
PLANNING & TRANSPORTATION REGULATORY PANEL
PART I
SECTION 1: APPLICATIONS FOR PLANNING PERMISSION

APPLICATION No: 18/72573/FUL
APPLICANT: Daniel Walford
LOCATION: 40 Wellington Road, Eccles, M30 0NP
PROPOSAL: Demolition of existing outbuildings and part demolition of 

existing dwelling, construction of a four storey building 
comprising of 9 apartments together with associated car parking 
and landscaping (resubmission of 17/70881/FUL)

WARD: Eccles

Description of Site and Surrounding Area 

The subject site is located on the north side of Wellington Road, Eccles. Measuring approximately 435m2, the 
site accommodates a large vacant semi-detached dwelling, outbuildings and associated curtilage. 

Land to the north and west is occupied for residential purposes and is characterised by detached and semi-
detached dwellings. To the west is Monks Hall, which is a grade II listed building set is relatively substantial 
grounds. No 3 Albert Road, to the east, is included in the council’s list of Locally Listed Buildings. Directly to the 
south beyond Wellington Road is the M602 motorway. Many of the adjacent dwellings feature on-site parking 
accessed directly off the roadway. 

Eccles Train Station is located approximately 500m from the site and the Metrolink Station and Bus Exchange is 
located approximately 650m to the south east of the site. These transport modes all provide direct access to 



Salford Quays and, ultimately, Manchester city centre. Access to Media City may also be obtained from the 
Metrolink station.

Description of Proposal 

Planning permission is sought for the demolition of the existing outbuildings and part demolition of the existing 
dwelling and the construction of a four storey building comprising of 9 apartments together with associated car 
parking and landscaping (resubmission of 17/70881/FUL). 

The building would comprise of 9 apartments. Of these, 2 would comprise one bedroom, 5 would comprise two 
bedrooms and 2 would comprise of three bedrooms. Two car parking spaces and a secure bicycle store would 
be provided on site.

The existing property is to be incorporated into the new scheme and would keep the same layout of bay 
window(s) and facing brick. Notwithstanding this, the front bay window and brickwork will be demolished and 
rebuilt to match the extension.

The building would be generally square in form (with two full height bay windows), it would extend across the 
Wellington Road frontage of the site in much the same position, albeit wider, as the dwelling which is to be 
partially demolished. The building would be setback approximately 6.2m from Wellington Road behind a new 
hardstanding. Pedestrian access to the apartments would be via a door set centrally within the front elevation.

The building would be four storeys in height, with the fourth storey located within the roofspace when viewed 
from the front and side of the property, with four full height storeys to the rear.

An enclosed bin store would be located at the rear. 

The schedule of accommodation is listed below (approx.):- 

Apartment 1 – 60m2
Apartment 2 – 30m2
Apartment 3 – 50m2
Apartment 4 – 75m2
Apartment 5 – 70m2
Apartment 6 – 75m2
Apartment 7 – 70m2
Apartment 8 – 75m2
Apartment 9 – 70m2

For the most part, the building would be finished in facing brick with tile for the roof and dormers.

Publicity

Site Notice: Non HH setting of listed building Date Displayed: 25 October 2018
Reason: Affecting setting of Listed Building

Press Advert: Manchester Weekly News Salford EditionDate Published: 1 November 2018
Reason: Affecting setting of Listed Building

Neighbour Notification 

Seventy nine (79) neighbours were notified of the application. 

Representations 

33 objections were received in response to the application. The concerns of objectors are:

 The application documents are inaccurate;
 The absence of on-site car parking and the resultant increased demands for on-street parking which is  

already at a premium;



 No landscape details.
 Is there a waste strategy satisfactory?
 Inadequate cycle provision.
 Monks Hall Grove should become a parking permit road.
 The proposal would result in a further drop in water pressure within the area. 
 The proposal would have an impact on air quality within the area. 
 Salford needs more family housing not small apartments.
 The proposal is contrary to a number of policies contained within the Ellesmere Park SPD.
 The proposal is a four storey building, not three and half storeys.
 The development is modern in design and is out character with the adjoining residential dwelling.
 The development will dominate the attached dwelling due to its size and scale.
 The windows in the proposed development result in the development having an industrial/prison look.
 The proposal would result in an increase in car crime.
 Loss of privacy/overlooking to neighbouring dwellings.
 Loss of light/overshadowing.
 Noise intrusion due to the increase number of residents.
 The property has historical value.
 Neighbours right to light will be infringed upon.
 The proposal would increase pressure on local school and doctors.
 The proposed materials are not in keeping with the surrounding properties.
 The proposal would result in a more transient local population.
 There are no on-going management proposals for the site, which could result in anti-social behaviour.
 The applicant make reference to local community parks, however these are not in the immediate area.
 Overdevelopment of the site. 
 Breach of Article 8 European Convention on Human Rights.
 The applicant has encouraged the submission of letters in support of the development.
 Should permission be granted the proposal should provide a structural report to ensure no damage is 

caused to the adjoining dwelling.
 The impacts of the development upon highway safety,
 The location of the bin store at the rear of the site would impact upon the general amenity of adjacent 

residents, including by way of odours and general health impacts; 
 The impact of the construction phase of the development upon the general amenity of surrounding 

residents, including by way of noise and dust emissions. 

12 letters of support were received in response to the application and who have stated that the following:-

 The property is currently dilapidated and the proposal would enhance the property and surrounding 
area.

 Parking is not a problem within the area.
 There is a need for this type of first time buyer/younger people sized apartments in the area.
 The site is located within an accessible location. 
 The site would use existing land rather than destroying greenspace.
 The proposal would not have any detrimental impact on local houses.
 The proposal could encourage the re-development of Monks Hall.
 Wellington Road is in desperate need of renovation.
 Good to see car parking is provided within the development.

Relevant Site History

17/70881/FUL - Demolition of existing outbuildings, and part demolition of existing dwelling, Construction of a 
four storey building comprising of 12 apartments together with associated car parking, landscaping.  - 
Application Withdrawn - 21 June 2018.
    
Consultations

Air Quality, Noise and Contaminated Land – no objection

Air Quality
It is noted that the acoustic report recommends mitigation in the form of acoustic glazing and acoustically 
silenced trickle vents to all rooms on the front façade. It is considered therefore that a revised acoustic 



mitigation scheme incorporating ventilation (as described above) is the pragmatic approach in this situation 
allowing the development but providing appropriate and proportionate mitigation given the scale of the 
development.

