
PLANNING & TRANSPORTATION REGULATORY PANEL 
PART I 

SECTION 1: APPLICATIONS FOR PLANNING PERMISSION  

 

APPLICATION No: 20/76664/OUT 

APPLICANT: Penbow Limited 

LOCATION: 13 Eccles Old Road, Salford, M6 7DE  

PROPOSAL: Outline planning application including Access, Scale and 

Layout, for the demolition of existing structures and erection of 

two apartment blocks (comprising 18 No. 1-bedroom apartments 

and 4 No. 2-bedroom apartments) and a terrace of eight houses 

(6 No. 2-bedroom and 2 No. 3-bedroom), together with 

associated works 

WARD: 

REASON FOR 

PANEL DECISION: 

Pendleton & Charlestown 

 

Objections received from more than five separate premises  

 

 
Figure 1 – Site Location Plan 

 

Description of Site and Surrounding Area 

 
The application relates to the former Pendleton Bowling Club at 13 Eccles Old Road; the site boundary extends 
to approximately 0.37ha in area and includes the two-storey club house (which contains a 2-bedroom manager’s  

accommodation flat at upper level) set in the north-west corner of the site, an adjacent area of hardstanding used 
for car parking, a graduated terrace which accommodates the drop in land levels between the northern and 
southern parts of the site, and the bowling green in the southern half.  

 
The site is accessed from Eccles Old Road (A576) to the north, with access only from the westbound carriageway  
by virtue of the presence of a central reservation. There is existing tree cover along the majority of the site 

boundaries, together with a dense band of soft landscaping which separates the car park from the bowling green.  



  

 

Surrounding land uses are predominantly residential. East of the site are terraced dwellings on Mitcheson 
Gardens and to the south and south-east are dwellings which front onto Grassingham Gardens. Also to the south 
of the bowling green is a small playground on Littlegreen Gardens. West of the bowling green is a dense area of 

woodland which provides a significant buffer to the neighbouring semi-detached properties at 15a and 15b Eccles 
Old Road and dwellings clustered around Cotswold Drive. West of the club house is Laithwaites Funeralcare at 
15 Eccles Old Road. North of the site, on the opposite side of Eccles Old Road, is a row of ten substantial semi-

detached early 20th-Century houses (18 to 26 Eccles Old Road), behind which sit the Grade II listed former Halton 
Bank School and 21 Bolton Road. 

 

 
Figure 2 - Site Aerial Photo (view north-west) 

 
Description of Proposal 

 
The application seeks outline planning permission, including the matters of Access, Scale and Layout, for the 
demolition of the existing structures and redevelopment of the site comprising the erection of two apartment  

blocks, containing a total of 22 apartments, together with erection of a terrace of 8 houses. The matters reserved 
for later determination are Appearance and Landscaping. 
 

An improved and widened vehicular access would be provided from Eccles Old Road, in approximately the same 
position as the existing access point. The proposed site layout (Figure 3 below) comprises a central access road 
stretching southwards from the enhanced access point, opening out into parking areas in the lower part of the 

site. A total of 18 car parking spaces would be provided, including two disabled spaces. Three motorcycle bays 
would be provided, together with three secure cycle stores. 
 

Block 1 (containing 10 apartments) would be positioned roughly on the part of the site currently occupied by the 
club house and would comprise a two-storey, ‘L’-shaped building reaching a height of 5.4m to the eaves and 
maximum ridge height of 8.9m. Block 2 (containing 12 apartments) would be positioned to the centre of the site 

and would comprise a two-storey building reaching a height of 5.4m at the eaves and a maximum ridge height of 
9m. Block 3 is comprised of the terrace of eight two-storey houses, which would reach a height of 5.4m at the 
eaves and ridge height of 7.6m. 



  

 
Figure 3 – Proposed Site Layout (drwg. 025C) 

 
The proposed accommodation mix is as follows: 
 

 Number of Dwellings Percentage of Overall Mix 

1-bed Apartment 18 60% 

2-bed Apartment 4 13.3% 

2-bed House 6 20% 

3-bed House 2 6.7% 

 30  

 

The applicant proposes that all dwellings within the development would be provided as Affordable Housing with 
a Social Rent tenure. 
 

N.B. Upon submission the application sought outline planning permission (with all matters reserved except for 
Access and Scale) for redevelopment of the site comprising 22 no. 1-bed apartments and 14 no. 2-bed apartments  
across three blocks – the application was subsequently amended in accordance with the above description of 

development. 
 
Publicity 

 
Site Notice: Non HH Article 15  
Reason: Wider Publicity 

 
Press Advert: Manchester Weekly News Salford Edition   
Reason: Article 15 Standard Press Notice 

 
Neighbour Notification 
 

57 properties were originally notified of the application.  
 
Letters notifying interested parties of changes to the description of development and the receipt of amended plans 

were issued by the LPA in August 2022 – these letters were issued to all neighbours originally notified of the 
application, together with interested parties who had submitted representations in relation to the original scheme. 
 

  



  

Representations 

 
Letters of objection have been received from 9 contributors, summarised as follows: 
 

 C – Comment Received         R – Officer Response 

C Venues like this are a major asset for the community – we are losing our green spaces and 

venues for sporting teams. The current owners have had several offers to buy the club and 
return it back into a bowling club. 
 

The bowling club has been played on since 1904 to 2020 (closure due to COVID) every day 
and night, with a thriving membership, and was a vital resource for the local community.  
 

At the time of closing, the club was entertaining over 600 bowlers per year.  
 
As at March lockdown 2020, the club had maintained its membership in the region of 150 

members for several years. The bowling membership, although stated as 23 by the Board,  
would be expected to be higher had league bowling been permitted by the government. 
 

The statement that ‘all previous bowling members have now joined other bowling clubs’ is 
factually incorrect. 
 

The Board have given their opinion regarding the loss of the bowling green but did not 
address the impact of the loss of the social asset (licensed premises). 
 

Buille Hill Park has also lost golf, putting green, two bowling greens and the museum of 
mining, which was very popular. 
 

We have teams from all over Salford who use the green at least twice a week. There are at 
least three open days a year where anyone can use the green, and outside groups use the 
green on away days. 

 
Its already part of the Council’s plan to close Council bowling facilities – it would make no 
sense to allow closure of a private green with 4 successful bowling teams who would require 

other facilities – this increased demand would need to be filled by Council facilities or the 
team moving out of the area. 
 

The proposals would be a departure from the UDP as the site is identified as a sports ground 
thus protecting it from development. 

R Consideration of the impact of the loss of the bowling club is set out in the “Principle of 
Development” section of the Appraisal below. 

C It would be very disappointing for the building to be demolished, as it comprises a piece of 

local history (particularly given the use as an observatory) – the current owners are wilfully 
allowing the property to fall into what they describe as a state of disrepair, then attempting 
to suggest this is a reason for demolition. 

 
The club is over 180 years old and we have applied for local listing. 

R An assessment of the heritage interest of the site and clubhouse is set out in the 
“Heritage” section of the Appraisal below. The recent application for the building to be 

added to the Council’s Local List of heritage assets was refused. 

C The proposals will overshadow the houses to the side, leading to a loss of light and 
privacy and would lead to a loss of visual amenity. 

R An assessment of the impact of the development on neighbouring land uses is set out in 
the Appraisal below – it is not considered that the development would result in 

unacceptable detrimental impacts on the amenity of occupiers of neighbouring dwellings.  

C Access on and off the site seems poorly planned – there needs to be two entrances. 
 
There have been several accidents in the last few years at the entrance and run up to the 

bowling club – the road layout needs amending. 
 



  

The development would increase traffic and impact on the existing road network.  

R The proposals include for improvements to the existing access/egress point from Eccles 
Old Road to allow for two-way traffic, provision of footways, dropped crossings and tactile 

paving. A suitable visibility splay would be provided. The Local Highway Authority is 
satisfied that the access/egress point and the impacts of the negligible additional traffic 
generation arising from the development would be acceptable – see “Access and 

Highways” section of Appraisal below. 

C The site contains a foxes den – there appears to be no plan for rehoming.  

R No evidence has been provided of the presence of foxes on site, however, it is recognised 
that their presence is not uncommon within urban areas. An informative is recommended, 
reminding the developer of the statutory protections afforded to all wild mammals.  

C A bat survey may need to be carried out. 

R A bat survey has been carried out, the conclusions of which were that there was no 

roosting on site and that the building had negligible potential for roosting – see “Ecology 
and Biodiversity” section of Appraisal. 

C The site contains Japanese Knotweed – development would lead to disturbance. 

R No evidence has been provided of the presence of invasive, non-native plant species on 
site; notwithstanding this, in taking a precautionary approach, a condition is recommended 

requiring the undertaking of a survey effort prior to commencement of development and 
approval of an eradication/management plan in the event of a positive survey result.  

C I haven’t seen what Article 4 agreements may be put in place – I would suggest a levy to 
compensate and enhance bowling in the area (a six figure sum).  

R A commuted sum of £165,000, to mitigate for the loss of the bowling green on site, is to 

be secured by way of a S106 legal agreement – see detail in Appraisal below. 

C The Board of Directors of the club are currently under investigation with the Greater 
Manchester Police for irregularities with the proposed sale.  
 

The Board have gone against the original covenant which states that the site will always 
be a bowling club and never to be built on. 

R Any allegation of financial impropriety is a separate matter and not a planning 
consideration. Similarly, covenants are not a material planning consideration and have 

separate legal effect. 

C Environmental concerns regarding disturbance of hazardous materials on site. 

R The application is accompanied by a Phase I Desk Study – it is recognised that the origin 
of the historic fill material used to create the level platform and retaining wall in the centre 
of the site is not known. This risk may be suitably mitigated by way of a condition requiring 

the undertaking and submission for approval of a Phase II Site Investigation, as proposed.  

C There is a shortage of houses in Pendleton, whereas there doesn’t seem to be the same 
shortage of 1- and 2-bedroom flats. 

R The application proposes a 100% Affordable Housing (Social Rent) development – the 
Council’s Housing Strategy service is supportive of the proposed housing mix, given that it 

will address an identified, significant need within the City – see “Justification for Dwelling 
Mix and Sizes and Tenure” in the Appraisal below. 

C The local primary schools are over-subscribed – would the developer be responsible for a 
contribution to provide school places? 

R In accordance with the thresholds set out within the Council’s Planning Obligations SPD, 

there is no requirement for education contributions from the development (in light of there 
being fewer than 11 houses proposed). 

 
In addition, a representation was received from Rebecca Long-Bailey MP (Salford and Eccles), summarised as 

follows: 

 The bowling green and social club had been at the centre of the community for over 118 years before 
the doors closed in 2021 – the bowling club had been a vital social and health related lifeline to many in 
the locality who cannot travel further afield. 

 This site represents one of few remaining green recreational spaces in the area.  

 It appears that the application does not satisfy the requirements of UDP Policy R1. 

 The proposed height of the apartment blocks would appear to be very prominent , projecting over the 

roofs of the adjacent buildings – the proposals would be a visually intrusive feature that would be 
detrimental to the character and appearance of the area. 



  

Relevant Site History 

 
20/75766/OUT 
Outline planning application with all matters reserved for the demolition of existing structures and erection of part 

2/3 storey apartment block comprising 26 no. apartments and 8 no. dwellings – Withdrawn  
 
07/54485/FUL 

Erection of extension at rear to provide bowling hut at ground floor with balcony at first floor level - Approved 
 
Consultations 

 
Air Quality, Noise, Contaminated Land 
Air Quality 

The site is not within the Greater Manchester Air Quality Management Area. The scale and nature of the 
development is not likely to have a significant impact on traffic, therefore no objections to the development on air 
quality grounds. 

