wear & Tear' / accelerated 
deterioration' of all existing highways, either adjacent to the site or highways used as access and 
egress to the site. Any necessary remedial works will be carried out under license and at the 

developer's expense. 
 

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

instated using similar materials or a material that is recommended by the council engineers.  
  
 Applicant must ensure existing utilities (i.e. BT floor box and adopted street lighting) are protected 

and have permission from various utility providers to undertake any work within the vicinity of the 
utility and within the footway and protection to the construction of the existing carriageway.  

 

3. The applicant should enter into a S278 agreement to facilitate the associated highway works as 
described within condition 6 of this permission.  
 

4. Useful contacts: 
 Dilapidation Survey: 

o 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: 

o 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 should 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 

  
 Traffic Regulation Order and Traffic Management 

o The Developer should contact Raymond Scholes to arrange for the TRO element of the 

development. Email: raymond.scholes@salford.gov.uk. 
o The Developer should contact Rob Smith to arrange for the Temporary TRO and On-site 

Traffic Management element of the development. Tel: 0161 779 6165 or by email: 

rob.smith@salford.gov.uk.  
 

5. 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.  

 
6. 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. 
 

7. 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.   

mailto:raymond.scholes@salford.gov.uk
mailto:rob.smith@salford.gov.uk
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 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. 

 
8. The Wildlife and Countryside Act 1981 (as amended) makes it an offence (with certain limited 

exceptions and in the absence of a license) 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. 

 
9. 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. 
 

10.  No vegetation clearance required by the scheme should take place in the optimum period for bird 
nesting (July to August inclusive) unless nesting birds have been shown to be absent by a suitably 
qualified person. 

 
 
 

 
 
 

 