As such there are no objections to this application subject to the condition (in the noise section below) being 
imposed.

Noise
The development site is located alongside Wellington Road, and approximately 30m to the north of the running 
lane of the M602, which, although in a cutting in this location, the upper story of the existing property has line of 
sight to the westbound carriageway. As the proposal is for a four story property, upper floors will have line of 
sight to the motorway and as such are likely to be adversely affected by noise.

There are no external private amenity spaces proposed and as such external noise levels are not a factor with 
respect to this application.

The submitted noise report proposes that adequate internal noise levels can be achieved through appropriate 
mitigation in the form of acoustic glazing and acoustic trickle vents to the rooms facing Wellington Road.

Whilst it is accepted that adequate internal noise levels can be achieved, due to the air pollution situation 
(described above) it is recommended that a slight redesign of the acoustic mitigation, taking into account the 
poor air quality is required.

As such, no objection on the grounds of noise (or air quality) subject to condition being imposed in respect of 
internal acoustic mitigation.

Land Contamination
The applicant has not submitted a preliminary risk assessment; however a review of information held by the City 
Council confirms there are no significant risks related to historic land use on the site, or within 250m of the site.  
The developer has completed pro-forma information with respect to land contamination confirming there are no 
on-site sources likely to have caused contamination.

Like any development there is always a risk of unexpected contamination being discovered during the 
development, as such it is considered appropriate to condition this.

Senior Drainage Engineer – no objection

The development is a brownfield site in the Salford North West Critical Drainage Area.  The SFRA user guide 
requires a reduction in surface water runoff to 50% of the existing (or to greenfield runoff, whichever is greater).  

An approved Drainage Strategy that demonstrates how the above elements and the requirements of Salford 
City Council planning policies EN19 & FRD11 will be achieved within the developments constraints will be 
required for this development prior to commencement of the works. The drainage strategy should consist of a 
written Drainage Design Statement document that explains how the drainage system(s) are proposed to work 
supplemented by appended calculations and drawings. Where possible/appropriate the Drainage Strategy 
should be supplemented with industry standard drainage design software network model files as this will greatly 
accelerate the approval process.

We recommend that the applicant considers the use of source control SuDS techniques as part of the required 
sustainable drainage strategy for this site.

United Utilities Water Ltd - no objection subject to conditions in respect of foul and surface water drainage.

Highways - no objection. 

Please refer to the Highways section of this report for further details.

Greater Manchester Ecological Unit - no objection



No overall objections to the planning application on ecology grounds, although they would advise the applicant 
of the possible (albeit unlikely) presence of bats in the house to be developed.

If bats are found or suspected at any time during the course of approved works then works must temporarily 
cease and advice sought from a suitably qualified person about how best to proceed. All UK bats and their 
resting places are specially protected.

Planning Policy

Development Plan Policy

Unitary Development Plan ST1  -  Sustainable Urban Neighbourhoods
This policy states that development will be required to contribute towards the creation and maintenance of 
sustainable urban neighbourhoods.

Unitary Development Plan DES1  -  Respecting Context
This policy states that development will be required to respond to its physical context and respect the positive 
character of the local area in which it is situated and contribute towards a local identity and distinctiveness.

Unitary Development Plan DES2  -  Circulation and Movement
This policy states that the design and layout of new development will be required to be fully accessible to all 
people, maximise the movement of pedestrians and cyclists through and around the site safely, be well related 
to public transport and local amenities and minimise potential conflicts between pedestrians, cyclists and other 
road users.

Unitary Development Plan DES7  -  Amenity of Users and Neighbours
This policy states that all new development, alterations and extensions to existing buildings will be required to 
provide potential users with a satisfactory level of amenity in terms of space, sunlight, daylight, privacy, aspect 
and layout.  Development will not be permitted where it would have an unacceptable impact on the amenity of 
occupiers or users of other development.

Unitary Development Plan DES9  -  Landscaping
This policy states that hard and soft landscaping should be provided where appropriate that is of a high quality 
and would enhance the design of the development, not detract from the safety and security of the area and 
would enhance the attractiveness and character of the built environment.

Unitary Development Plan DES10  -  Design and Crime
This policy states that developments must be designed to discourage crime, antisocial behaviour, and the fear 
of crime. Development should i) be clearly delineated ii) allow natural surveillance iii) avoid places of 
concealment iv) encourage activity within public areas.

Unitary Development Plan H1  -  Provision of New Housing Development
This policy states that all new housing will contribute toward the provision of a balanced housing mix; be built of 
an appropriate density; provide a high quality residential environment; make adequate provision for open space; 
where necessary make a contribution to local infrastructure and facilities required to support the development; 
and be consistent with other policies of the UDP.

Unitary Development Plan A2  -  Cyclists, Pedestrians and the Disabled
This policy states that development proposals, road improvement schemes and traffic management measures 
will be required to make adequate provision for safe and convenient access by the disabled, other people with 
limited or impaired mobility, pedestrians and cyclists

Unitary Development Plan A8  -  Impact of Development on Highway Network
This policy states that development will not be permitted where it would i) have an unacceptable impact upon 
highway safety ii) cause an unacceptable restriction to the movement of heavy goods vehicles along Abnormal 
Load Routes.

Unitary Development Plan A10  -  Provision of Car, Cycle, Motorcycle Parking in New Development
This policy states that there should be adequate provision for disabled drivers, cyclists and motorcyclists, in 
accordance with the Council’s minimum standards; maximum car parking standards should not be exceeded; 



and parking facilities should be provided consistent with the provision and maintenance of adequate standards 
of safety and security.

Unitary Development Plan EN17  -  Pollution Control
This policy states that in areas where existing levels of pollution exceed local or national standards, planning 
permission will only be granted where the development incorporates adequate measures to ensure that there is 
no unacceptable risk or nuisance to occupiers, and that they are provided with an appropriate and satisfactory 
level of amenity.

Unitary Development Plan EN19  -  Flood Risk and Surface Water
This policy states that any application for development that it is considered likely to be at risk of flooding or 
increase the risk of flooding elsewhere will need to be accompanied by a formal flood risk assessment. It should 
identify mitigation or other measures to be incorporated into the development or undertaking on other land, 
which are designed to reduce that risk of flooding to an acceptable level.

Unitary Development Plan DEV5  -  Planning Conditions and Obligations
This policy states that development that would have an adverse impact on any interests of acknowledged 
importance, or would result in a material increase in the need or demand for infrastructure, services, facilities 
and/or maintenance, will only be granted planning permission subject to planning conditions or planning 
obligations that would ensure adequate mitigation measures are put in place.

