
PLANNING & TRANSPORTATION REGULATORY PANEL
PART I
SECTION 1: APPLICATIONS FOR PLANNING PERMISSION
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APPLICATION No: 18/72691/FUL
APPLICANT: Mr Jonathan Leponis Dean
LOCATION: 11 Ellesmere Road, Eccles, M30 9HE
PROPOSAL: Proposed three-storey side extensions and conversion of the 

property to accommodate 15 no. dwellings, including balcony at 
2nd floor level, external parking, landscaping and court yard 
patio.

WARD: Eccles

DESCRIPTION OF SITE AND SURROUNDINGS

This application relates to a large Victorian Villa situated on a corner plot at the junction of Ellesmere 
Road (to the north-east) and Westminster Road (north-west). Houses dating from the inter-war period 
neighbour the remaining two sides of the site. They are two-storeys in height but appear noticeably 
shorter than No.11 within the streetscene.  

The application property is known as Westminster House. It sits within a rectangular shaped plot and 
is set well back from its street frontages behind soft landscaping and an area of gravel used for 
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parking. Currently in use as a dwellinghouse, it is understood to date from the late-19th century. Living 
accommodation is provided across four floors, including within a basement level and the roof-space. 
A former stable/coach-house block is located within the rear, southern, corner of the site. It is evident 
that the south-eastern side elevation has been altered during its lifetime and is clad in render. 

The Ellesmere Road frontage currently benefits from two vehicular access points, with a further one 
provided off Westminster Road.

The property sits within the core of the Ellesmere Park Conservation Area, which includes notable 
large Victorian houses focussed on Ellesmere Road, Westminster Road, Victoria Road and Sandwich 
Road. These are generally grand, detached and semi-detached, two to three storey properties set 
back within generous mature gardens. Some of the properties in this area are family homes and 
others have been converted into apartments. The dominant feature uniting the whole area is the 
extensive coverage of mature trees and shrubs, which frame the roads. The trees are generally 
planted in the front gardens behind brick and stone boundary walls with stone cappings and gate 
pillars. The boundary walls are often set back behind grassed verges.

PROPOSED DEVELOPMENT

This application seeks Full planning permission to extend Westminster House and convert it from a 
single family dwellinghouse into 14 apartments and an adjoining townhouse. This would be achieved 
by erecting a part two-storey, part three-storey extension to the south-eastern side of the property and 
a wrap-around three-storey side and rear extension. These extensions would predominantly be 
constructed from brick, but would also include elements of natural stone and render.

The former coach-house would be restored and provided with a pitched roof to create a duplex 
apartment. Some of the existing roof-lights within the existing property would be re-positioned to 
provide occupants of the apartments on the second-floor with a suitable outlook.

The mix of units provided across four levels of accommodation would be as follows.

Dwelling type One-bed 
apartment

Two-bed 
apartment

Three-bed town-
house

Number 6 8 1

The existing boundary fencing that sits above the low stone wall to the street frontages would be 
removed to open up views into the site. A total of 16 designated car parking spaces would be 
provided within the curtilage of the site along with a cycle store for 14 bicycles. A communal garden 
area would be created to the northern corner of the plot, whilst a small courtyard garden would be 
shared by the occupants of the proposed town-house and coach house duplex.

PUBLICITY

Site Notice: Non HH Within Conservation Area Date Displayed: 26 February 2019
Reason: Planning App in Conservation Area

Site Notice: Non HH Article 15 Date Displayed 26 February 2019
Reason: Wider Publicity

Press Advert: Manchester Weekly News Salford Edition Date Published: 24 January 2019
Reason: Article 15 Standard Press Notice
Planning App in Conservation Area
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RELEVANT SITE HISTORY

93/31425/COU – Change of use of dwellinghouse to residential home for the elderly – Refused, 20 
October 1993    

92/30689/COU – Change of use to a hostel for physically abused women together with alteration and 
extension – Refused, 20 October 1993

CONSULTATIONS

Design for Security (DfS) - No objections. Condition recommended to secure compliance with 
Section 4 (recommendations) of the submitted Crime Impact Statement.   