 
Noise 
The proposed development is in close proximity to the A576 and, depending on the layout of the site, some 

properties may be adversely affected by noise from road traffic. Whilst no information has been submitted with 
the outline application, I am satisfied that, with appropriate design and mitigation, the development can be made 
acceptable from a noise perspective. Require conditions including a standard Construction Environmental 

Management Plan, and submission of a detailed noise mitigation scheme to comply with BS8233:2014 (Guidance 
on Sound Insulation and Noise Reduction from Buildings). 
 

Contaminated Land 
The site has previously been part of a large residential use, before development as a bowling club.  The desk 
study report submitted with the application has assessed the potential for a pollution linkage between any 

identified source, and a receptor. The assessment considers there is a low risk from potential contamination, and 
in lieu of further site investigation recommends chemical testing of soil before placing in any garden areas. 
Therefore, recommend a condition requiring a Phase 2 Site Investigation report to be submitted for approval prior 

to commencement of development and, where necessary, agreement and implementation of a land remediation 
strategy. 
 

Arboricultural Consultant 
The submitted proposal suggests that all trees within the site boundary are to be removed. While the reasons 
given for the removal of these trees seem genuine and if all alternative options to tree removal have been 

adequately considered then certainly for the Cat C trees, they should not be a constraint to development. Should  
it not be possible for retention a suitable landscaping plan could be submitted that shows mitigation planting.  
 

Design for Security 
No objection. Recommend that physical security specifications set out in Section four of the Crime Impact 
Statement are implemented. 

 
Drainage and Flood Risk 
The site is within Flood Zone 1 and is less than 1ha – a Flood Risk Assessment is not required. The scheme is 

major development for which SuDS are required. The SFRA user guide requires a reduction in surface water 
runoff to 50% of the existing (or to greenfield runoff if connection to a new system is proposed). Recommend 
conditions requiring agreement of a detailed strategy for surface water drainage.  

 
Environment Agency 
Comment that the Phase 1 Desk Study notes that the development site included material which is unknown and 

warrants further investigation, as the origin of fill material for the platform car park is unknown. Refer to published 
guidance regarding management of risk to the water environment and recommend consultation with the Council’s 
Environmental Protection service for further advice.  

 
Greater Manchester Archaeological Advisory Service  
Confirm that there are no known archaeological implications for this scheme.  

 
  



  

Greater Manchester Ecological Unit 

No objection. The application includes a bat survey which found the building to be demolished to have negligible 
bat roosting potential – bats are, however, highly mobile and therefore recommend a relevant informative for the 
decision notice. The submitted survey found the site to have limited ecological value – the only issue would be 

associated with nesting birds and clearance of tree and scrub and therefore recommend a condition restricting 
clearance works during breeding season. Expect that the scheme should include measures to enhance 
biodiversity, resulting in net gain, and therefore recommend a condition requiring submission of a scheme of 

Biodiversity Enhancement Measures.  
 
Highways 

No objection – detailed comments are set out within the ‘Access and Highways’ section below. 
 
Housing Strategy 

Confirm support for the proposed housing mix and delivery of 100% Affordable Housing (Social Rent).  
 
Sport England 

The proposed development does not fall within Sport England’s statutory or non-statutory remit and therefore only 
advice is provided to aid in the assessment of the application.  Full consideration should be given to whether the 
proposals meets [paragraph 99] of the NPPF (loss of sports facility).  

 
United Utilities 
No objection. Recommend standard conditions regarding surface and foul water drainage, and management and 

maintenance of SuDS. Note that the developer should be aware of water mains in the vicinity of the development,  
and the need for compliance with UU standard conditions. 
 

Planning Policy 
 
Development Plan Policy 

 
Salford Local Plan: Development Management Policies and Designations (SLP:DMP) 
 

Policy F1 An inclusive development process 
Policy F2 Social value and inclusion 
Policy F3 Inclusive places 

Policy F4 Fairness between generations 
Policy CC1 Climate change 
Policy EF1 Efficient use of land 

Policy PC1 Planning conditions and obligations 
Policy H1 Type of housing 
Policy H2 Size of dwellings 

Policy H3 Housing density 
Policy H4 Affordable Housing 
Policy H5  Build to Rent 

Policy H6 Housing for older people 
Policy A1 Supporting sustainable transport 
Policy A2 Transport hierarchy and sustainable streets 

Policy A3 Walking and cycling 
Policy A6 Highway network 
Policy A7 Motor vehicle parking provision and drop-off facilities in new developments 

Policy A10 Electric vehicle charging points 
Policy DG1 Digital infrastructure 
Policy EG1 Sustainable energy 

Policy WA4 Development and flood risk 
Policy WA5 Surface water and sustainable drainage 
Policy D1 Design principles 

Policy D2 Local character and distinctiveness 
Policy D3 Layout and access 
Policy D4 Spaces 

Policy D5 Amenity 
Policy D6 Design and crime 



  

Policy D7 Housing design 

Policy HE1 Heritage protection 
Policy HE5 Heritage information and interpretation 
Policy GI1 Development and green infrastructure 

Policy GI5 Trees, woodland and hedgerows 
Policy BG2 Development and biodiversity 
Policy R1 Recreation standards 

Policy R3 Protection of recreation land and facilities 
Policy R5 Outdoor and indoor sports facilities 
Policy PH1 Pollution control 

Policy WM1 Waste and development 
 
Emerging Plans 

 
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). 

 
Places for Everyone 
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 

commenced in November 2022 and are due to run until March 2023. 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. 

 
Other Material Planning Considerations 
 

National 
 
National Planning Policy Framework 

National Planning Practice Guidance 
 
Local Planning Policy 

 
Supplementary Planning Document - Design (Shaping Salford) 
Supplementary Planning Document - Salford Greenspace Strategy 

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

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

Appraisal  
 
Principle of Development 

 
Loss of Recreation Facility 
 

The application site comprises the former Pendleton Bowling & Social Club (also known as ‘The Belmont’) - the 
club closed in March 2020, due to restrictions imposed during the onset of the COVID-19 pandemic, and has 
subsequently remained closed, with The Pendleton Bowling Club Company Ltd. entering liquidation in November 

2021.  
 



  

Paragraph 99 of the NPPF sets out that existing open space, sports and recreational buildings and land, including 

playing fields, should not be built on unless: 
(a) An assessment has been undertaken which has clearly shown the open space, buildings or land to be 

surplus to requirements; or 

(b) The loss resulting from the proposed development would be replaced by equivalent or better provision in 
terms of quantity and quality in a suitable location; or 

(c) The development is for alternative sports and recreational provision, the benefits of which clearly outweigh 

the loss of the current or former use. 
 
The site is not subject to any protective spatial designation under the provisions of the SLP:DMP; nonetheless,  

the site comprises a recreation facility/land for the purposes of SLP:DMP Policies R3 and R5.  
 
SLP:DMP Policy R5 relates to outdoor and indoor sports facilities and sets out that a comprehensive range of 

outdoor and indoor sports facilities will be protected and enhanced across Salford, in accordance with Policy R3, 
including but not limited to bowling greens. 
 

Policy R3 sets out that development of existing recreation land or facilities for non-recreation purposes will only 
be permitted where: 

1) It is ancillary to the recreation use and does not reduce the overall recreation function of the site;  

2) Replacement recreation provision of at least the same quantity, quality, community benefit and 
management level is made in a suitable location having regard to accessibility to its catchment population;  

3) It has been clearly demonstrated that the site is surplus to recreational requirements and is not capable 

of helping to meet any of Salford’s recreation standards; or 
4) The site has been allocated for alternative purposes in the development plan, and development will deliver 

a net improvement in the city’s recreation resources.  

 
The policy applies to all existing sites and facilities that have a recreation use or value, irrespective of whether 
they are owned or managed by the public, private or voluntary sectors.  

 
The development proposals include for the demolition of the bowling club and the subsequent redevelopment of 
the site for residential purposes. The development proposals do not, therefore, fall within the provisions of criteria 

1 or 4 of Policy R3 and instead fall to be considered under the provisions of criteria 2 and 3.  
 
Impact of Loss and Bowling Green Supply 

 
In order to seek to satisfy criterion (a) of NPPF Paragraph 99 and criterion (3) of SLP:DMP Policy R3, the applicant  
has submitted a ‘Sports Provision Impact Assessment’ to the LPA , together with additional supplementary  

information, which provides an overview of recent demand for the bowling green, a high-level assessment of the 
impact of the closure and an analysis of alternative provision within the vicinity of the site.  
 

In respect of the rationale for the closure of the club and assessment of the impact, the applicant has advised that 
the club had ceased to be financially viable, in the face of difficult trading circumstances arising from changing 
social habits; by 2019 the number of paid members had fallen to 33 and by 2020 this had fallen further to 22 (with 

membership fee income equating to less than 14% of the annual cost of maintaining the bowling green). The club 
notes in their submission that they are aware that all bowlers from Pendleton Bowling Club have joined ot her local 
clubs in the vicinity, particularly at Irlam o’th Height. 

 
The Salford Greenspace Strategy SPD sets out that bowling greens are categorised as part of the “Other Outdoor 
Sports Facilities (Other Youth and Adult)” supply. Policy GS10 of the SPD sets out that a full range of adult and 

youth facilities should be available within each Neighbourhood Area.  A formal accessibility standard (in terms of 
maximum walking distance or area/number of facilities per 1,000 population) was not identified by the Council 
within the SPD for other types of youth and adult facilities, unlike parks and equipped play areas.   

 
Policy GS10 instead notes that the approach being taken was one of seeking to ensure that each Neighbourhood 
Area has a full range of provision. This may involve people needing to travel outside their immediate 

neighbourhood for certain facilities, but will seek to ensure that facilities are within a reasonable distance, often 
easily walkable. The SPD notes that the range of facilities under Policy GS10 takes account of the varied needs 
of communities, and that fashions for adult sports change over time.  In this case the relevant current  

Neighbourhood Area is The Quays, Ordsall, Pendleton and Charlestown.  
 



  

The submitted Impact Assessment sets out that there are currently at least 20 alternative bowling green facilities 

within a circa 7-mile radius of the application site, some of which are private clubs, all of whom are open to new 
members, and others which are operated by the Council. Although the search radius used is considered to be 
larger than appropriate for considering provision on a neighbourhood basis, the evidence base remains useful for 

the purposes of assessing the extent of alternative provision in the area, alongside the Council’s evidence base 
within the Salford Infrastructure Delivery Plan – Open Space (January 2020) and Greenspace Audit (2017/18). 
 

The nearest of the alternative bowling club facilities in the vicinity of the site is the Barrfield Bowling Club, at 91 
Bolton Road, Irlam o’the Height, which is located approximately 0.6km to the north of the application site.  Other 
bowling greens within relatively close proximity of the site include:  

 Langworthy Park (Chimney Pot Park) approximately 0.8km to the south  

 Chandos Sports and Social Club approximately 0.94km to the south-west  

 Moorlands Sports and Social Club approximately 0.97km to the south-west  

 Heights Bowls Club approximately 1.25km to the north  

 Lightoaks Park approximately 1.4km to the north-west  
 
On balance, it is concluded that the site may be considered surplus to requirements as a bowling green.  
Notwithstanding this, both the NPPF and SLP:DMP Policy R3 and the Greenspace Strategy SPD require that it 

must be demonstrated that the site is surplus to all recreational requirements, i.e. not just surplus to the existing 
or last use (the bowling green), but also for any other recreational use.  
 