Unitary Development Plan CH2  -  Development Affecting the Setting of Listed Buildings
This policy states that development will not be granted that would have an unacceptable impact on the setting of 
any listed building.

Unitary Development Plan CH8  -  Local List of Buildings of Architectural, Archaeological or Historic Interest
This policy states that the impact of development on any building, structure or feature that is identified on the 
council’s local list of buildings, structures and features of architectural, archaeological or historic interest will be 
a material planning consideration.

Other Material Planning Considerations

National Planning Policy
 
National Planning Policy Framework

Local Planning Policy

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

Supplementary Planning Document  -  Sustainable Design and Construction
This policy document expands on policies in Salford’s Unitary Development Plan to provide additional guidance 
for planners and developers on the integration of sustainable design and construction measures in new and 
existing developments.

Supplementary Planning Document  -  Design
This document  reflects the need to design in a way that allows the city to support its population socially and 
economically, working with and inviting those affected into an inclusive decision making process. Equally, 
development must contribute to the creation of an environmentally sustainable city supporting the natural 
environment minimising the effects of, and being more adaptable to, the potential impact of climate change.

Supplementary Planning Document  -  Ellesmere Park
The policy document is designed to raise awareness of the need for and value of good design in Ellesmere 
Park, and how it can be achieved for the benefit of all involved.

Planning Guidance -  Housing
The purpose of the guidance is to ensure that the residential development coming forward in Salford contributes 
to establishing and maintaining sustainable communities, tackles the specific housing and related issues that 



face Salford, and helps to deliver the vision and strategy of the UDP, the Housing Strategy and the Community 
Plan.

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

Appraisal 

The key issues for consideration in the determination of this application are:

 Principle of the Development
 Housing Mix and Density
 Design/ Character of the Area
 Impact on the Setting of the Listed / Locally Listed Buildings
 Design & Crime
 Amenity
 Highways
 Environmental Protection
 Ecology
 Flood Risk and Drainage
 Sustainability

The Principle of the Development

The NPPF expresses a clear presumption in favour of sustainable development and states that there are three 
dimensions to this (economic, social and environmental). Importantly, these dimensions should not be 
considered in isolation given they are mutually dependent.

The NPPF also states that sustainable development should be seen as a golden thread running through both 
plan-making and decision-taking and that Local Planning Authorities should approach decision-taking in a 
positive way to foster the delivery of sustainable development. 

This application represents the consolidation of an existing brownfield site within an established urban area and 
within close proximity to local amenities and facilities; including Metrolink, train and bus services all being 
located a short distance away to the south east. Local bus services are also located immediately adjacent to the 
site. These services provide access to Manchester city centre and beyond. The proximity of the site to local 
facilities, amenities and public transport services and, in turn, facilities/amenities further afield, reinforces the 
sustainability credentials of the site and supports the principle of a development of this nature in this location in 
accordance with the NPPF and retained Policy ST1 of the Salford UDP.

Housing Mix and Density

All new housing developments should contribute towards the provision of a balanced mix of dwellings within the 
local area in terms of size, type, tenure and affordability. 

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

Policy HOU2 of the Housing Planning Guidance requires that where apartments are proposed they should 
provide a broad mix of dwelling sizes, both in terms of the number of bedrooms and the net residential floor 
space. Small dwellings (i.e. studios and one bed apartments) should not predominate, and a significant 
proportion of three bedroom apartments should be provided wherever practicable. Paragraph 4.31 of the 
reasoned justification clarifies that the majority of apartments should have two or three bedrooms, with a 
floorspace typically 57 square metres or above. An alternative approach may be acceptable having regard to 
criteria A to H of UDP policy H1.

The proposed scheme would result in a mix of 2 x1 bedroom, 5 x 2 bedrooms and 2 x 3 bedrooms apartments, 
with their floor areas ranging from 30m2 to 75m2, with seven of the apartments having a floor space exceeding 



57sqm. The units below 57m2 relate to the one-bed units. In terms of their layout each flat has its own 
bedroom(s), bathroom and kitchen/dining/living room. The mix and size of the proposed apartments is 
considered to be acceptable.

In terms of outdoor amenity space the property has a rear communal space including space for a cycle store. 
There is also sufficient space for the storage of bins. It is considered that an acceptable level of amenity space 
is provided for the future occupants.  In addition there are also small areas of public open space at Clarendon 
Gardens and the Polygon, which are within a short walking distance of the site.

The development is acceptable in principle with reference to UDP policy H1 and the Housing Supplementary 
Planning Guidance.

Design/ Character of the Area

Paragraph 124 of the NPPF places great importance to the design of the built environment. Good design is a 
key aspect of sustainable development, creates better places in which to live and work and helps make 
development acceptable to communities. 

Design which is inappropriate in its context, or which fails to take the opportunity available for improving the 
character and quality of an area and the way it functions, should not be accepted. 

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

Wellington Road is located within Sub Area 3 (Victorian Streets adjoining Ellesmere Park). Sub Area 3 is 
characterised by a planned Victorian suburban street layout. Plots have been developed at various times, and 
so there is a range of building types and styles. Development began from the 1870s, mainly with medium sized 
two to three storey semi-detached villas, and continued with variations on the theme through the Edwardian 
period. There are a number of later houses of varying styles, often replacing older properties as infill 
development and these give the area a more mixed feel.

This particular section of Ellesmere Park (location between Albert Road and Monks Hall Grove) is populated by 
Monks Hall (and spacious grounds), the application site and No.38 Wellington Road. The adjoining dwelling at 
No.38 Wellington Road is a large Victorian semi-detached property constructed out of brick and tile and which is 
characterised by full height bay windows on both the southern (fronting Wellington Road) and eastern 
elevations. The orientation of the dwelling is such that the front entrance to this particular dwelling fronts onto 
Albert Road. The wider area of Wellington Road is characterised by a mix of development types, including 
modern apartment buildings.

Policy 5 of the Ellesmere Park SPD indicates that developments should retain the spacious character of the 
area, including in terms of the scale, massing and site coverage of buildings; the spacing of buildings to retain 
visual breaks; and the creation and retention of amenity space around buildings. Further to this, the guidance 
indicates that the proposed development should reflect the typical layout of existing plots within the area. 

The site currently accommodates a semi-detached dwelling, associated hardstanding and garden areas to the 
front and rear. The proposal would result in the redevelopment and enlargement of this semi-detached dwelling.