Air Quality, Noise, Contaminated Land - 
- Air Quality: No objections as the scale and nature of the development is not likely to have a 
  significant impact on traffic. 
- Noise: No objections. Standard Construction Environment Management Plan (CEMP) condition 
  recommended.
- Land Contamination: No objections subject to conditions to secure the submission of a Phase 2 Site 
Investigation Report and, if necessary, a Remediation Strategy and Verification Report. 

UV Drainage Engineer - No objections. Standard conditions recommended in relation to the 
submission of a detailed strategy for surface water drainage and the discharge rate for surface water 
runoff.  

Highways - No objections. See ‘Access, Highways and Parking’ section of the report for more details.  

Greater Manchester Ecological Unit (GMEU) - No objections, subject to conditions requiring 
compliance with the submitted Ecological Appraisal and the submission of a scheme of biodiversity 
enhancement measures.   

United Utilities Water Ltd - No objections. Standard conditions relating to the drainage of foul and 
surface water recommended.   

NEIGHBOUR REPRESENTATIONS

Two rounds of neighbour notification have been undertaken during the course of this application, due 
to the submission of scheme amendments. The consultation process has resulted in 16 objections 
from 9 address points being submitted, including correspondence from the Ellesmere Park Residents’ 
Association. The concerns raised within these representations can be summarised as follows: 

 The plans are an overdevelopment of what is a relatively small plot compared to the size and 
scale of the existing building. 

 The new two bedroom flats seem to be unusually small, which adds to the sense of rooms being 
added whatever the impact. A smaller development with a lower number of flats would be far more 
in-keeping with the local area.

 The side extension is too near the adjacent property to sit comfortably on the site. The result 
would conflict with the existing spacious setting of large properties within the conservation area. 

 The garden will be obliterated by cars and associated manoeuvring spaces and by rubbish bins.
 The development is not in keeping with other Victorian buildings situated within the Conservation 

Area. The two proposed flat-roof extensions are not in keeping with the area and should be 
pitched with slate roofs.

 Congestion around this corner plot is already horrendous and dangerous. Putting accesses for a 
car park either side of the flanking roads will not make this a safe development. 
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 There is insufficient parking proposed for the development. There will be more cars than parking 
spaces provided and they will be dumped on the grass verges, which will endanger pedestrians. 

 The proposed second-floor balcony and the velux’s within the coach-house will directly overlook 
neighbouring properties, resulting in a loss of privacy. 

 Following the receipt of amended plans, the proposed waste bins and cycle storage has been 
poorly located, as they breach the building line.  

Another representation has been received on behalf of the RSPB. This states that the development 
represents an ideal opportunity to provide internal swift bird bricks and provide a net gain in 
biodiversity. It has been requested that a condition be added to secure their inclusion. 

A further resident has indicated within their submission that they offer their support for the 
development provided there is a general consensus amongst most of the parties concerned in 
Ellesmere Park.
 
PLANNING POLICY

Development Plan Policy

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
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 CH3  -  Works within Conservation Areas
This policy states that work in conservation areas will only be permitted where it would preserve or 
enhance the character or appearance of the conservation area. Consideration will be given to the 
extent that the proposal i) retains or improves features that contribute to the character or appearance 
of the conservation area ii) are of a high standard of design iii) retains mature trees iv) secures 
environmental improvements and enhancements v) protects views into an out of the conservation 
area.

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 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.
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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 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 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 H5 – Provision of Residential Accommodation within Existing Buildings
This policy states that the sub-division of dwellings into smaller units of accommodation, and the 
conversion of non-residential property into residential use, will only be permitted where:
i. the proposal would not have an unacceptable impact on the amenity of neighbouring properties, or 
on the character of the surrounding area;
ii. the development makes satisfactory provision of amenity and open space;
iii. the development would not have an unacceptable impact on highway safety as a result of traffic 
generation, access, parking and servicing; and
iv. the development would not have an unacceptable impact on the regeneration of the local area.

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 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 ST15  -  Historic Environment
This policy states that historic and cultural assets that contribute to the character of the city will be 
preserved and wherever possible and appropriate, enhanced.

Other Material Planning Considerations
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National Planning Policy

- National Planning Policy Framework
- National Planning Policy Guidance

Local Planning Policy

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.

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  -  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 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  -  Trees and Development
The policy document has been prepared to give information to all those involved in the development 
process about the standard that the Local Planning Authority requires for new development proposals 
with specific reference to the retention and protection of trees.