Potential Alternative Uses and Proposed Mitigation 
 
Policy GS17 of the Greenspace Strategy SPD requires that where a recreation facility or other greenspace has 

been deemed surplus to requirements for its existing use it should be used to meet a shortfall in the provision of 
another type of recreation facility or greenspace within the local area, or for more strategic facilities within the city 
as a whole. Where it can be demonstrated that the benefits of development clearly outweigh the loss of an open 

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

contribution. 
 
SLP:DMP Policy R1 does establish a size-based standard for informal outdoor sports facilities (both adult and 

youth) of a minimum of 0.4 hectares per 1,000 residents. Given the current baseline position for provision of 
outdoor sports facilities as a whole across the area, in this case it would not be possible to demonstrate that the 
site is surplus to all recreation/open space uses.  

 
The supporting text to SLP:DMP Policy R3 notes that where the loss of a recreation use is considered acceptable,  
it will be important that appropriate compensation is provided so as to ensure there is no overall reduction in 

recreation opportunities in the local area. 
 
In this case, the applicant has agreed to provide financial compensation for the loss  of the bowling green 

(£165,000) to be invested in open spaces locally – the contribution amount is based on the published Sport 
England Facility Costs (Quarter 3 2022) for provision of a 40m x 40m natural turf flat or crown bowling green. The 
financial compensation would be payable on commencement of development, to coincide with the point in time 

that the recreation facilities are permanently lost, and is to be secured by way of a S106 legal agreement.  
 
Subject to the mitigation payment being secured, it is not considered that the development proposals would 

conflict with the provisions of SLP:DMP Policies R1, R3 and R5 or the relevant considerations set out within the 
National Planning Policy Framework. 
 

Housing Mix and Affordable Housing Provision 
 
Type of New Dwellings 

 
SLP:DMP Policy H1 requires that new residential development contribute to the provision of a broad mix of 
housing options across Salford. The site lies within an area of the City within which the policy requires that at least 

80% of the net increase in dwellings should be in the form of houses, with a lower proportion of houses only 



  

acceptable in specified circumstances (Criteria (B)(2)(A)-(C)), and where the proportion of houses is still being 

maximised as far as possible. 
 
The proposed housing mix of 22 apartments (73% of the overall no. of dwellings) and 8 houses (27%) is therefore 

contrary to SLP:DMP Policy H1. 
 
Size of New Dwellings 

 
Policy H2 of the emerging SLP:DMP requires that all developments providing net additional dwellings deliver a 
range of dwelling sizes in terms of the number of bedrooms. In new developments providing apartments, a 

minimum of 50% of the apartments should contain at least two bedrooms. In addition, the gross internal floor area 
of new dwellings should, as a minimum, meet the Nationally Described Space Standards (NDSS). 
  

In terms of the size of apartments proposed (18 x 1-bed and 4 x 2-bed), and the size of the houses (6 x 2-bed 
and 2 x 3-bed), the scheme would not comply with the requirements of SLP:DMP Policy H2 with respect to the 
number of bedrooms provided within apartments. The applicant has confirmed, however, that the development 

would comply with the NDSS. 
 
Development Density 

 
Policy H3 of the SLP:DMP requires that new residential development within 400m of Town Centres should achieve 
a minimum net residential density of 70 dwellings per hectare.  Given that the development proposal would deliver 

30 homes on a circa 0.37 hectare site, it would achieve a development density of 81 dwellings per hectare, in 
compliance with the aforementioned minimum threshold. 
 

Justification for Dwelling Mix and Sizes and Tenure 
 
The applicant has put forward a justification for the proposed housing mix criteria in respect of criteria (B)(2)(a)-

(c) of SLP:DMP Policy H1.  
 
In terms of the physical characteristics of the site, the applicant notes that the site is highly constrained, and 

relatively small (circa 0.37ha), deep and narrow, which poses a challenge when trying to accommodate housing 
around a site access road that reaches to the back of the plot. There are challenges also posed by the need to 
work with changes in levels across the site, with the site currently rising up from Eccles Old Road and then 

dropping down to the bowling green (circa 2-3m), which is set at the bottom of a landscaped terrace. The applicant  
has undertaken a previous feasibility exercise, looking at delivery of houses only on the site, and concluded that 
this would only deliver 12 dwellings (a density of only around 32 dwellings per hectare) – the applicant maintains 

that this would not be viable, and would represent underutilisation of a sustainable site; these are principal reasons 
for seeking to deliver a mixture of houses and apartments. 
 

The site lies in a highly sustainable area with respect to accessibility by means other than the private car, within 
Greater Manchester Accessibility Level 8 (the highest score possible). The nearest bus stops are 250m walking 
distance (eastbound services) and 100m (westbound services) from the site entrance, on Eccles Old Road (A576).  

Frequent services provide access to Salford Shopping Centre, Chapel Street and the Regional Centre (incl. 
Shudehill), and also Irlams o’ th’ Height, Eccles town centre, The Trafford Centre, Irlam, Cadishead and 
Warrington. The Bus Rapid Transit (BRT) ‘Vantage’ service can also be picked up circa 800m to the east of the 

site on Broad Street (A6). Pendleton Town Centre is accessible on foot from the site, at a distance of circa 400m 
from the site entrance, via the footpath onto Mitcheson Gardens/Grassingham Gardens and Fitzwarren Street. It 
is proposed that the sustainability of the location and the accessibility of the site suggests that development of the 

density proposed should be delivered in order to make best use of the opportunities and potential of the site.  
 
In respect of SLP:DMP Policy H1 criterion (B)(2)(b) – an identified specific need for the proposed residential 

accommodation – the Council’s Housing Strategy Service has confirmed that, as at March 2022, 55% of those on 
the housing register require a 1-bedroom property and a further 24% require a 2-bedroom property, noting that 
there is a huge pressure on the waiting list for smaller properties. In respect of the former Langworthy ward (data 

is not yet available at the new ward boundary level), in 2021-22 there were 102 bids for each property that became 
available – the average number of bids received for properties was 113 for 1-bedroom dwellings, 91 bids for 2-
beds and 142 bids for 3-beds. 

 



  

The applicant proposes that the development would comprise 100% Affordable Housing, with all properties to be 

provided for Social Rent. This significantly exceeds the Council’s affordable housing policy requirement  - Policy 
H4 of the SLP:DMP would require, as the site lies within a ‘Mid’ Residential Value Area as defined by Figure 10 
of the SLP:DMP, that the development provide 20% of the houses and 20% of the apartments as Affordable 

Housing. 
 
Accordingly, on the basis that the development would meet an identified and evidenced need for provision of 

Affordable Housing of this type in this part of the City, the Council’s Strategic Housing service has confirmed that 
they are supportive of the proposed dwelling mix, both with respect to the proportion of apartments/houses and 
with respect to the size (number of bedrooms) of properties proposed.  

 
In taking the above into account, it is considered that there is an appropriate justification in this case for a departure 
from the Council’s default requirements with respect to housing type and size. Given that significant weight is 

being attached to the provision of the development as 100% Affordable Housing, in order to meet a demonstrable 
need, and in any event to ensure compliance with the minimum affordable housing requirements set out under 
SLP:DMP Policy H4, it is necessary to secure the Affordable Housing provision by way of a S106 legal agreement,  

as recommended below. 
 
Layout and Scale 

 
Approval is sought for the matters of Layout (the way in which buildings, routes and open spaces within the 
development are provided, situated and orientated in relation to each other and to buildings and spaces outside 

the development) and Scale (the height, width and length of each building proposed within the development in 
relation to its surroundings).  
 

The proposed layout is simple, logical and legible, with a singular access point from Eccles Old Road connecting 
into a main spine road which provides access to the three blocks. Revisions have been secured to the proposals  
to ensure that appropriate circulation spaces are provided for both vehicles and pedestrians, including the 

provision of 2m-wide footways leading into the site. The development would be easy and safe to physically access, 
move through and around, including for those with constrained mobility and also for the emergency services.  
 

Although it is recognised that cul-de-sacs should generally be avoided where possible, there is no opportunity to 
provide a through-route for pedestrians/cyclists as part of the development given the constraints posed by existing 
developments bordering onto the site, and changes in levels, particularly on the southern edge. The existing 

footpath connecting Eccles Old Road and Mitcheson Gardens/Littlegreen Gardens does provide an alternative 
north/south route for future residents, to negate the need for lengthy detours via Langworthy Road or Nursery  
Street. 

 
The layout is such that primary frontages would be provided to the internal spine road and onto the central parking 
area, ensuring an element of natural surveillance and delivering a sense of activity within the heart of the scheme. 

The detailed appearance of the buildings, and fenestration design, is a reserved matter (with any detail show on 
the submitted plans being indicative only), however it is considered that the basic layout proposed will allow for a 
suitable design to be put forward at a later stage. 

 
Amendments were secured to the scheme, removing a three-storey block from the proposals - the revised two-
storey scale throughout the development is considered to be appropriate within the site context. Positive variation 

in roof height would be achieved by virtue of the need to accommodate the change in levels in the centre of the 
site, such that Blocks 2 and 3 would sit below the maximum height of Block 1. Indicative detail has been provided 
of the levels on site, however, and therefore a condition is recommended requiring approval of final site and 

finished floor levels.  
 
The impact of the proposal, with respect to layout and scale, on neighbouring land uses is considered in further 

detail below. In light of the above analysis, however, no conflict is identified with the relevant provisions of Policies 
D1, D2, D3 and D4 of the SLP:DMP, nor with the National Planning Policy Framework.    
 

Design and Crime 
 
The application is accompanied by a Crime Impact Statement (CIS) prepared by Design for Security at Greater 

Manchester Police. The CIS was prepared in relation to a previous iteration of the development proposals, but 



  

the fundamentals of the development layout remain similar, and therefore the assessment  and recommendations 

remain valid.  
 
Recommendations within the report regarding planting arrangements and boundary treatments will be considered 

at the point at which the reserved matter of Landscaping is approved. Recommendations regarding parking 
provision, level changes, lighting and secure bicycle storage are addressed within the submission or are controlled 
by way of recommended conditions. An informative is recommended, directing the developer towards the physical 

security specifications for doors, windows, glazing, alarms and access controls etc. within the CIS.  
 
Otherwise, no conflict is identified with the provisions of SLP:DMP Policy D6 nor with the relevant considerations 

of the NPPF (particularly paragraphs 92 and 130).  
 
Impact on Neighbouring Land Uses 

 
The development sits within a predominantly residential area, with existing residential development sitting to the 
north, east and south and south-west of the site. The proposed layout has been designed in order to accommodate 

this constraint, along with a number of other physical characteristics of the site. The two apartment blocks would 
be located to the centre and west of the site, with the eastern edge given over to the access road, landscaped 
areas and parking. As a result, the separation distance between the east elevations of the two-storey apartment  

blocks and the rear of dwellings to the east on Mitcheson Gardens would stand at a minimum of 24m, in excess 
of the 21m standard set out under SLP:DMP Policy D5. 
 

The eastern gable end of the terrace of houses would sit to the west of 35 Mitcheson Gardens and the rear garden 
at 5 Grassingham Garden. The separation distance from the gable to the rear elevation of no. 35 would stand at 
circa 14m, in excess of the 9m standard set out under SLP:DMP Policy D5; given the change in levels along this 

boundary, the additional extent of separation is considered appropriate.  The rear elevations of the houses would 
sit to the south of the building line taken from the rear of 5 Grassingham Gardens, such that there would be no 
direct interface between windows on the respective rear elevations.  