An ill sited development that reduces the sense of spaciousness can harm the character of the area. It is 
important that sufficient space is retained within the plot to ensure that the site does not appear cramped or over 
developed. It is considered that the proposed new development, whilst set on a larger footprint, would generally 
reflect the spacious nature of the existing properties and would not unacceptably erode the amenity space 
expected to be associated with dwellings along this section of Wellington Road. In addition the proposed site 
plan indicates that a development of this size (footprint) would leave a reasonable sized garden/communal area 
to the rear which would be relatively consistent with the building to plot size ratios of other dwellings within the 
immediate surrounding area in accordance with policy 5 of the Ellesmere Park SPD.

The proposed development would be no taller than the existing semi-detached dwelling, albeit that due to the 
generous floor to the ceiling heights of the existing property and its neighbour, no. 38, three floors would be 
accommodated within the same space as the current two floors, with a fourth floor accommodated within the 



roofspace. The proposed development would be of a greater scale and massing than the existing property on 
the site; however it is considered that the development would remain in keeping with existing development 
within the area and is therefore acceptable and in accordance with policy 5 of the Ellesmere Park SPD.

Policy 6 of the Ellesmere Park SPD deals specifically with building details and materials, stating that the 
elevations of buildings should incorporate design details to avoid featureless elevations, whilst exercising a 
degree of restraint in line with the character of the area. It states further that developments should normally seek 
to use the traditional Victorian materials and incorporate the building design details that characterise the area. 

The proposal would incorporate the existing materials of the property (brick and tile) into the new development. 
In addition, the design of the front elevation makes reference to the existing building and its neighbour, no. 38, 
with the inclusion of horizontal string courses / banding across the front elevation and window sills and headers 
to the bays. A condition is attached to require the submission of details of the proposed materials to ensure that 
materials of good quality are used.

In respect of the design, the proposed development is utilitarian and incorporates an additional full height bay 
window on the front (northern) elevation. This complements the original design of both the application dwelling 
and also the side gable end of No.38. and its design is considered acceptable. In addition, the western (side) 
and rear elevations incorporate a number of windows which break up the mass of brick work and prevents an 
austere elevation being created. The proposal is considered to be in accordance with policy 6 of the Ellesmere 
Park SPD.

Policy 7 of the Ellesmere Park SPD states that the treatment of highways, boundaries and front gardens within 
new developments, alterations to existing developments, and highway and environmental improvement works 
should follow the typical pattern within the relevant sub-area of Ellesmere Park. 

No detailed information has been provided of the proposed boundary treatments, however it is proposed to 
utilise the existing vehicular access for the development. The existing front boundary treatment consists of a 
small brick built dwarf wall and the remains of a small hedgerow. A condition will be attached to ensure that any 
potential new proposed boundary treatments take reference from others within the area, which comprise brick or 
stone and have permeable elements within i.e. decorative railings. The large common boundary wall with Monks 
Hall Grove would remain. 

The front garden area of the site would be removed and replaced with a small area of hardstanding in order to 
accommodate the two proposed vehicle parking spaces. Whilst additional areas of hard standing for vehicle 
parking should be avoided where possible (as it could damage the character and appearance of the area), this 
only amounts to a small area which would not unacceptably detract from the visual amenity of the area. Given 
that there are already large amounts of hardstanding to the front/side of the application site and also within the 
adjoining dwelling at No.38 Wellington Road. Subject to a condition for the landscaping details, the proposal is 
considered to be in accordance with policy 7 of the Ellesmere Park SPD. 

Policy 8 states that all new houses should have an enclosed private garden that is large enough to 
accommodate mature trees, planting and outdoor seating. Apartment developments should provide private 
communal gardens on the basis of 18 square metres for the first two apartments, plus 5 square metres for each 
additional apartment. Unusable spaces between car parks, roads and buildings will not be considered to form 
part of the private communal garden provision.

Based on the above, a proposal for 9 apartments would require a private communal space of approximately 
53m2. The proposal would provide a private outdoor communal area of approximately 70m2, which is sufficient 
for the potential future occupiers. In addition there are small areas of public open space at Clarendon Gardens 
and the Polygon, which are within a short walking distance of the site. Given the above the proposal is in 
accordance with Policy 8 of the Ellesmere Park SPD.

To conclude, the proposed development would have parking to the front and an area of communal space at the 
rear, along with the proposed plot layout, scale and massing of the development being comparable to the 
adjoining dwelling on this stretch of Wellington Road and immediate surrounding area. In addition, the proposal 
would be no higher than the existing dwelling. The materials would complement the existing and neighbouring 
dwellings and a condition would be included to ensure this.



The proposed developments layout, scale, design, detailing, materials and landscaping (subject to conditions) 
would be acceptable with reference to the surrounding properties and would comply with UDP policies DES1, 
DES8, the Ellesmere Park SPD and also the Design SPD.

Impact on the Setting of the Listed / Locally Listed Building

The application site is located adjacent to the Grade II listed Monks Hall. The existing Monks Hall building which 
fronts Wellington Road dates from the 19th century (south range), however the rear part of the building 
comprised a timber framed hall dating from the 16th century (north range).

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that when considering 
whether to grant planning permission for development which affects a listed building or its setting “special 
regard” will be given to the “desirability of preserving the building or its setting or any features of special 
architectural or historic interest which it possesses”.

The implication of the choice wording “special regard” and “special attention” is that these factors should be 
given additional weight in decision making and not simply the same weight as any other material consideration.
The revised NPPF adopted in July 2018, recognises that heritage assets range in value from local historic value 
to international value (e.g. World Heritage Sites) but that all are an irreplaceable resource which should be 
conserved in an appropriate manner so that they can be enjoyed for existing and future generations.

Paragraph 192 of the NPPF requires local authorities to take account of three criteria when determining 
applications including: 
a) the desirability of sustaining and enhancing the significance of heritage assets and putting them to viable 
uses consistent with their conservations;
b) the positive contribution that conservation of heritage assets can make to sustainable communities including 
their economic vitality; and
c) the desirability of new development making a positive contribution to local character and distinctiveness.

Paragraph 193 states that when considering the impact of a proposed development on the significance of a 
designated heritage asset, great weight should be given to the asset’s conservation irrespective of the level of 
harm to its significance (i.e. whether substantial harm, total loss or less than substantial harm).  

Paragraph 194 states that any harm to, or loss of significance of a designated asset should require “clear and 
convincing justification”.  