Supplementary Planning Document  -  Planning Obligations
This policy document expands on the policies in Salford’s Unitary Development Plan to provide 
additional guidance on the use of planning obligations within the city. It explains the city council’s 
overall approach to the use of planning obligations, and sets out detailed advice on the use of 
obligations in ensuring that developments make an appropriate contribution to: the provision of open 
space; improvements to the city’s public realm, heritage and infrastructure; the training of local 
residents in construction skills; and the offsetting of greenhouse gas emissions.

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

The Greater Manchester Spatial Framework Draft 2019 (“GMSF”) and the Revised Draft Local Plan 
2019 are subject to public consultation until 18th March and 22nd March 2019 respectively.  Following 
that, they will go through a number of further stages, including examination at a public inquiry, before 
they are adopted.  Adoption is expected to take place towards the end of 2020 or early 2021.

Now the GMSF and Local Plan are published documents decisions, including those by the Council 
and ultimately by inspectors on appeal, are able to start to afford them some weight as emerging 
policies.  However, as the weight given depends on the stage of the plan; unresolved objections; and 
consistency with the Government’s policies, the weight currently to be attached to the GMSF and 
Local Plan is only limited.  The weight moving forward will be reviewed and is likely to depend on the 
extent to which there are unresolved objections emerging from the consultation process.
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In addition, following the publication of the National Planning Policy Framework (NPPF) it is 
necessary to consider the weight which can be afforded to the policies of the Council's adopted 
Unitary Development Plan (paragraph 213 NPPF February 2019).

In terms of this application it is considered that the relevant policies of the UDP can be afforded due 
weight for the purposes of decision making as the relevant criteria within the UDP policies applicable 
to the proposed development are consistent with the policies contained in the NPPF.

APPRAISAL

Principle of Development

The residential use of the site is already clearly established, however consideration should be given 
as to whether it is appropriate to subdivide and extend the existing property to create 14 apartments 
and a townhouse. The Ellesmere Park SPD does not preclude the provision of apartments, but it does 
identify the provision of large numbers of apartments as one of a series of issues that could result in 
the reduction in the character, appearance and environmental quality of Ellesmere Park. Policy HOU1 
of Salford’s Housing SPG states that within West Salford (where the application site is located) the 
large majority of dwellings within new developments 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.

Westminster House was originally constructed as a substantial Villa within a gated residential estate 
for wealthy middle-class Victorian families. Whilst it is undoubtedly a handsome property, it is also in 
need of some refurbishment. It is considered that the future demand to occupy it as a single, family 
dwellinghouse would be relatively limited given its large size and compartmentalised layout and given 
the level of investment and subsequent maintenance required to keep it in good condition. The 
sensitive conversion and extension of Westminster House to create apartments would help to secure 
the necessary repairs, and the building’s longer-term future, as it would provide a more viable use in 
the form of new housing that better fits the modern housing needs of the area. 

Policy HOU2 of the Housing Planning guidance states that where apartments are proposed, they 
should provide a broad mix of dwelling sizes, both in terms of the number of bedrooms and the net 
residential floorspace of the 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’ that supports this Policy indicates that those units 
with two or more bedrooms should have a floorspace and layout that makes them adaptable to 
changing needs (typically 57 square metres or above).

The applicant has proposed the following accommodation schedule for the development:
 5 x 1-Bed apartments (43sqm – 45sqm)
 9 x 2-Bed apartments (49sqm – 66sqm)
 1 x 3-Bed townhouse (101sqm)

Three of the two-bedroom apartments would not meet the Council’s guideline floor-space of 57sqm. 
The applicant has indicated that it is important to maintain the structural integrity and original layout of 
the existing building, so as not to remodel or demolish parts of the building that would ultimately lead 
to alterations to the external appearance. This is noted and, when viewed in the round, it is 
considered that the proposed accommodation schedule would provide a mix of dwelling sizes within 
the development and would diversify the type and range of accommodation available within this part 
of Eccles also. Weight is also attached to the benefits of associated with securing the future of this 
prominent character property within the Ellesmere Park conservation area.    
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Also of relevance is UDP Policy H5 (Provision of Residential Accommodation within Existing 
Buildings) which requires a more detailed assessment of the impacts that the new/additional dwellings 
would have on the character and amenity of the area; highway safety; and the regeneration of the 
wider area. This exercise will be undertaken within the remaining sections of this report.