 
In terms of the relationship with residential properties to the south; the houses at Block 3 would have habitable 
room windows on the rear elevation which would look towards 1 and 3 Grassingham Gardens and their private 

rear garden spaces. The distance from the rear elevation of Block 3 to the shared boundary would stand at 11m 
– this is considered acceptable and would not result in an adverse loss of privacy for neighbouring occupiers.  
 

West of the site are two residential properties at 15a and 15b Eccles Old Road – these sit to the south of the 
Laithwaites Funeralcare building. The properties are well separated from the southern section of the application 
site, currently occupied by the bowling green, by virtue of the dense area of tree cover in the intervening space. 

Notwithstanding the screening provided by the tree cover, the minimum separation distance between windows on 
the west elevation of Block 2 and 15b Eccles Old Road would be circa 28.5m. A minimum of 28m separation 
would also exist between the south elevation of Block 1 and the front elevation of 15b.   

 
It is recognised that the undertaking of construction activities has the potential to impact on existing residents, by 
way of noise, disturbance and other pollution. Accordingly, a condition is recommended requiring the agreement,  

prior to commencement of development, of a Construction Method Statement (CMS) containing measures to 
minimise or mitigate effects on the environment and surrounding area, in accordance with Policy PH1 of the 
SLP:DMP. 

 
Amenity Standards for Future Occupiers 
 

The separation distance between Blocks 1 and 2 would stand at circa 5.5m; the internal layouts of the apartments  
are such, however, that windows to habitable rooms would not be inserted in the immediately facing elevations of 
the buildings. Similarly, no windows to habitable rooms would need to be installed in the south elevat ion of Block 

2, facing towards the houses. 
 
Block 1 would be set back from the back of footway on Eccles Old Road by a minimum of 15m, with habitable 

room windows on the northern side of the building facing out onto the area of soft landscaping and additional car 
parking. 
 

The minimum separation distance from the rear elevation of Block 3 to the gable end of 3 Grassingham Gardens 
would stand at around 12.5m, in excess of the standard set out under SLP:DMP Policy D5.  



  

 

As noted previously, the development would comply with the Nationally Described Space Standards, providing a 
suitable internal living environment, and by virtue of the layout the scheme should provide adequate natural light 
for occupiers – full detail of fenestration will be determined under the reserved matter of Appearance. In addition,  

the developer has confirmed that all units will be accessible and adaptable in accordance with requirement M4(2) 
of the Building Regulations. 
 

In respect of outdoor amenity space – all of the houses would be provided with private rear gardens, the smallest 
of which would be around 40 sq. m and the largest of which would be around 47 sq. m – these are considered 
acceptable. In respect of the apartments - the site is located in relatively close proximity (a circa 475m walk) to 

the largest park in the City, Buile Hill, which provides a variety of recreational spaces. Additional pressures on the 
park may be mitigated by way of the financial contributions, as detailed in the below Planning Obligations section. 
There is also space within the site, located to the rear of the apartment blocks, which may be given over to outdoor 

amenity space – the details of this amenity space will be approved as part of the reserved matter of Landscaping.   
 
Accordingly, it is considered that a suitable living environment would be provided for future occupiers, in 

compliance with the relevant considerations of SLP:DMP Policy D7. 
 
Access and Highways 

 
Accessibility 
 

The site is located immediately adjacent to Eccles Old Road (A576), with the nearest westbound bus stop being 
circa 100m from the site entrance, and the nearest eastbound bus stop being a 250m walk from the site entrance 
(via the signalised crossing at the junction with Langworthy Road). These stops provide good access to the 

existing public transport network, with regular bus services between The Trafford Centre, Warrington, Agecroft,  
Pendleton and Manchester City Centre.  
 

The development is within a predominantly residential area and is well connec ted to the local highway network  
providing convenient access to the surrounding areas by foot and cycle, as well as by motor vehicle. The majority 
of the local highway network, particularly Eccles Old Road is well lit is subject to 30mph speed limit.  

 
The development is considered to lie within a sustainable location with respect to accessibility by means other 
than the private car (Greater Manchester Accessibility Level 8), and future residents would be provided with 

opportunities for modal shift towards more sustainable forms of transport – the development would therefore 
accord with the relevant provisions of SLP:DMP Policies A1 and A3.  
 

Impact on Highway Capacity – Traffic Generation 
 
The application seeks permission for 22 apartments and 8 houses and therefore falls below the thresholds at 

which a Transport Statement or Assessment are required. The Local Highway Authority considers, g iven the low 
number of likely two-way vehicle movements in each peak hour, that the development would result in a negligible 
traffic impact on the local highway network and that they scheme would not give rise to any adverse impacts on 

the highway operation. In respect of traffic generation, the proposals are therefore considered to comply with 
SLP:DMP Policy A6. 
 

Access Arrangements and External Highway Works 
 
The proposal includes for modification of the existing vehicular access point off Eccles Old Road. The modification 

allows for unobstructed two-way vehicular movement and provision of footways. The proposed access point 
includes a 5.5m wide carriageway with kerb radius of 7.75m on the left and 8m on the right and minimum 2m 
footways on either side. Pedestrian crossing provision in the form of dropped kerb with tac tile block pavers are 

provided and is welcomed by the Local Highway Authority. 
 
The submitted plans demonstrate a maximum achievable visibility splay of 4.5m x 128m at the entrance, which 

exceeds the recommended visibility splay required for a road that is subject to a 30mph speed limit (2.4m x 43m) 
or maximum speed of 40mph (2.4m x 68m), and therefore is considered acceptable. 
 

The Local Highway Authority has reviewed collision statistics for the surrounding highway network, and note that 
no accidents have been recorded within the latest available 5-year period within the immediate vicinity of the 



  

access from Eccles Old Road – accordingly, there are no known highway features that contribute to the 

occurrence of accidents at this location that would need to be addressed as part of the development.  
 
The proposed internal access road has a carriageway width of 5.5m at the main access point, increasing to 6m 

wide. The internal highway layout is roughly ‘L’-shaped, terminating with a car parking area between Blocks 2 and 
3. The ‘elbow’ of the access road combined with the stub located on the outside of the bend is intended to be 
used as a turning head to assist larger service vehicles to turn around internally. In terms of the configuration and 

gradient, the access road is not designed to the Council’s adoption criteria and therefore will not be eligible for 
adoption, instead to be privately managed by the developer. A condition is recommended requiring the agreement 
of full detail of street and other external lighting provision within the site. 

 
In order to ensure that the site access benefits from adequate levels of visibility and to enable the development 
to be served by waste collection / delivery vehicles at kerbside within the internal access road, the Local Highway 

Authority has recommended that ‘No parking at any time’ (double yellow lines) should be introduced along either 
side of the access point and internal access road and turning head; this will require an appropriate Traffic  
Regulation Order(s). 

 
Conditions are therefore recommended requiring the approval of a fully detailed scheme for works to the highway 
outside of the application site and a traffic management scheme to assist free flow of traffic by prohibiting parking 

on the carriageway. 
 
Car Parking Provision 

 
The proposals include provision of a total of 18 parking spaces, with 2 assigned for the use of disabled people.  
The site lies within ‘Area Type B’ for the purposes of applying car parking standards set out within the Local Plan ; 

the theoretical maximum number of spaces which could be provided on site whilst remaining policy compliant is 
therefore 36 spaces.  
 

The Local Highway Authority has undertaken a review of 2011 Census data for car ownership in this area of the 
City. In terms of houses – the data review sets out that there is an average 38% vehicular ownership with 9% 
owning 2 or more vehicles; this would equate to 4 parking spaces being required on average for 8 houses. In 

respect of the apartment element, the Census data suggests that there is an average 19% vehicular ownership,  
with 3% owning 2 or more vehicles; this would equate to around 7 parking spaces being required on average for 
22 apartments. Taking these figures, the development would provide 7 more parking spaces than required on 

average; the LHA therefore considers the proposed level of parking to be acceptable, providing that sustainable 
transport modes are promoted by the building freeholder – a condition is recommended requiring approval of a 
Travel Plan for the development. 

 
In respect of the provision for disabled people – the minimum standard set out at Annex C of the Local Plan is 5% 
of total capacity – the provision within the development therefore exceeds the minimum requirement. 

 
The proposed extent and arrangement of car parking provision is therefore considered acceptable and would 
comply with SLP:DMP Policy A7. 

 
Cycle and Motorcycle Parking Provision 
 

The proposals include provision of 3 motorcycle parking bays – the Local Plan sets out that provision within 
communal parking areas should be determined on a case-by-case basis (Policy A7). The LHA is satisfied that the 
extent of provision is acceptable – a condition is recommended requiring submission of full detail of the motorcycle 

bays including security arrangements (ground anchor points etc.).  
 
In respect of cycle storage – the submitted plans include provision of bicycle lockers, with capacity for 18 bicycles. 

The minimum cycle parking standards within the Local Plan require a minimum provision of 38 parking spaces for 
the dwelling mix proposed (22 spaces for the apartments, 16 for the houses). Accordingly, although the provision 
of bicycle lockers for the apartments is considered acceptable in principle (and it is recognised that the houses 

will likely be provided with storage within their curtilage), further detail regarding the design/specification of 
provision and an uplift in the number of parking spaces provided is required; a relevant condition is recommended  
in order to ensure compliance with SLP:DMP Policy A3.  

 



  

Waste/Servicing Arrangements 

 
The submission proposes that refuse storage for the apartment blocks would take the form of external shelters. 
The dwellings would be provided with access routes to rear gardens, to facilitate storage of individual bins. 

Although the proposals are acceptable in principle, insufficient detail has been provided of the design/capacity of 
refuse stores; in respect of the apartments, a total of nine 1100lt euro bins are needed in order to comply with the 
Council’s Environmental Policy. Each house would be provided with four 240lt wheelie bins.  

 
A relevant condition requiring agreement of detailed designs, and a refuse management/collection strategy in, is 
recommended in accordance with SLP:DMP Policies D7 and WM1.  The recommended condition requiring 

approval of a traffic management scheme will ensure that appropriate spaces are safeguarding for the 
manoeuvring of refuse vehicles. 
 

Heritage 
 
Impact on Off-Site Listed Assets 

 
The former Halton Bank School and 21 Bolton Road, both of which are Grade II listed, are located approximately  
80m to the north of the application site. Considering the separation distance from the site, together with the 

screening effect arising from buildings located in the intervening space (2.5-storey dwellings on the north side of 
Eccles Old Road), it is not considered that the proposed development would impact upon the setting of these two 
heritage assets.   

 
Built Heritage On-Site 
 

The clubhouse building on site is not listed and is not located within a conservation area. Given its age, 
consideration has been given as to whether the building merits consideration as a non-designated heritage asset 
(NDHA). An application was received by the Council in November 2020 for the property to be included on the 

Council’s ‘Local List’ of heritage assets – a final report relating to that application was presented to the Lead 
Member for Planning and Sustainable Development in November 2022, recommending that the property is not of 
sufficient heritage value to be deemed appropriate for inclusion on the Local List ; the recommendation was 

accepted and the property was not added to the List. 
 
The property was built as one half of a pair of residential dwellings (known as Belmont 1 and Belmont 2) around 

the early – mid 19th Century; the exact date is uncertain, but the two properties were first shown on the 1848 
Ordnance Survey map. It became the home of Pendleton Bowling Club in July 1903 and has been in this use ever 
since. It is of Georgian style, brick built with a slate roof with brick headers over the windows and a wide entrance 

door on the site with previously a fanlight and brick arch above. Historic photographs show the other property of 
the pair to have double-height bay windows and together they formed an attractive and somewhat imposing 
pair. However, a lot of the aesthetic and architectural value has been lost with the demolition of the second half 

of the pair; the adjoining semi was vacant for a couple of decades at the start of the 20 th century, then used for a 
variety of uses but was finally demolished in 1990 and redeveloped to provide new premises for funeral directors 
– it remains in the same use today, occupied by Laithwaites Funeralcare.  