Paragraph 195 states that where a proposed development will lead to substantial harm to, or total loss of 
significance of, a designated heritage asset, permission should be refused unless it can be demonstrated that 
substantial harm or loss is necessary to achieve substantial public benefits that outweigh that harm or loss.  

The significance of a heritage asset relates to the value of the asset because of its heritage interest which may 
be archaeological, architectural, artistic or historic.  However, significance derives not only from an asset’s 
physical presence but also from its setting.

In the annex to the NPPF the setting of a heritage asset is described as “the surroundings in which a heritage 
asset is experienced.  Its extent is not fixed and may change as the asset and its surroundings evolve.  
Elements of a setting may make a positive or negative contribution to the significance of an asset, may affect 
the ability to appreciate that significance or may be neutral”.

As stated above, Monks Hall is a grade II listed building, first listed in February 1964.  It is one of the city’s 
oldest secular buildings dating originally from the 16th century but is now fallen into a poor state of repair.  There 
was also a fire a few of years ago which affected the older timber framed section to the rear.  

Given the proximity and location of the proposal site in relation to Monks Hall, a heritage statement in 
accordance with paragraph 189 of the NPPF has been submitted in support of the application. This identifies the 
significance of Monks Hall and also assesses the impact of the proposal upon this significance.  
In addition to this, the proposal is also located within close proximity to No.3 Albert Road, which is a locally 
listed building. 



Monks Hall is located to the west of the application site and is sited towards the south western corner of its 
grounds. The development would be viewed together with Monks Hall in some limited views along Wellington 
Road, although there would be an element of visual separation, due to the interface distance of approximately 
22m (at is nearest point) and also subject to the retention of the existing boundary wall and planting along the 
western boundary of the site. Given this it is considered that the development would not lead to substantial harm 
to the setting of or adversely affect the heritage significance of Monks Hall. 

No.3 Albert Road, a locally listed building, is a 19th century detached villa house (c1870s). The building is a 
good example of middle class housing forming part of the gentrification of Eccles with the development of 
Ellesmere Park in the 1850’s, following the sale of the Monks Hall Estate in 1855. It is set within relatively large 
grounds, with No.38 Wellington Road to the west. Views between No.3 Albert Road and the application site are 
heavily restricted and consequently the development would not result in harm to the setting of No.3 Albert Road. 

In order to safeguard the amenity of the area, a condition requiring materials and details of any proposed 
boundary treatments to be submitted has been attached. The proposal is considered to be in accordance with 
policies contained within the NPPF, in addition to compliance with policies CH2 and CH8 of the adopted UDP.

Design & Crime

The proposed development would result in clearly delineated private spaces, avoid places of concealment, and 
introduce multiple front and rear facing windows thereby allowing for natural surveillance, including windows 
overlooking the proposed front hard standing. The development would have an acceptable impact with 
reference to UDP Policy DES10 and the Design and Crime SPD.

Residential Amenity

UDP Policy DES7 states that development will not be permitted where it would have an unacceptable impact on 
the amenity of the occupiers or users of other developments. 

There are no residential dwellings located immediately to the west of the application site. The Local Planning 
Authority is however, mindful that Monks Hall and its associated grounds has been the subject of a number of 
re-development proposals (residential) over the years. Therefore the Local Planning Authority has ensured that 
the proposed development has been designed so that the windows on the first and second floors in the western 
elevation, which are located within 2m of the boundary, are high level windows that will also be obscurely 
glazed. The rooms served by these windows will also be served by windows on the front or rear elevations. This 
will ensure that any potential future occupiers of the proposal would have an adequate source of light and 
outlook and will also ensure that any potential future re-development of the Monks Hall site is not fettered by the 
proposed development. 

No.38 Wellington Road

The existing dwelling at No. 40 Wellington Road has a two storey rear element which projects approximately 
1.8m along the common boundary (adjacent to the common boundary) with No.38 Wellington Road. The 
proposed development would take this two storey element up to roof level. Given the relatively small projection 
of the proposed two storey rear element adjacent to the boundary, it is considered that the proposal would not 
result in any unacceptable impact in respect of loss of light or outlook to the windows within No.38 adjacent to 
the common boundary nor would it be overbearing on the occupants of No.38 Wellington Road. 

The site plan indicates that the proposed refuse storage area would be sited adjacent to the rear/common 
boundary with No.38 Wellington Road. It is also noted that this refuse area is located immediately adjacent to 
the bedroom window of flat 1 on the ground floor of the development. The Local Planning Authority recognises 
that ill sited refuse areas, even if adequately enclosed, could give rise to potential noise and odour issues to 
neighbouring residents. It is considered that the refuse storage area should be sited elsewhere on the site so as 
not to impact on residents. In this case there is sufficient space with the application site to relocate the refuse 
store. Therefore a suitably worded condition has been attached to secure this. 

It is considered that the introduction of the development would not have an adverse impact in terms of loss of 
privacy/overlooking, loss of light or being overbearing on the occupants of No.38 Wellington Road in 
accordance with the principles of the polices contained within policy DES7 of the adopted UDP. 



No.3 Albert Road

No 3 Albert Road is set within relatively large grounds, with No.40 and No.38 Wellington Road to the west. 
Therefore views between No.3 Albert Road and the application site are heavily restricted. Due to this and the 
size and siting of the proposed development it is not considered that the proposed development would have any 
unacceptable impact in respect of loss of light or being overbearing. 

In terms of loss of privacy and overlooking, the rear garden of No.3 Albert Road extends to the side boundary of 
the rear garden of the application site, with a small section of the rear garden of No.3 (approx. 3m deep) running 
parallel to the rear elevation of the application property at a distance of approx. 4m. The existing dwelling at 
No.40 has windows at both first and second floor levels which afford views over the rear garden of No.3. It is 
acknowledged that the first, second and third floor windows of the proposed development would offer views over 
the rear garden area of No.3 Albert Road, however, the views afforded would be towards the end of the garden 
area. It is also noted that the existing north facing windows of No.38 Wellington Road overlook the rear garden 
of No.3 to a greater degree than No.40. Given the existing situation with the rear gardens of No.40, No.38 and 
No.3 overlooking each other, it is considered that the proposed development, whilst increasing the number of 
windows within the rear elevation of No.40, would not result in an increase in overlooking to a level that would 
be detrimental to the residents of No.3. It is also noted that due to the distance between the two properties and 
their orientation at right angles to each other that no overlooking would occur from the proposed development 
into the rear windows of No.3.