Overall it is considered that the development sufficiently complies with Policy H1 of the City of Salford 
UDP and the Council’s Housing Planning Guidance. 

Residential Amenity

Impact on existing residents

Impact on 9 Ellesmere Road

The proposed side extension would not extend beyond any rear windows serving habitable rooms 
within 9 Ellesmere Road. Furthermore, there are no habitable room windows within the facing side 
elevation of No.9. The extensions to Westminster House would introduce new windows at first and 
second-floor level that are 9m away from the No.9’s rear garden. This is considered to be an 
acceptable separation, given that the Council’s House Extensions SPG only requires this distance to 
be 5m.  

The eaves level of the proposed coach house is set to increase by approximately 700mm for a 6.5m 
section of the coach house that adjoins the garden boundary with No.9. A pitched roof will also be 
added to it. The additional impact generated by this aspect of the development on the private garden 
of No.9 is considered to be acceptable as the neighbour has already sited a detached garage against 
the existing coach-house, which occupies the part of their garden which would be most affected. 

Impact on 12 Westminster Road

The proposed wrap-around extension to the side/rear of the subject property would project past the 
rear elevation of 12 Westminster Road by approximately 3.65m, although a separation of 2.2m would 
remain between the two properties. The closest, ground-floor window within No.12’s rear elevation 
serves a kitchen area, a non-habitable room. The proposed extension sits to the north-east of this 
neighbour and therefore would only give rise to a very limited amount of overshadowing early in the 
morning time. Given the above, this relationship is considered to be acceptable.

The eaves level of the proposed coach house is set to increase by approximately 770mm and a 
pitched roof will be added to it. Alterations to its footprint will bring a short, 600mm section 1.42m 
closer to the common boundary with No.12. Overall the additional impact on No.12’s garden, over and 
above that already generated by the existing coach-house, is considered to be acceptable due to the 
orientation of the two properties and that No.12 has a good-sized rear garden.

There are no new habitable room windows within the proposed development that would overlook the 
private garden serving No.12. The Velux windows proposed within the new coach-house roof would 
be situated well in-excess of 1.7m above the height of the internal mezzanine floor level.  

Impact from the proposed balcony area

The outer edges of the proposed balcony area to Unit 8, which is located at second-floor level, would 
retain 20m to the garden boundary with 12 Westminster Road and approximately 50m to the facing 
habitable room windows within 14 Ellesmere Road. Both of these distances are considered to be 
sufficient to prevent neighbouring residents from experiencing an unacceptable loss of privacy. It is 
considered that views from the balcony area into the private rear garden associated with 9 Ellesmere 
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Road will not be possible as they would be interrupted by No.9’s two-storey rear extension and by the 
2.9m high wall and fence that defines the common boundary between the two plots.  

All other relationships with surrounding neighbours have been considered and are considered to be in 
accordance with Policy DES 7 of the City of Salford UD. 

Level of amenity afforded to future residents

Following a series of amendments to the application, all habitable rooms within the proposed 
dwellings will be served by a window that provides a reasonable outlook and access to daylight. To 
achieve this, the internal floor-level of the second-floor (within the roof-space) would be raised.  

Generally windows have been positioned to avoid any direct interlooking over short distances. Where 
necessary and appropriate, non-principal habitable room windows have been fitted with obscured-
glazing, again to protect privacy. A distance of approximately 10m would be retained between the 
ground-floor bedroom window within the former coach-house (Unit 7) and the first-floor bedroom 
window within the facing townhouse (Unit 8). This distance, coupled with the angled relationship 
between the windows, would be sufficient to prevent any undue loss of privacy.  

Units 1 and 2 would be situated within the basement level of Westminster House. The habitable 
rooms within these apartments would be served by good-sized windows and associated lightwells. 

Policy 8 of the Ellesmere Park SPD states that apartments should provide private communal gardens 
on the basis of 18sqm for the first two apartments, plus 5sqm for each additional apartment. They 
should be screened and secured from parking areas. For a development of this size, 83sqm of 
amenity space would be required. The proposed development would provide in excess of 200sqm of 
useable communal amenity space within the northern corner of the site. Providing that it is adequately 
screened by appropriate soft landscaping along the site boundaries, this area would provide future 
residents with a reasonable level of privacy. The internal courtyard area measures approximately 
60sqm, albeit it would seemingly be shared by the occupants of Units 8 and 9 only. 