 
As an unaltered pair, both properties would most likely have had some local heritage value, not least owing to 
their age. However, it is considered that the loss of the adjoining semi, known as Belmont 2, together with the 

number of modern additions to three of its elevations and the creation of the new external western elevation (which 
was formerly the internal adjoining wall) has resulted in the property having very little value in terms of its heritage 
value or its aesthetic and architectural qualities. 

 
The clubhouse has historic links with a Samuel Nichols who was a sidesman at St Thomas’ Church and who is 
understood to have leased the dwelling for a number of years. It is also understood that Nichols was part owner 

of Tidmarsh and Nichols, a manufacturing and printings firm of dimity, fustion and calico based in Canon S treet 
in Manchester, but no further evidence can be found of his specific role in the development of Salford in terms of 
the city’s legacy or character. Nor is the property shown to have any other connection with the social, economic 

or cultural growth and development of Salford or the wider region, any influential events, or of value to a particular 
residential, commercial, historical, religious or interest group. 
 

The Local List is based on assessment according to eight criteria (architectural interest, historical interest, age, 
aesthetic value, local interest, group value, landmark value and social/communal value); the clubhouse has been 



  

duly assessed against these criteria, and was deemed to have insufficient heritage value to warrant inclusion on 

the Local List or to be considered as a non-designated heritage asset. Accordingly, no objection is raised 
regarding the demolition of the building in heritage terms. 
 

Archaeology 
 
In respect of potential archaeological interest – the Greater Manchester Archaeological Advisory Service has been 

consulted on the application; they consider that there are no known archaeological features of interest within the 
site. No further investigation or mitigation is therefore warranted. 
 

Arboricultural Impacts 
 
Existing tree cover on site mainly comprises bands of trees on the southern and eastern boundaries (Sycamore, 

Cherry, Pine and Ash), together with a small linear row of trees (Sycamore and Ash) that divide the front car 
parking areas from the bowling green to the south. A densely wooded area sits to the west of the southern portion 
of the site, adjacent to the bowling green – all trees on this western edge (T14 to T19) sit outside of the application 

site boundary. None of the trees within or adjacent to the site are subject of a Tree Preservation Order or located 
within a conservation area. 
 

In total, there are 30 trees within the site boundary (T1 to T11 and T20 to T38), all of which are identified as 
‘Category C’ or low quality – trees in this category are generally not considered worth of retention/protection at 
the expense of appropriate development proposals. 

 
The applicant’s Arboricultural Impact Assessment identifies that it will be necessary to remove trees T1 to T11 
and T36 to T38 inclusive (all being ‘Category C’) in order to accommodate the proposed development blocks. The 

report notes that T2 is dead and that T36, T37 and T38 are very close to the east elevation of the neighbouring 
property (Laithwaites Funeralcare), so their practical longevity is anticipated to be short lived in any event. 
 

Trees T20 to T35 are located along the south and east boundaries of the site – the site is circa 2m higher than 
the neighbouring ground levels along these boundaries, and the trees are butted up against the boundary walls. 
The submitted report notes that further growth of the trees will eventually prove problematic to the integrity of the 

retaining wall structures, and their removal is therefore recommended irrespective of the development proposals.  
 
There is a single ‘Category B’ tree identified within the tree survey (T12), which sits outside of the application site 

boundary adjacent to Eccles Old Road – the development proposals would not impact on this tree, and it would 
be protected throughout the construction period. 
 

The extent of tree removal across the site would therefore total 30 trees, 20 of which would be recommended for 
removal irrespective of the development proposals, given their condition or likelihood of being problematic to 
existing built structures in the future. 

 
Although individually the trees are generally not considered worthy of retention, it is noted that collectively they 
do provide some positive amenity value in the area. It is therefore considered appropriate to secure replacement 

tree planting in accordance with SLP:DMP Policy GI5. It is unlikely that full mitigation could be accommodated on 
site, through the Landscaping proposals, and the recommended condition requiring a scheme of tree replacement 
makes allowance for agreement of additional off-site provision. 

 
A condition is recommended requiring the agreement of a final schedule of tree removals and detailed 
Arboricultural Method Statement, including detail of protection measures for trees outwith but adjacent to the site 

boundary. 
 
Ecology and Biodiversity 

 
The application is accompanied by a Protected Species Survey Report, which includes assessment of the 
potential of the buildings on site to support roosting bats and breeding birds, and an inspection and appraisal of 

features of ecological interest within the wider site. Overall, the survey found the site to have limited ecological 
value. 
 

The bowling green itself is described as comprising a heavily managed grassland square of negligible nature 
conservation interest. The line of trees overhanging the site boundaries around the bowling are largely sycamore, 



  

ash and rowan. A line of semi-mature sycamore trees runs across the southern boundary of the car park area 

and ornamental scrub covers the embankment running up from the bowling green to the elevated northern half of 
the site. 
 

The report notes that bat number and species diversity records are poor for the general area around the site. The 
survey work found no evidence of bats associated with the building either externally or internally. The building 
was appraised as having negligible bat roost potential. In addition, there was no evidence of nesting by bird 

species and the building was assessed as unsuitable for nesting purposes.  
 
Trees on site were inspected and assessed as having negligible potential to support roosting bats  – it is, however,  

recognised that although no direct evidence of bird breeding activity was recorded in relation to trees on site, that 
there may be potential for this activity to be taking place. 
 

The report notes that the risk of badgers entering the site and coming to harm during excavation/construction 
works is very low, given the urban location of the site.  
 

The report and application have been subject of assessment by the Greater Manchester Ecology Unit, which 
raises no objection to the proposals. Although the building has negligible bat roosting potential, it is noted that 
bats are highly mobile and an information if therefore recommended advising the applicant of their legal obligations 

regarding protected species. In addition, informatives are recommended, drawing the attention of the development 
to their obligations regarding protection of breeding birds when undertaking vegetation clearance and protection 
of wild mammals. 

 
The matter of Landscaping is reserved for approval at a later date; accordingly, it is not possible for the 
development to demonstrate a methodology for achieving biodiversity net gain (BNG) at this stage. A relevant  

condition is recommended, in accordance with SLP:DMP Policy BG2, to ensure future assessment of the detailed 
proposals with respect to BNG and ensure provision of a minimum 10% net gain (be that fully on-site or by way 
of supplementary off-site mitigation), together with provision of general biodiversity enhancement measures. 

 
The submitted ecological survey did not include a survey for invasive plant species. It is recognised that a public 
representation refers to concern regarding the presence of Japanese Knotweed on site; in accordance with 

SLP:DMP Policy BG2, a condition is recommended requiring the undertaking, prior to commencement of 
development, an invasive plant species survey and subsequent approval of a management/eradication plan 
where necessary.  

 
Noise 
 

The principal noise constraint with respect to development of the site is traffic noise from Eccles Old Road (A576).  
The Laithwaites Funeralcare site immediately to the west is an additional potential source of noise; it is recognised 
that, given the particular nature of the use, there is potential for movement of vehicles and activity within the 

external areas of the site during all hours of the night and day, however this is not considered an intensive use 
and is unlikely to give rise to significant impacts on future residents  (noting that the garage entrances and main 
vehicle circulation area is located to the west of the funeral home). Otherwise, the context of the site is one 

comprised of existing residential properties.  
 
The Council’s Environmental Consultant is satisfied that, with appropriate design and mitigation, the development 

can be made acceptable from a noise perspective – this relates to the design of the building envelope, a matter 
which is not for consideration at this outline stage. Accordingly, a condition is recommended requiring the future 
approval of a detailed noise mitigation scheme (including ventilation measures) to achieve specified indoor and 

external ambient noise levels. It is considered, subject to application of the recommended conditions, that the 
development would provide a suitable living environment for future occupiers with respect to noise and therefore 
would comply with the relevant considerations of Policies PH1 and F3 of the SLP:DMP and the NPPF (particularly  

paragraphs 174 and 185). 
 
Ground Conditions 

 
The site was previously the grounds of a large residential building (known as Belmont), before development as a 
bowling club in the early 1900s. The proposed end use is for a mix of residential properties with private gardens 

and soft landscaping areas, which are considered a sensitive end use with respect to land contamination risk.  
The site lies within a 250m buffer zone of a historic landfill site.  



  

 

The application is supported by a Geo-Environmental Phase I Desk Study, which contains an assessment of the 
potential for a pollution linkage between any identified source and receptors. The assessment considers there is 
a low risk to the environment and a moderate risk to human health from potential contamination, noting in 

particular that the origin of the historic fill material used for the level platform and retaining wall in the centre of the 
site is not known. The Phase I report suggests that in lieu of further site investigation, chemical testing of soil 
before placing in any garden areas should be undertaken.  

 
The Environment Agency (EA) was consulted regarding the application; the advice received deferred to the 
Council’s Environmental Consultant and drew attention to the EA’s relevant guidance. The Council’s 

Environmental Consultant has reviewed the Phase I report and the application detail, and considers it likely that 
further site investigation work will be required to inform foundation design and other geo-technical considerations.  
As such, they consider it is reasonable to include a further site investigation with respect to land contamination,  

to validate and confirm the findings of the desk study, and to ensure that potential risks to human health are 
suitably mitigated. Accordingly, a condition is recommended requiring the undertaking of a Phase II site 
investigation; subject to such a condition being attached, and any subsequent remedial work undertaken, it is 

considered that the proposals would accord with Policies PH1 and WA1 of the SLP:DMP and the relevant  
provisions of the NPPF (particularly paragraph 183). 
 

Flood Risk and Drainage 
 
The site within Flood Zone 1 but is located within the Northwest and Core Conurbation Critical Drainage Areas 

(CDA). Given that the site area is less than 1ha, a Flood Risk Assessment (FRA) is not required. As the 
development would utilise a brownfield site in the CDA, the Strategic Flood Risk Assessment user guide and 
SLP:DMP Policy WA5 require a reduction in surface water discharge of at least 50% or a reduction to equivalent  

greenfield rates, whichever allows for the greater discharge.  
 
The applicant has provided a Surface Water Drainage Strategy report, which includes an assessment of the 

potential suitability of SuDS components within the development – permeable paving, rainwater harvesting, small-
scale bioretention systems (rain gardens) and geo-cellular systems are considered suitable. In respect of the 
drainage hierarchy - there are no watercourses or surface water bodies near to the site which could act as a 

suitable point of discharge. The report notes that infiltration drainage may be suitable, as soils are identified as 
freely draining sandy soil, however further infiltration testing is required to be carried out before this may be 
confirmed. 

 
It is proposed that surface water would be collected and attenuated within the site, with a large volume attenuation 
tank provided underneath the car park areas to the north of Block 3 – a connection with a flow control would be 

provided to an existing United Utilities surface water sewer to the south (at Grassingham Gardens). 
 
United Utilities has raised no objection to the scheme but requested that appropriate conditions be attached to 

any permission, requiring agreement of a comprehensive surface water drainage scheme (taking account of an 
assessment of the hierarchy of drainage options, including a restricted rate of SW discharge, and ensuring foul 
and surface water drain on separate systems). 

 
There are several assumptions within the strategy, pending further site investigation works (including infiltration 
testing), and it does not represent a final detailed design – accordingly, a condition is recommended, requiring 

provision of a final, detailed drainage strategy for approval. Subject to the appropriate condition being attached, it 
is considered that appropriate and sustainable drainage and control of surface water would be achieved, in 
compliance with Policies WA1 and WA5 of the SLP:DMP and the relevant considerations of the NPPF (particularly  

paragraph 169) – the condition will provide a mechanism for further investigation of integration of multi -functional 
green infrastructure to the drainage system on-site. 
 