Having regard to the above, it is considered that the proposal would not result in an unacceptable loss of privacy 
or overlooking on No.3 Albert Road in accordance with policy DES7 of the adopted UDP.

No.5 Albert Road

No. 5 Albert Road is set on a right angle to the application site, which results in a section of its rear garden area 
being located directly to the rear of the application site. As stated above, the proposal would introduce a number 
of habitable room windows at all levels of the development. A distance of approximately 11.5m would be 
maintained to the rear common boundary of the application site and the existing rear garden area of 5 Albert 
Road. In addition, there are no principle habitable room windows within No.5 Albert Road which would directly 
face the proposed development. Given the above separation distance, it is considered that the proposal would 
not unacceptably adversely affect the residential amenity of the residents of No. 5 Albert Road in accordance 
with policy DES7 of the adopted UDP.

As the proposal is for a residential development within a residential area it is considered that the development 
would not result in any unacceptable impact in terms of noise over and above what is to be expected in a 
residential area. However, as the proposal is within a residential area a condition has been attached to control 
the hours of noise generative construction activities.

It is considered that the proposal would not result in any unacceptable impact on the occupiers of neighbouring 
residential dwellings. The proposal is therefore considered to be in accordance with policies DES7 and EN17 of 
the adopted UDP.

Highways

UDP Policy A8 states that development will not be permitted where it would i) have an unacceptable impact 
upon highway safety ii) cause an unacceptable restriction to the movement of heavy goods vehicles along 
Abnormal Load Routes. This is supported by Policy A10 which reiterates that there should be adequate 
provision for disabled drivers, cyclists and motorcyclists, in accordance with the Council’s minimum standards; 
maximum car parking standards should not be exceeded; and parking facilities should be provided consistent 
with the provision and maintenance of adequate standards of safety and security.

The proposal seeks the inclusion of two car parking spaces (including one disabled bay) and cycle storage to 
serve the nine apartments. This provision will be located within the confines of the site with existing vehicular 
access maintained onto Wellington Road.

The adopted UDP in Appendix B states that for flats and apartments the minimum cycle parking requirement is 
1 secure locker per 5 dwellings. Therefore a minimum of 2 secure spaces would ordinarily be sought for a 
development with 9 apartments. The proposed cycle provision would exceed the minimum required. 



Policy A10 of the adopted UDP states that car parking provision in residential developments will be assessed on 
a case by case basis, having regard to the type and accommodation of the properties, their location, the 
availability of and proximity to public transport, the availability of shared parking facilities, and the existing level 
of on-street parking.

As stated above the proposal would provide two car parking spaces (including one disabled bay). In this case 
the application property lies within close proximity of Eccles town centre. The application property occupies a 
highly sustainable location, with Eccles Train Station and the Metrolink Station and Bus Exchange located in 
close proximity. These all provide direct access to Salford Quays and, ultimately, Manchester city centre. 
Access to MediaCity may also be obtained from the Metro station. In addition, Eccles town centre provides a 
range of amenities and shopping facilities locally. 

The Council’s Highway Engineer has reviewed the proposals and considers the development to be acceptable 
in terms of the intensification of use, the level of car parking provision and the manoeuvrability in and out of the 
access point. In addition, the proposal is for a small residential development, the scale of which should not 
impact on the operational capacity of the highway network and is likely to be insignificant. Given the above the 
development would not result in an unacceptable impact on the highway. The proposal is therefore compliant 
with the stipulations of Policy A8 and A10 of the UDP. 

Environmental Protection

Air Quality
The development lies within the Greater Manchester Combined Air Quality Management Area (AQMA) and as 
such new occupants are likely to be exposed to levels of nitrogen dioxide (NO2) above health based limit 
values.  

The application is supported by an air quality impact assessment.  The assessment has screened out the 
impact of traffic from the development having a significant impact on existing air quality in the area, and due to 
the relatively small scale of the development and the existing high traffic levels in the area this is agreed.

The report uses dispersion modelling to predict pollution concentrations at the development, verified against 
local monitoring data. The modelling assessment predicts a maximum concentration of nitrogen dioxide at the 
façade of 37.41 µg/m3. The health based limit value for NO2 is 40 µg/m3.  

Dispersion modelling, whilst an accepted tool for planning purposes is always subject to uncertainty.  In order to 
provide maximum robustness to the dispersion model, predicted concentrations of pollutants are verified (where 
possible) against local monitoring data. Ideally the model should be verified against more than one monitoring 
point.

In this case, the model has been verified against a single monitoring point some 3km to the east of the 
application site. Although this is the closest “roadside” monitor to the application site, it is highly likely traffic 
conditions (and therefore air pollution) is different to the application site.

It is noted there was a monitoring site almost outside the proposed development which, although last used in 
1996, showed annual mean concentrations of 58 µg/m3, which is significantly above the health based limit 
values.  Whilst this monitoring point would not be suitable for mode verification, it is indicative that pollution 
levels at this site are higher than the model predicts.

As the model predictions are so close to the objective, it is considered justified to require mitigation for the future 
occupants in the form of sealed glazing units and mechanical ventilation to habitable rooms on the front façade 
of the development. The ventilation system should take input air from the north façade of the building furthest 
from the source of pollution. The mechanical ventilation system should be capable of maintaining “always on” 
background ventilation negating the need for occupants to open windows during ordinary periods of occupation, 
but allowing windows to be opened for short periods at occupants choice for purge ventilation or summer 
cooling.

It is considered the short periods windows will be open (relative to the full year over which pollution exposure is 
measured) will result in occupants being exposed to less pollution than allowing trickle ventilation on the front 
façade.



It is noted that the acoustic report recommends mitigation in the form of acoustic glazing and acoustically 
silenced trickle vents to all rooms on the front façade.  It is considered therefore that a revised acoustic 
mitigation scheme incorporating ventilation (as described above) is the pragmatic approach in this situation 
allowing the development but providing appropriate and proportionate mitigation given the scale of the 
development.

As such the Local Planning Authority has no objections to the proposal, subject to the condition requiring full 
details of a scheme of air mitigation being imposed.

Noise
The development site is located alongside Wellington Road, and approximately 30m to the North of the running 
lane of the M602, which, although in a cutting in this location the upper story of the existing property has line of 
sight to the westbound carriageway. As the proposal is for a four story property, upper floors will have line of 
sight to the motorway and as such are likely to be adversely affected by noise.

