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Demolition of existing buildings and erection of 24 semi-detached houses, three-storey block with 20 no. apartments and a two storey block with 6 apartments, together with landscaping, parking and associated works

J Fletcher Engineering, Lansdowne Road, Eccles, M30 9PD




Thank you for your email of the 10 August, comments below in relation to the issues identified.

Loss of Employment Uses

The site is over 0.5 hectares in size and, as such, comprises an established employment are for the purposes of Saved UDP Policy E5. The introduction of non-employment uses in to an employment area must be justified against parts 1 and 2 of this policy.

Part 1 of Policy E5 requires that the development would not compromise the operating conditions of other remaining employment uses. The site was previously part of a larger employment area which has been redeveloped for residential uses. The site is now an isolated employment use with residential uses to the north, east and west. To the south is the M602 and beyond it the Nasmyth Industrial Estate. As the application proposes the redevelopment of all of the employment uses to the north of the M602 there are no issues in relation to the first part of the policy, other than to ensure that access to the employment uses to the south of the M602 along Lansdowne Road is not compromised.

In terms of Part 2 of the policy, it is part 2a that could be directly relevant in this instance. 

The site has been adapted to meet the needs of an engineering firm who, it is understood, are relocating to larger modern premises in the Salford area. The site has been extensively developed to suit the current occupier leaving very little yard space, which limits the availability of parking and manoeuvrability within the site. Salford’s last employment land review commented that “should the existing occupiers vacate the premises it is unlikely to be immediate [sic] interest to alternative industrial/ commercial occupiers” and also that “Sub-division is similarly likely to be unviable”.  These conclusions would appear to remain applicable and, whilst no information on market testing has been provided, it is considered that the nature of the accommodation, limited yard space, proximity of residential uses and access along a residential street (although shared with other HGV/LGV traffic) mean that a potential occupier for the site in its current condition would be unlikely to be forthcoming.

In order to present a marketable proposition, the site is likely to require significant demolition/refurbishment works and/or complete redevelopment. The last employment land review again comments that “the small size of the site and existing building profile are likely to negatively impact on the financial viability of any redevelopment proposals” and that “The employment area does not share particularly close linkages with any other employment areas, consequently any future employment uses would have to be sensitive to the increasingly residential nature of the surrounding environment”. It is also notable that there is significant competition in the local area including from Lyntown Trading Estate which does not have similar constraints imposed by the proximity of residential uses.

Whilst a detailed viability appraisal of redevelopment options has not been provided, the employment land review identified that such a proposal would be unlikely to be viable and the applicant has stated similarly. The site is constrained in terms of both HGV access and proximity to residential development. The site is the remainder of a larger employment area that has already gone to residential and, as an isolated site surrounded on all sides by residential uses, the site is not one on which new industrial/ warehouse uses would necessarily be encouraged with a view to the types of issues that would be relevant to criteria 2b of Saved UDP Policy E5 and referenced in the supplementary guidance in policy EMP4 of the established employment areas SPD. Given the above, there is a question around the capacity and viability of the site for new industrial/warehouse uses.

In terms of alternative employment proposals, the site is edge of centre and therefore any office proposals would need to be justified sequentially. Situated at the end of residential street with a limited profile it is not an obvious location for such a use and demand would also be expected to be limited. 

It is therefore considered that the site is unlikely to be taken up by a new occupier in its current form and redevelopment options for industrial/ warehouse development will be heavily restricted by the current layout of buildings, the site’s location and the surrounding residential uses. As such, no objection is raised to the site’s redevelopment in relation to Saved UDP Policy E5.

Mix of dwellings

The scheme proposes 50 dwellings in the form of 24 four-bed semi-detached houses and 26 apartments. The apartments break down in size as follows
· 20 two-bed apartments (six at 71.4sqm and fourteen at 71sqm)
· 6 one-bed apartments (three at 50.5sqm and three at 57.1sqm)
Policy HOU1 of the Housing Planning Guidance Document describes that “within West Salford, Broughton Park, Claremont, and the northern part of Weaste and Seedley, the large majority of dwellings within new development should be in the form of houses rather than apartments, in order to protect the existing character of the areas and reflect the generally lower levels of accessibility compared to other parts of the city”. The reasoned justification adds, at paragraph 4.6, that “this will normally mean that at least 80-90% of dwellings on individual sites being in the form of houses rather than apartments”.

The policy goes on to state that “apartments are likely to be the most appropriate form of development in the city’s town and Neighbourhood Centres (as defined by UDP Policy S1), helping to maximise the number of people who have excellent access to local facilities” but adds that “alternative approaches on individual sites may be permitted where it can be clearly demonstrated by the applicant that there are specific circumstances that justify this, particularly having regard to criteria A-H of UDP Policy H1”.

Policy HOU2 of the Housing Planning Guidance describes that “the majority of houses should have at least three bedrooms” and that, “where apartments are proposed, they should provide a broad mix of dwellings sizes, both in terms of the number of bedrooms and the net residential floorspace of apartments. Small dwellings (i.e. studios and one bedroom apartments) should not predominate, and a significant proportion of three bedroom apartments should be provided wherever practicable”. The reasoned justification reemphasises the apartment requirement, stating that “the majority of apartments in new development should normally have two or three bedrooms, with a floorspace and layout that makes them adaptable to changing needs (typically 57 square metres or above)”.

Houses comprise just 67% of the total number of dwellings proposed, which is below the 80-90% specified in the reasoned justification to Policy HOU1. However, the site is just 200m from Monton Neighbourhood Centre, giving future occupants a good level of access to local facilities and therefore this split is considered to be acceptable. 
All of the houses are four-bed and so comply with Policy HOU2. 77% of the proposed apartments are two-bed, which is consistent with the requirement in Policy HOU2 in respect of small dwellings not dominating. No three bed apartments have however been included which requires further justification given the requirement that “a significant proportion of three bedroom apartments should be provided wherever practicable”.

The size of apartments in terms of floorspace is acceptable with the majority over 57 sqm. 

Affordable Housing

The site falls within a mid/high residential value area as defined by the Planning Obligations SPD. Policy OB1 of this guidance requires that 20% of houses and 10% of apartments are affordable. The tenure of the affordable houses should be a mix of 75% social/affordable rented and 25% intermediate, and the affordable apartments should be 100% intermediate. The type and size of the affordable housing should reflect the dwelling mix across the development as a whole, whilst the dwellings should normally be “pepper-potted”. 

The scheme includes 6no. one-bed apartments which are identified as affordable and will be provided in a single block. No detail in relation to the tenure of these dwellings has been provided or how they are to be managed. 
The proposed provision does not meet the requirements of Policy OB1 of the Planning Obligations SPD. The scheme should include 3 affordable apartments (1x2 bed and 2x2 bed) and 5x4 bed affordable houses, with tenures as set out above.

The applicant is strongly encouraged to discuss the delivery of affordable housing as part of this scheme with Mark Hart in the city council’s Housing Strategy and Enabling team.  




Jimmy McManus
Principal Planner
Spatial Planning
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