Air Quality  
 
The access point to the site on Eccles Old Road (A576) is located within the Greater Manchester Combined Air 

Quality Management Area (AQMA), however the remainder of the site and proposed development fall outside of 
the AQMA. The Council’s Environmental Consultant is satisfied that the nature and scale of the development is 
not likely to have a significant impact on traffic volumes, and therefore the conditions within the AQMA along 

Eccles Old Road; no conflict is therefore identified with the relevant provisions of SLP:DMP Policy PH1.  
 



  

Sustainability and Energy 

 
The application is accompanied by a high-level Sustainability Statement, which demonstrates the regard had to 
the energy hierarchy, as set out under SLP:DMP Policy EG1. In accordance with Policies EG1 and D7, the 

development will be required to meet the fabric efficiency requirements set out under Part L of the Building 
Regulations, updated in 2021 and which came into effect in June 2022.  
 

The Statement sets out an intention to provide on-site renewable energy generation in the form of the installation 
of solar panels; no further detail has been provided within the submission, and a condition is therefore 
recommended requiring the approval of a detailed scheme for provision of zero and low-carbon technologies  

within the development. 
 
Housing Design and Digital Infrastructure 

 
No detail has been provided of facilities to aid the secure delivery of shopping and parcels for future residents; a 
relevant condition is recommended in accordance with SLP:DMP Policy D7.  

 
In accordance with SLP:DMP Policy DG1 and paragraph 114 of the NPPF, a condition is recommended requiring 
the submission for approval of a detailed scheme for the provision of full fibre digital infrastructure connections, 

including ducting capable of accommodating more than one digital infrastructure provider, to ensure future 
residents are provided with access to affordable, high-speed, high-capacity infrastructure. 
 

Planning Obligations 
 
In accordance with paragraph 56 of the NPPF and the statutory tests set out within The Community Infrastructure 

Levy Regulations 2010, planning obligations should only be sought where they are considered necessary to make 
a development acceptable in planning terms; are directly related to the development; and fairly and reasonably  
related in scale and kind to the development. 

 
In addition to the financial contribution for mitigation of the loss of the bowling green and open space on site, 
planning obligations are also required in order to mitigate the impacts of the development, in accordance with 

SLP:DMP Policy PC1 and the Council’s Planning Obligations SPD, in respect of open space, outdoor & indoor 
sports facilities and public realm. 
 

The values of the financial contributions required, and the projects towards which the contributions may be 
directed, are detailed in the table below: 
 

Obligation Type Obligation Value 

(22/23 costs post-adoption of SLP:DMP) 

Proposed Projects 

Bowling Green Mitigation £165,000 
(Based on Sport England Facility Costs 
Q3 2022) 

1. Buile Hill Park 
2. Clarendon Park 
3. Langworthy Park 

Open Space £89,810 

(Apartments - £1,045 x 48 bedspaces) 
(Houses - £1,525 x 26 bedspaces) 

1. Cromwell Road Pocket Park 

2. Clarendon Park 
3. Douglas Green Park 
4. Buile Hill Park 

Outdoor & Indoor Sports £25,530 
(£345 x 74 bedspaces) 

Public Realm £44,104 

(£596 x 74 bedspaces) 

Salford Definitive Footpaths 15 

and 16  

Monitoring Fee £4,866.66 
(1.5% of planning obligations up to max 
cap of £5k) 

N/A  

 £329,310.66  

 

In addition to the above, given the weight afforded in the planning balance to the over-provision of Affordable 
Housing within the scheme (100% Social Rent) and to ensure that the development complies with SLP:DMP 
Policy H4, this matter is also to be secured by way of the legal agreement. 

 
  



  

Planning Balance and Conclusion 

 
The application seeks permission for the redevelopment of the bowling club for residential purposes; the proposals  
would therefore result in the loss of an existing, albeit currently unused, recreation facility. In taking account of the 

supply of alternative bowling green facilities within the surrounding neighbourhoods , the extent to which existing 
facilities meet the Council’s recreation standards and the apparent extent of demand, it is concluded that the site 
may be considered surplus to requirements as a bowling green. Notwithstanding this conclusion, mitigation is 

required for the loss of residual recreation land/open space, and the applicant has agreed to provide a commuted 
sum totalling £165,000 (equivalent to the cost of provision of a replacement bowling green) to be directed towards 
the improvement of nearby recreation land/open space. 

 
A substantive and important benefit of the proposals is the provision of all dwellings within the scheme as 
Affordable Housing (Social Rent) – SLP:DMP Policy H4 is clear that strong support should be afforded to the 

provision of Affordable Housing at higher levels than the minimum policy requirement (which in this case would 
be 20%) and the development would meet an identified and evidenced need for Affordable Housing of this type, 
size and tenure in this part of the City, as confirmed by the Council’s Strategic Housing service.  

 
The development would be acceptable in respect of its layout, scale and method of access, and would share an 
acceptable relationship with surrounding land uses. The scheme would provide a suitable standard of amenity for 

future residents, subject to additional measures to be secured by way of recommended conditions. The loss of 
existing, low-quality trees on site may be suitably mitigated by way of requiring a tree replacement scheme, 
including where necessary off-site compensatory planting.  

 
Other material considerations including ecology & biodiversity, noise, ground conditions, flood risk & drainage, air 
quality, sustainability and energy, and provision of digital infrastructure have either been suitably addressed within 

the submission or are suitably controlled by way of the recommended schedule of conditions. Impacts of the 
development on infrastructure are to be suitably mitigated by way of planning obligations, namely provision of 
commuted sums towards open space, outdoor & indoor sports provision and public realm improvements.  

 
In the round, and taking into account the Development Plan as a whole, the proposals are considered to represent  
sustainable development, which would make a substantial contribution towards addressing the significant need 

for additional Affordable Housing supply of the type and nature proposed within this part of the City. Accordingly, 
the application is recommended for approval in accordance with the detail set out below.  
 

Recommendation 
 
That planning permission be granted subject to the following schedule of 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: 

a) Bowling Green Mitigation - Financial contribution of £165,000 to be directed towards projects at 
Buile Hill Park, Clarendon Park, and/or Langworthy Park; 

b) Open Space and Outdoor & Indoor Sports – Financial contributions of £89,910 and £25,530 to 

be directed towards projects at Cromwell Road Pocket Park, Clarendon Park, Douglas  Green 
Park, and/or Buile Hill Park; 

c) Public Realm – Financial contribution of £44,104 to be directed towards Public Footpaths 

Salford 15 and 16; 
d) A planning obligations monitoring fee of £4,866.66; 
e) Secure provision of all dwellings as Affordable Housing in perpetuity, with a Social Rent tenure. 

 
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. 

 
  



  

Schedule of Planning Conditions 

 
1. Application for approval of reserved matters must be made not later than the expiration of three years 

beginning with the date of this permission and the development must be begun not later than whichever is 

the later of the following dates: 
(a) The expiration of three years from the date of this permission; or  
(b) The expiration of two years from the final approval of the reserved  matters, or in the case of approval 

on different dates, the final approval of the last such matter to be approved.  
 
Reason: To comply with the requirements of Section 92 of the Town and Country Planning Ac t 1990 as 

amended by Section 51 of the Planning and Compulsory Purchase Act 2004.  
 

2. The approval of the Local Planning Authority shall be sought in respect of the following reserved matters 

before the development first takes place - the Appearance; and Landscaping. 
  
Reason: The application is granted in outline (including Access, Layout and Scale) under the provisions of 

Article 5 of the Town and Country Planning (Development Management Procedure) (England) Order 2015 
and details of the matters referred to in the condition have not been submitted for consideration. 

 

3. The development hereby permitted and all reserved matters applications shall accord with the following 
approved plans and parameters therein: 

- Location Plan – OS Survey Centre Coordinates 380619 399469 

- Site Block Plan ref. 025 rev. C dated 4.10.21 
- North & South Elevations ref. 023B rev. B dated 4.10.21 
- East & West Elevations ref. P01/S/20 024 rev. B dated 4.10.21 

- Inner North & South Elevations 1, 2 & 3 ref. P01/S/20 026 rev. B dated 4.10.21 
- Block 1 and 2 Typical Layout ref. P01/S/20 035 
- Block 3 Typical Layout (Ground) ref. P01/S/20 036 

- Block 3 First Floor Layout ref. P01/S/20 037 
 
The number of dwellings to be constructed on the site shall not exceed 30. 

 
Reason: To define the approved quantum of development, for the avoidance of doubt and in the interests of 
proper planning. 

 
4. No development shall take place, including any works of excavation or demolition, until a Construction Method 

Statement has been submitted to, and approved in writing by, the local planning authority. The approved 

Statement shall be adhered to throughout the construction period. The Statement shall include:  
i. the times of construction activities on site which, unless agreed otherwise as part of the approved 

Statement, shall be limited to between 8am-6pm Monday to Friday and 9am-2pm Saturday only (no 

working on Sundays or Bank Holidays). Quieter activities which are carried out inside buildings such 
as electrical works, plumbing and plastering may take place outside of agreed working times so long 
as they do not result in significant disturbance to neighbouring occupiers;  

ii. the spaces for and management of the parking of site operatives and visitors’ vehicles;  
iii. the storage and management of plant and materials (including loading and unloading activities);  
iv. the erection and maintenance of security hoardings including decorative displays and facilities for 

public viewing, where appropriate;  
v.  measures to prevent the deposition of dirt on the public highway; 
vi. measures to control the emission of dust and dirt during demolition/construction;  

vii. a scheme for recycling/disposing of waste resulting from demolition/construction works;  
viii. measures to minimise disturbance to any neighbouring occupiers from noise and vibration, including 

from any piling activity; 

ix. measures to prevent the pollution of watercourses; 
x. a community engagement strategy which explains how local neighbours will be kept updated on the 

construction process, key milestones, and how they can report to the site manager or other 

appropriate representative of the developer, instances of unneighbourly behaviour from construction 
operatives.  The statement shall also detail the steps that will be taken when unneighbourly behaviour 
has been reported. A log of all reported instances shall be kept on record and made available for 

inspection by the local a planning authority upon request; and 



  

xi. an intended date for the commencement of development and, following commencement, evidence of 

the material start on site. 
 
Reason:  In the interests of the amenity of neighbours, the efficient, effective and safe operation of the highway 

network, and protection of the environment in accordance with Policies F1, A6, PH1 and WM1 of the Salford 
Local Plan: Development Management Policies and Designations  and the National Planning Policy 
Framework. 

 
Reason for pre-commencement condition:  Any works on site could harm the amenity of neighbouring 
occupiers or the environment if not properly managed so details of the matters set out above must be 

submitted and agreed in advance of works starting. 
 
5. Prior to the commencement of development (except for demolition) a Phase 2 Site Investigation report shall 

be submitted to and approved in writing by the Local Planning Authority. The investigation shall address the 
nature, degree and distribution of land contamination on site and shall include an identification and 
assessment of the risk to receptors focusing primarily on risks to human health, groundwater and the wider 

environment.  
 

Should unacceptable risks be identified the applicant shall also submit and agree with the Local Planning 

Authority in writing a contaminated land remediation strategy prior to commencement of development. The 
development shall thereafter be carried out in full accordance with the duly  approved remediation strategy or 
such varied remediation strategy as may be agreed in writing with the Local Planning Authority.  