The submitted noise report proposes that adequate internal noise levels can be achieved through appropriate 
mitigation in the form of acoustic glazing and acoustic trickle vents to the rooms facing Wellington Road.

Whilst it is accepted that adequate internal noise levels can be achieved, due to the air pollution situation 
(described above) it is recommended that a redesign of the acoustic mitigation, taking into account the air 
quality, is required which can be secured via condition.

Land Contamination
The proposed end use is for residential with landscaping, which is considered a sensitive end use with respect 
to land contamination risk.  

The applicant has not submitted a preliminary risk assessment; however a review of information held by the City 
Council confirms there are no significant risks related to historic land use on the site, or within 250m of the site.  
The developer has completed a pro-forma information with respect to land contamination confirming there are 
no on-site sources likely to have caused contamination.

Like any development there is always a risk of unexpected contamination being discovered during the 
development. As such it is considered appropriate to condition this to require the applicant to contact the Local 
Planning Authority should any contamination be found during the construction phase. Subject to this condition 
the proposal is in accordance with policy EN17 of the adopted UDP.

Ecology

Paragraph 175 of the NPPF states [amongst others] that ‘when determining planning applications, local 
planning authorities should apply the following principle: 

a) if significant harm to biodiversity resulting from a development cannot be avoided (through locating on an 
alternative site with less harmful impacts), adequately mitigated, or, as a last resort, compensated for, then 
planning permission should be refused; 

The application site and adjacent sites are not allocated in the adopted UDP as either being in a Wildlife 
Corridor, Site of Specific Scientific Interest (SSSI) Site of Biological Importance or for their ecology value. 
Therefore the Local Planning Authority does not consider that a Biodiversity/Ecology Survey is required in 
support of the application

The proposal would result in the partial demolition of the existing dwelling.. Greater Manchester Ecology Unit 
(GMEU) has been consulted and advised that an informative should be attached to any permission to inform the 
developer to cease work and seek advice from a suitably qualified person about how best to proceed with the 
development if bats are found or suspected at any time during the course of any works.

Flood Risk and Drainage



The Councils Drainage engineer has reviewed the application and advised that the site lies within Flood Zone 1, 
and therefore, as the site is below one hectare in size, a flood risk assessment is not required to accompany 
any future planning application. 

They have also confirmed that in accordance with the Strategic Flood Risk Assessment a reduction in surface 
water run off to 50% of the existing (or to Greenfield runoff, whichever is greater) will be required, before stating 
that the map showing the areas susceptible to ground water flooding shows that there is a risk of superficial 
deposits groundwater flooding is between 50% and 75%.

Given the above, a condition has been attached requesting a scheme to be submitted which details the surface 
water drainage for the site using sustainable drainage methods and which will include details of how water 
quality will be improved, and how existing surface water discharge rates reduced. Subject to the above condition 
the proposal is considered to be in accordance with policy EN19 of the adopted UDP.

Sustainability

The Sustainable Design and Construction SPD seeks to encourage developers to integrate sustainable design 
and construction measures into new developments. 

The site is located on Wellington Road and is in a short walking distance of Eccles Town Centre, which affords 
occupiers easy access to a comprehensive range of services. The site is also located within walking distance to 
a number of bus routes running along Wellington Road, which means that future occupiers are well served by 
public transport that provides easy access to sites across the City and beyond. 

It is noted that energy efficiency and carbon dioxide emissions of new dwellings is controlled through the Part L1 
of the Building Regulations which requires that all new dwellings achieve minimum performance targets. The 
development therefore is considered to meet the Council’s aspirations in terms of sustainability and the 
requirements of UDP Policy ST1 and the Sustainable Design and Construction SPD and is considered to be 
acceptable in this regard.

Recommendation

Approve

1. The development must be begun not later than three years beginning with the date of this permission.

Reason: Required to be imposed by Section 91 of the Town and Country Planning Act 1990 (as 
amended).

2. The development hereby permitted shall be carried out in accordance with the following approved plans:

01/17/16 1 of 4 - Existing Plans and Elevations
01/17/16 2 of 4 - Proposed Plans and Elevations Rev C
01/17/16 3 of 4 - Existing Site Plan Rev C
01/17/16 4 of 4 - Proposed Site Plan Rev C
01/17/16 5 of 5 - Proposed Street Scene Rev C

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

3. Notwithstanding any description of materials in the application no above ground construction works shall 
take place until samples or full details of materials to be used externally on the building(s) have been 
submitted to and approved in writing by the Local Planning Authority. Such details shall include the type, 
colour and texture of the materials. Only the materials so approved shall be used, in accordance with any 
terms of such approval.

Reason: In order to ensure a satisfactory appearance in the interests of visual amenity in accordance with 
Policies DES1 and CH2 of the City of Salford Unitary Development Plan and the requirements of the 
National Planning Policy Framework.



4. a) Notwithstanding the details shown on the approved plans, the development hereby permitted shall not 
be occupied until full details of both hard and soft landscaping works have been submitted to and 
approved in writing by the Local Planning Authority. The details shall include the formation of any banks, 
terraces or other earthworks, hard surfaced areas and materials, boundary treatments, external lighting, 
planting plans, specifications and schedules (including planting size, species and numbers/densities), 
existing plants / trees to be retained and a scheme for the timing / phasing of implementation works.

(b) The landscaping works shall be carried out in accordance with the approved scheme for timing / 
phasing of implementation or within 18 months of first occupation of the development hereby permitted, 
whichever is the later.

(c) Any trees or shrubs planted or retained in accordance with this condition which are removed, 
uprooted, destroyed, die or become severely damaged or become seriously diseased within 5 years of 
planting shall be replaced within the next planting season by trees or shrubs of similar size and species to 
those originally required to be planted, unless the Local Planning Authority gives its consent in writing to 
any variation.

Reason:  To ensure that the site is satisfactorily landscaped having regard to its location and the nature of 
the proposed development and in accordance with Policies DES1 and DES9 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework.

5. The first and second floor windows in the western elevation facing the common boundary with Monks 
Hall; shall be fitted with, and permanently glazed, in textured glass whose obscuration level is at least 3 
on the Pilkington scale of 1-5 (where 1 is clear and 5 is completely obscure).

Reason: To ensure that the approved development does not restrict the future development of the vacant 
land to the west and to ensure the proper planning of the area in accordance with policies DES1, DES7 
and DES8 of the adopted City of Salford Unitary Development Plan, the Design Supplementary Planning 
Document and the National Planning Policy Framework.