 
Reason: To prevent pollution of the water environment and to ensure the safe development of the site in the 
interests of the amenity of future occupiers in accordance with Policies WA1 and PH1 of the Salford Local 

Plan: Development Management Policies and Designations 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. 

 
6. No development, demolition or works of site preparation shall take place until a Tree Removals, Retention 

and Protection Plan and Arboricultural Method Statement, in accordance with BS:5837:2012 “Trees in relation  

to design, demolition and construction: Recommendations”, and substantively in accordance with the 
submitted ‘Site Tree Appraisal’ (ref. RTS/12102020-02 rev. 02), have been submitted to and approved in 
writing by the Local Planning Authority. 

 
No development (including works of demolition, site clearance and ground preparation works) shall take place 
until such time as the duly approved protective measures have been installed in accordance with the approved 

detail; the protective measures shall be retained throughout the period of construction and no activity 
prohibited by BS:5837:2012 shall take place within such protective fencing during the construction period.  
 

The development shall be undertaken in accordance with the duly approved Arboricultural Method Statement. 
 
Reason: In order to protect the existing trees on and adjacent to the site in the interests of the amenities of 

the area and in accordance with Policy GI5 of the Salford Local Plan: Development Management Policies and 
Designations and the National Planning Policy Framework. 
 

Reason for pre-commencement condition: It is necessary to ensure protection measures are in place prior to 
commencement of development to prevent damage to existing vegetation. 
 

7. No development shall take place until details of existing and proposed finished site levels, together with 
proposed finished floor levels for each building and dwelling, relative to off-site datum point(s) have been 
submitted to and approved in writing by the Local Planning Authority. The development shall be undertaken 

in accordance with the approved details. 
 
Reason: In the interests of amenity and in compliance with Policies D2, D3 and D5 of the Salford Local Plan: 

Development Management Policies and Designations and the National Planning Policy Framework. 
 



  

Reason for pre-commencement condition: The matters of existing and proposed levels must be fixed prior to 

commencement of ground works. 
 

8. (a) No development shall take place until a detailed strategy of surface water drainage for the site utilising 

Sustainable Drainage Systems (SuDS), and utilising all feasible opportunities for integration of multi -functional 
green infrastructure having regard to the detail submitted or approved in respect of the reserved matter of 
Landscaping, and which includes details of how water quality will be improved, and how existing surface water 

discharge rates shall be reduced, has been submitted to and approved in writing by the Loc al Planning 
Authority.  
 

The surface water discharge rate from the development shall be reduced to at least 50% of the existing 
discharge rate or to equivalent greenfield rates, whichever allows for the greater discharge.  
 

The drainage strategy shall also include a strategy for the ongoing management and maintenance of the 
SuDS to be installed on site. 
 

Foul and surface water shall be drained on separate systems. 
 
(b) The duly approved strategy shall be implemented prior to first occupation of the development hereby 

approved, unless alternative timescales have been agreed in writing as part of the strategy , and shall be 
management and maintained in accordance with the approved strategy thereafter.  
 

Reason: To ensure that surface water across the whole site is managed in a co-ordinated, sustainable way, 
helping to minimise flood risk and water pollution, promote biodiversity, and secure compliance with the North 
West River Basin Management Plan in accordance with Policies WA1, WA5 and GI1 of the Salford Local 

Plan: Development Management Policies and Designations and which seeks to meet requirements set out in 
the following documents;  

 NPPF 

 Water Framework Directive and the NW River Basin Management Plan 

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

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

technical guidance 
 
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.  
 

9. No development (including any site clearance or preparation works) shall take place until such time as a 

detailed survey for invasive non-native plant species within the site has been undertaken and a report of the 
results submitted to the Local Planning Authority for approval in writing.  

 

In the event that the survey effort concludes that invasive non-native plant species are present on site, no 
development (including any site clearance or preparation works) shall take place until such time as a detailed 
method statement for the removal or long-term management/eradication of invasive non-native plant species 

on the site has been submitted to and approved in writing by the Local Planning Authority. Development shall 
thereafter be carried out in accordance with the approved method statement.  

 

Reason: In the interests of ensuring the satisfactory treatment and disposal of any invasive non-native plant 
species present on site in accordance with Policy BG2 of the Salford Local Plan: Development Management 
Policies and Designations. 

 
Reason for pre-commencement condition: Demolition and construction activity increases the risk of invasive 
non-native plant species spreading. 

  
10.  (a) No above ground works shall take place until such time as a detailed noise assessment and mitigation 

scheme for the development and the building envelopes, to ensure that noise levels within external private 

amenity spaces, internal living, dining and bedrooms comply with BS8233:2014 (Guidance on Sound 
Insulation and Noise Reduction from Buildings) as outlined in the table below: 
 



  

Indoor / External Ambient Noise Levels for Dwellings 

Location 07:00 – 23:00 23:00 – 07:00 

Living Room 
(Windows Closed) 

35 dB LAeq,16hour -- 

Dining Rooms 

(Windows Closed) 

40 dB LAeq,16hour -- 

Bedrooms 
(Windows Closed) 

35 dB LAeq,16hour 30 dB LAeq,8 hour and 
45 dB LAmax no more than 10 
– 15 times per night 

Private amenity spaces 

(including roof gardens / 
balconies) 

55 dB LAeq, 16 hour -- 

 
The scheme shall include ventilation measures designed in line with the ANC Acoustics Ventilation and 

Overheating Residential Design Guide (January 2020). The ventilation measures identified should reduce the 
need to rely on open windows for cooling and ensure reasonable acoustic standards are maintained with 
windows open. 

 
(b) The development shall thereafter be undertaken in accordance with the agreed scheme, and the approved 
mitigation measures shall be retained/maintained as installed thereafter.  

 
(c) No part of the development shall be occupied until such time as a Site Completion Report , confirming that 
all noise attenuation measures identified in the assessment and approved pursuant to the provisions of this 

conditions have been installed, has been submitted to and approved in writing by the Local Planning Authority. 
 
Reason: In the interests of the amenity of future occupiers in accordance with Policies PH1 and F3 of the 

Salford Local Plan: Development Management Policies and Designations and the National Planning Policy 
Framework. 

 

11.  No above ground works shall take place until such time as a detailed scheme for the provision of renewable,  
low and zero-carbon energy infrastructure within the scheme, including provision of solar photovoltaic panels, 
has been submitted to and approved in writing by the Local Planning Authority. No part of the development 

shall be occupied until such time as the energy infrastructure relevant to that part of the development has 
been installed in accordance with the duly approved scheme; the infrastructure shall be retained/maintained 
as installed thereafter. 

 
Reason: In the interests of sustainability and reduction of operational phase emissions,  in accordance with 
Policies EG2 and PH1 of the Salford Local Plan: Development Management Policies and Designations  and 

the National Planning Policy Framework. 
 

12.  No above ground works shall take place until such time as a detailed scheme for the provision of full fibre 

digital infrastructure connections, including ducting capable of accommodating more than one digital 
infrastructure provider, has been submitted to and approved in writing by the Local Planning Authority. No 
part of the development shall be occupied until such time as the duly approved infrastructure has been 

installed and made available for use.  
 
Reason: In the interests of ensuring provision of affordable, high-speed, high-capacity digital infrastructure for 

future occupiers of the development in accordance with Policy DG1 of the Salford Local Plan: Development 
Management Policies and Designations and the National Planning Policy Framework.  
 

13.  No above ground works shall take place until such time as a tree replacement scheme, having regard to the 
Arboricultural Method Statement approved pursuant to the provisions of Condition 6 of this permission and 
including provision of off-site mitigation where appropriate, has been submitted to and approved in writing by 

the Local Planning Authority. The scheme shall include details of: tree species; tree sizes (including the 
minimum height and circumference of stem at 1m from the ground level); plan indicating the location of the 
replacement trees; a timetable for tree planting and details of aftercare. The duly approved tree replacement 

scheme shall be implemented thereafter in accordance with the duly approved details and timetable for tree 
planting. 
 



  

Reason: In the interests of mitigating the loss of existing trees from the site in accordance with Policy GI5 of 

the Salford Local Plan: Development Management Policies and Designations.  
 

14.  No above ground works shall take place until such time as a scheme detailing the works to the highway 

outside of the application site has been submitted to and approved in writing by the Local Planning Authority. 
The scheme shall include the full construction details of the proposed modifications to the site access and 
adjacent highway including: 

 Modification of the existing vehicular access point to include repositioning and widening of the access 
point with dropped kerbs and tactile block paving on either side of the mouth of access; 

 Footway improvements including the closure of the disused access point and resurfacing of the whole 
footway fronting the development with bituminous material and a new kerb face; 

 
No part of the development shall be occupied until such time as the duly approved scheme of works has been 
fully implemented and completed. 

 
Reason: In the interests of facilitating safe access and egress to and from the development in accordance 
with Policies A1, A2, A3, A6 and D3 of the Salford Local Plan: Development Management Policies and 

Designations and the National Planning Policy Framework. 
 

15.  No above ground works shall take place until such time as a detailed scheme for the provision of street and 

other external lighting, including to car parking and circulation areas, within the development has been 
submitted to and approved in writing by the Local Planning Authority. The scheme shall be designed in 
accordance with the Institute of Lighting Professionals guidance (01/21 obtrusive lighting and 08/18 wildlife 

sensitive lighting). No part of the development shall be occupied until such time as the duly approved lighting 
scheme has been implemented in full; the lighting shall be retained/maintained as installed thereafter.  
 

Reason: In the interests of the safety of highway users and reducing opportunities for crime in accordance 
with Policies A3, A6 and D6 of the Salford Local Plan: Development Management Policies and Designations 
and the National Planning Policy Framework.  

 
16.  The application for approval of the reserved matter of Landscaping shall be accompanied by a detailed 

Biodiversity Net Gain (BNG) Assessment, in accordance with the Greater Manchester Combined Authority 

Biodiversity Net Gain Guidance (February 2021) or any subsequent guidance which supersedes this, and 
detailed proposals to achieve a minimum of a 10% net gain in biodiversity value. 

 

In the event that the duly approved Landscaping proposals and BNG Assessment fail to demonstrate that the 
proposals would achieve a 10% biodiversity net gain on-site, no part of the development shall be first occupied 
until such time as a comprehensive scheme for the delivery of an off-site biodiversity offsetting scheme has 

been submitted to and approved in writing by the Local Planning Authority; any duly approved scheme shall 
be implemented in accordance with the timescales set out therein.  

 

Reason: In the interests of achieving a measurable biodiversity net gain as a result of the development and 
enhancing green infrastructure within the City in accordance with Policies GI1 and BG2 of the Salford Local 
Plan: Development Management Policies and Designations and the National Planning Policy Framework.  

 
17.  No part of the development shall be occupied until such time as a scheme for the provision of Ecological 

Enhancement Measures on site has been submitted to and approved in writing by the Local Planning 

Authority. The duly approved scheme shall be implemented prior to first occupation of the development (or in 
accordance with a phasing plan which shall first be agreed in writing with the Local Planning Authority) and 
shall be retained thereafter. 

 
Reason: In the interests of enhancing biodiversity and habitat provision within the site in accordance with 
Policy BG2 of the Salford Local Plan: Development Management Policies and Designations and the National 

Planning Policy Framework. 
 

18.  No part of the development shall be occupied until such time as a traffic management scheme to assist the 

free flow of traffic by prohibiting parking on the carriageway of Eccles Old Road (A576) by providing ‘No 
parking at any time’ restrictions either side of the access/egress point & site frontage and within the site itself 
(including the internal access road and at the proposed turning area), in order to ensure the free flow of traffic.  

 



  

No part of the development shall be occupied until such time as the duly approved scheme has been fully 

implemented. 
 
Reason: In the interests of facilitating safe access and egress to and from the development , safe traffic  

movements within the site and to facilitate servicing/deliveries in accordance with Policies A1, A2, A3, A6 and 
D3 of the Salford Local Plan: Development Management Policies and Designations and the National Planning 
Policy Framework. 

 
19.  Pursuant to the provisions of Condition 5 of this permission; no part of the development shall be occupied 

until such time as a verification report, which validates that all remedial works undertaken on site were 

completed in accordance with those agreed with the Local Planning Authority, has been 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 Policies WA1 and PH1 of the Salford Local 
Plan: Development Management Policies and Designations and the National Planning Policy Framework. 

 
20.  Notwithstanding the details shown on the drawings hereby approved, no part of the development shall be 

occupied until such time as full detail of refuse and recycling storage provision, including detailed designs for 

external shelters, and a Refuse/Waste Management and Collection Strategy has been submitted to and 
approved in writing by the Local Planning Authority. The approved storage provision shall be implemented 
and made available for its intended use prior to the occupation of the development hereby approved and shall 

be retained thereafter; the development shall operate in accordance with the duly approved Refuse/Waste 
Management and Collection Strategy. 

 

Reason: In the interests of amenity, safe passage of vehicles within the site and ensuring adequate provision 
for waste storage and collection in accordance with Policies D2, D3, D7 and WM1 of the Salford Local Plan: 
Development Management Policies and Designations and the National Planning Policy Framework.  

 
21.  Notwithstanding the details shown on the drawings hereby approved, no part of the development shall be 

occupied until such time as details of secure cycle parking, including detailed designs for secure external 

shelters, have been submitted to and approved in writing by the Local Planning Authority. The duly approved 
cycle parking provision shall be implemented and made available for its intended use prior to the occupation 
of the development hereby approved and shall be retained thereafter. 

 
Reason: To encourage more sustainable modes of travel and minimise opportunities for crime in accordance 
with Policies A1, A3 and D6 of the Salford Local Plan: Development Management Policies and Des ignations  

and the National Planning Policy Framework. 
 
22.  Notwithstanding the details shown on the drawings hereby approved,  no part of the development shall be 

occupied until such time as details of secure motorcycle parking (including specification of ground anchors) 
have been submitted to and approved in writing by the Local Planning Authority. The duly approved 
motorcycle parking shall be implemented and made available for its intended use prior to the occupation of 

the development hereby approved and shall be retained thereafter. 
 
Reason: In the interests of highway safety and the free flow of traffic and to minimise opportunities for crime 

in accordance with Policies A6, A7 and D6 of the Salford Local Plan: Development Management Policies and 
Designations and the National Planning Policy Framework. 
 

23.  No part of the development shall be occupied until such time as a detailed scheme for the provision of 
measures to facilitate the secure delivery of shopping and parcels to the dwellings hereby approved has been 
submitted to and approved in writing by the Local Planning Authority . The duly approved scheme of measures 

shall be implemented prior to first occupation of the development and retained/maintained as such thereafter.  
 
Reason: In the interests of facilitating easy and secure deliveries for residents and reducing opportunities for 

crime in accordance with Policies D6 and D7 of the Salford Local Plan: Development Management Policies 
and Designations. 

 



  

24.  No part of the development shall be occupied until such time as a Travel Plan for the development has been 

submitted to and agreed in writing with the Local Planning Authority. The duly approved Travel Plan shall be 
implemented and reviewed in accordance with the timetable embodied 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 A1, A2, A3 and A6 of the Salford Local Plan: 
Development Management Policies and Designations. 

 
25.  The vehicle parking, servicing and other vehicular access arrangements shown on the approved plans (and 

subsequently approved pursuant to applications for approval of reserved matters) 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 A3, A6  
and A7 of the Salford Local Plan: Development Management Policies and Designations and the National 

Planning Policy Framework. 
 

Notes to Applicant 

 
Bats 
Whilst the building to be demolished has been assessed as very low risk for bats, the applicant is reminded that 

under the Conservation of Habitats and Species (Amendment) (EU Exit) Regulations 2019 it is an offence to 
disturb, harm or kill bats. If a bat is found during demolition all work should cease immediately and a suitably 
licensed bat worker employed to assess how best to safeguard the bat(s); Natural England should also be 

informed.  
 
Birds 

The applicant is reminded that, under the Wildlife and Countryside Act 1981 as amended it is an offence to 
remove, damage, or destroy the nest of a wild bird, while the nest is in use or being built. Planning consent does 
not provide a defence against prosecution under this act. If a birds nest is suspected work should cease 

immediately and a suitably experienced ecologist employed to assess how best to safeguard the nest(s).  
 
Wild Mammals 

Foxes, and other wild mammals, benefit from protection under the Wild Mammals (Protection) Act 1996 and the 
Animal Welfare Act 2006, and are subject of measures set out within the Wildlife and Countryside Act 1981 – the 
developer is reminded of their responsibilities under the relevant legislation.  

 
Land Contamination Standard Informative 
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. 

 
Gas Protection Measures Informative 
With respect to gas protection measures the applicant’s attention is drawn to BRE 414, Protection Measures for 

Housing on Gas-Contaminated Sites. In addition, the requirements of BS8845:2015+A1:2019 Code of Practice 
for the design of protective measures for methane and carbon dioxide ground gases for new buildings should be 
followed for installation and the verification requirements of CIRIA C735 Good Practice on the Testing and 

Verification of Protection Systems for Buildings against Hazardous Ground Gasses will need to be submitted. 
 
Verification of gas protection systems needs to be undertaken during the construction process, or the applicant  

may not be able to discharge the condition. This can lead to issues with property searches and / or mortgage at 
a later time. 
 

Local Highway Authority Notes 
Any street lighting column and other utility service that is impacted by the development will need to be relocated 
with approval council’s engineer. 

 



  

Please note that the whole Traffic Regulation Order process of includes design, advertising / consultation and 

legal process may take over 6 months. Ideally the applicant contacts the Local Highway Authority traffic team as 
soon as the receiving planning approval and separately a submission to discharge the condition.  
 

Apart from the Traffic Regulation Order, all works to the highway to be delivered by an S171 agreement and 
Greater Manchester Roads Activities Permit Scheme (GMRAPS). Applications for all forms of highway 
permits/licenses shall be made in advance of any works being undertaken on the adopted highway. 

 
For the full duration of the construction, the developer will be responsible for ‘Wear & Tear’ / accelerated 
deterioration’ of all existing highways, either adjacent to the site or highways used as access and  egress to the 

site. Any necessary remedial works will be carried out under licence and at the developer’s expense.  
 
Dilapidation Survey: 

 Prior to ANY works commencing on site the developer shall contact John Horrocks/Pam Docksey to 
arrange a full dilapidation/Condition Survey of all adopted highways surrounding the site. Tel: 0161 603 
4046/4006 or by email: john.horrocks@salford.gov.uk / pam.docksey@salford.gov.uk   

Highway Permits/Licensing: 

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

Authority. Tel: 0161 603 4046/4006 or by email: john.horrocks@salford.gov.uk / 
pam.docksey@salford.gov.uk  

Traffic Regulation Order and Traffic Management 

 The Developer shall contact Raymond Scholes to arrange for the TRO element of the development.  
Email: raymond.scholes@salford.gov.uk. 

 The Developer shall contact Angela Hughes or Lee Lacking to arrange for the Temporary TRO and On-

site Traffic Management element of the development. Email: Angela.Hughes@salford.gov.uk or 
lee.lacking@salford.gov.uk.  

 

United Utilities (UU) – Wastewater Assets 
If the applicant intends to offer wastewater assets forward for adoption by United Utilities, the proposed detailed 
design will be subject to a technical appraisal by an Adoptions Engineer as UU need to be sure that the proposal 

meets the requirements of Sewers for Adoption and United Utilities’ Asset Standards. The detailed layout should 
be prepared with consideration of what is necessary to secure a development to an adoptable standard. This is 
important as drainage design can be a key determining factor of site levels and layout. The proposed design 

should give consideration to long term operability and give United Utilities a cost effective proposal for the life of 
the assets. Therefore, should the applicant wishes to progress a Section 104 agreement, UU strongly recommend 
that no construction commences until the detailed drainage design, submitted as part of the Section 104 

agreement, has been assessed and accepted in writing by United Utilities. Any works carried out prior to the 
technical assessment being approved is done entirely at the developers own risk and could be subject to change.  
 

United Utilities (UU) – Water Supply 
UU can readily supply water for domestic purposes, but for larger quantities for example, commercial/industrial 
we will need further information.  

 
The applicant must undertake a complete soil survey, as and when land proposals have progressed to a scheme 
design i.e. development, and results submitted along with an application for water. This will aid in UU’s design of 

future pipework and materials to eliminate the risk of contamination to the local water supply.  
 
Any necessary disconnection or diversion of the private main(s) must have the approval of the pipeline owner and 

be carried out to UU’s standards at the applicant's expense.  
 
The applicant has not stated whether provision of a new water supply is required. Use of the existing metered 

supply may be considered if it meets United Utilities standards. If not, a separate metered supply will be required 
at the applicant's expense.  
 

The applicant should be instructed to lay their own private pipe, to United Utilities standards, back to the existing 
main. If this should involve passing through third party land United Utilities must receive a solicitor's letter 
confirming an easement, prior to connection.  
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Although water supply in the area is compliant with current regulatory standards, UU recommend the applicant  
provides water storage of 24 hours capacity to guarantee an adequate and constant supply. UU’s water mains 
may need extending to serve any development on this site and the applicant may be required to pay a contribution.   

 
Please note that for properties over two stories high and commercial properties UU recommend the developer 
considers the installation of tanks and pumps.  

 
If the applicant intends to obtain a water supply from United Utilities for the proposed development, UU strongly 
recommend they engage with UU at the earliest opportunity. If reinforcement of the water network is required to 

meet the demand, this could be a significant project and the design and construction period should be accounted 
for.  
 

To discuss a potential water supply or any of the water comments detailed above, the applicant can contact the 
team at DeveloperServicesWater@uuplc.co.uk  
 

Please note, all internal pipework must comply with current Water Supply (water fittings) Regulations 1999.  
 
United Utilities (UU) – Property, Assets and Infrastructure 

The applicant should be aware of water mains in the vicinity of the proposed development site. Whilst this 
infrastructure is located outside the applicant’s proposed red line boundary, the applicant must comply with UU’s 
‘Standard Conditions for Works Adjacent to Pipelines’. UU provide this information to support the applicant in 

identifying the potential impacts from all construction activities on United Utilities infrastructure and to identify  
mitigation measures to protect and prevent any damage to this infrastructure both during and after construction. 
This includes advice regarding landscaping in the vicinity of pipelines. 

 
Where United Utilities’ assets exist, the level of cover to the water mains and public sewers must not be 
compromised either during or after construction. For advice regarding protection of United Utilities assets, the 

applicant should contact the teams as follows:  
Water assets – DeveloperServicesWater@uuplc.co.uk 
Wastewater assets – WastewaterDeveloperServices@uuplc.co.uk  

 
It is the applicant's responsibility to investigate the possibility of any United Utilities’ assets potentially impacted 
by their proposals and to demonstrate the exact relationship between any United Utilities' as sets and the proposed 

development. 
 
Crime Impact Statement – Physical Security Specifications 

The applicant’s attention is drawn to the recommendations set out at Sections 4-6 of the submitted Crime Impact 
Statement (ref. 2020/0540/CIS/01 version A). 
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