6. The vehicle parking, servicing and other vehicular access arrangements, shown on drawing ref: 01/17/16 
4 of 4 - Proposed Site Plan Rev C, to serve the development hereby permitted shall be made available for 
use prior to the development being brought into use (or in accordance with a phasing plan which shall first 
be agreed in writing with the local planning authority) and shall be retained thereafter for their intended 
purpose.

Reason: In the interest of highway safety and the free flow of traffic and in accordance with policies A2, 
A8 and A10 of the City of Salford Unitary Development Plan and the National Planning Policy Framework.

7. Notwithstanding the details shown on the drawings hereby approved, details of secure cycle parking shall 
be submitted to and approved in writing by the Local Planning Authority. The approved cycle parking shall 
be implemented and made available for its intended use prior to the occupation of the development 
hereby approved and shall be retained thereafter.

Reason: To encourage more sustainable modes of travel in accordance with policies ST14, A2 and A10 
of the City of Salford Unitary Development Plan and the National Planning Policy Framework.

8. Prior to the commencement of above ground construction works, the applicant shall submit to and agree 
in writing with the Local Planning Authority full details of a scheme of acoustic mitigation to achieve 
internal noise levels as required by BS8233:2014, including a mechanical ventilation system capable of 
achieving standard ventilation requirements and which takes input air from the north facade of the 
dwelling. The approved mitigation scheme shall be implemented prior to first occupation of the 
development and maintained in perpetuity.

Reason: To safeguard the amenity of future occupants of the development hereby approved in 
accordance with policy EN17 of the City of Salford Unitary Development Plan and the National Planning 
Policy Framework.

9. Prior to first occupation of the development a Site Completion Report shall be submitted to and approved 
in writing by the Local Planning Authority. The Site Completion Report shall validate that all works 



undertaken on site were completed in accordance with that agreed by the Local Planning Authority via 
condition 8 above. All mitigation measures shall thereafter be retained.

Reason: To safeguard the amenity of future occupants of the development hereby approved in 
accordance with policy EN17 of the City of Salford Unitary Development Plan and the National Planning 
Policy Framework.

10. Notwithstanding the details shown on the approved plans, prior to first occupation of the development, a 
scheme showing the location, provision and storage of waste and recycling facilities associated with the 
development shall be submitted to and approved in writing by the Local Planning Authority. The scheme 
shall provide for waste and recycling facilities in a location away from residential windows and shall 
include details of the proposed bin stores and identify the number and type of refuse bins to be provided 
for the residential use hereby approved. The approved scheme shall be implemented prior to first 
occupation of the development and shall be retained thereafter.

Reason: In order to encourage waste recycling, and in the interests of visual amenity, in accordance with 
Policy DES1 of the City of Salford UDP and the Salford City Council Sustainable Design and Construction 
Supplementary Planning Document.

11. No development shall take place until a scheme for surface water drainage for the site using sustainable 
drainage methods and which includes details of how water quality will be improved, and how existing 
surface water discharge rates reduced, has been submitted to and approved in writing by the Local 
Planning Authority. The approved scheme shall be implemented prior to first occupation or use of the 
development hereby approved unless alternative timescales have been agreed in writing as part of the 
strategy.  

Reason: To ensure a satisfactory method of surface water disposal to reduce the risk of flooding 
elsewhere in accordance with policy EN19 of the City of Salford Unitary Development Plan and seeks to 
provide betterment in terms of water quality and surface water discharge rates and meets requirements 
set out in the following documents; 
NPPF, 
Water Framework Directive and the NW River Basin Management Plan
The national Planning Practice Guidance and the Non-Statutory Technical Standards for Sustainable 
Drainage Systems (March 2015)
Manchester, Salford, Trafford Strategic Flood Risk Assessment (SFRA) (2011) and associated technical 
guidance
Environment Agency Pollution Prevention Guidelines (now withdrawn)
Flood Risk Assessment/SuDS Requirements for new developments (Salford's SuDS Checklist)

Reason for pre-commencement condition: The solution for surface water disposal must be understood 
prior to works commencing on site as it could affect how underground works are planned and carried out.

12. Foul and surface water shall be drained on separate systems.

Reason: To secure proper drainage and to manage the risk of flooding and pollution in accordance with 
Retained Policy EN19 of the Salford Unitary Development Plan and the National Planning Policy 
Framework.

13. The surface water discharge rate shall not exceed 50% of the existing or greenfield equivalent, whichever 
is the greater.

Reason: To reduce the risk of flooding in accordance with Retained Policy EN19 of the Salford Unitary 
Development Plan and the National Planning Policy Framework.

14. During the period of construction, should contamination be found on site that has not been previously 
identified, no further works shall be undertaken in the affected area. Prior to further works being carried 
out in the affected area, the contamination shall be reported to the Local Planning Authority within a 
maximum of 5 days from the discovery, a further contaminated land assessment shall be carried out, 
appropriate mitigation identified and agreed in writing by the Local Planning Authority. The development 
shall be undertaken in accordance with the agreed mitigation scheme.



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

15. Noise generative construction activities (works likely to generate noise beyond the site boundary) shall be 
restricted to the following hours;
Monday - Friday: 08:00 - 18:00
Saturday: 09:00 - 14:00
Sunday and Public Holidays:  No noise generative working / deliveries

Reason: In the interests of protecting the residential amenity of neighbouring properties in accordance 
with Policy DES7 of the UDP and relevant paragraphs of the NPPF (2018).

Notes to Applicant

1. STANDING ADVICE - DEVELOPMENT LOW RISK AREA

The proposed development lies within a coal mining area which may contain unrecorded coal mining 
related hazards.  If any coal mining feature is encountered during development, this should be reported 
immediately to the Coal Authority on 0345 762 6848.

Further information is also available on the Coal Authority website at:
www.gov.uk/government/organisations/the-coal-authority 

This Standing Advice is valid from 1st January 2019 until 31st December 2020

2. All species of bats found in the UK receive a high level of legal protection under the terms of the Wildlife 
& Countryside Act 1981 and the Conservation of Habitats and Species Regulations 2010.  Bats roost in 
a variety of places and will use cracks, crevices and holes in trees. They are mobile in their habits and 
can turn up in the most unlikely places at any time of year.  Precautions should be taken throughout 
works, at any time of year, with the possible presence of bats borne in mind.  If bats are found at any 
time during works, then work should cease immediately and advice sought from Natural England or a 
suitably qualified bat worker.

3. 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.