Overall it is considered that the proposed development would provide future residents with an 
acceptable level of amenity and is therefore in accordance with Policy DES 7 of the City of Salford 
UDP.

Layout, Scale and Massing

Policy 5 of the Ellesmere Park SPD states that development in Ellesmere Park should retain the 
spacious character of the area, including in terms of the scale, massing and site coverage of buildings 
and the spacing of buildings to retain visual breaks. Development should reflect the typical layout of 
existing plots within the area, including in terms of a strong building line set well behind a boundary 
wall and front garden area. Building heights should be consistent with surrounding developments.

The proposed extensions to Westminster House have been located away from the property’s 
highway-fronting elevations, which is appropriate, and have been set-back so as to protect the 
established building lines that run along Ellesmere Road and Westminster Road. 

The side extension to the Ellesmere Road frontage steps down in height to meet the eaves level of 
neighbouring 9 Ellesmere Road. A distance of 2m would be retained to the common boundary 
between the two dwellinghouses. Whilst this represents a substantial reduction in the current 
separation to the boundary, it is recognised that housing on this side of Ellesmere Road, to the south-
east, is post Victorian and much more closely spaced. In particular, No.9 extends right up to its 
boundary with the application site. As such the layout, scale and massing of the side extension is 
considered to be acceptable.  
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Policy 9 of the Ellesmere Park SPD states that surface car parking should normally be located at the 
side or rear of new developments, within a private enclosure. Where car parking can only be provided 
to the front of a development, this should not be at the expense of providing a significant area of 
garden. In this instance it has not been possible to locate the parking areas behind the building lines. 
The applicant has however sought to reduce the extent of the existing parking area in front of the 
dwelling’s principal, Ellesmere Road facing, elevation as part of works to create a useable area of 
communal amenity space. Additional space for surface parking would be created to the side of the 
property’s Westminster Road frontage, however this would be set behind a border of soft landscaping.  

Policy 9 of the SPD goes on to state that all bicycle storage provision should be covered, secure, well 
lit, and well located in relation to building entrances. Such provision should be designed to be 
complementary to the main building, not as an after-thought. The applicant has indicated that a cycle 
store would be located adjacent to the original dwelling’s Westminster Road frontage. This position 
would be convenient for residents entering the site by bicycle from either the Ellesmere Road or 
Westminster Road access points and is located close to the main entrance into the building. It is also 
sited in such a way as to reasonably retain the spacious character of the streetscene, although further 
discussions on its final size and position are required to ensure that it does not obstruct the bedroom 
window to proposed unit 3 and does not unduly extend past the property’s principal elevation. It is 
considered that these further discussions can be adequately concluded through the inclusion of a 
cycle parking condition. 

Policy 11 of the Ellesmere Park SPD requires waste bin storage to be sited in a visually unobtrusive 
location. For apartment developments communal bin stores should be secure and covered. The 
applicant has identified an area adjacent to the south-western site boundary, close to the vehicular 
access off Westminster Road, for bin storage. It is considered that the location of the bins reasonably 
balances objectives relating to maintaining visual amenity, maximising ease of collection and 
maximising ease of use for residents. There is however a need to enclose the bins within a bin store 
and these details should be submitted as part of the requirements of a planning condition.   

The layout, scale and massing of the development is therefore considered to be in compliance with 
Policy DES 1 of the City of Salford UDP and relevant Policies within the Ellesmere Park SPD. 

Design and Streetscene

The proposed interventions to Westminster House principally comprise of two full-height extensions, 
located to the side and to the rear of the property. The updated Heritage Assessment that 
accompanies the application considers that the development will leave the main building undisturbed 
and that the extensions offer a contemporary aesthetic which resembles the existing building through 
the careful selection and distribution of materials. 

The side extension fronting Ellesmere Road is considered to be well-designed. Its massing has been 
broken up into two vertically-proportioned elements, one of which is fully glazed to create a clearly 
defined and lightweight transition between the old and new aspects of the property. The front bay 
feature complements the canted bays on the front of the original dwellinghouse, but is still overtly 
modern in its design. The two features do not compete with each other as the side extension has 
been set back behind the main front wall of the house. 

The materials proposed for the extensions include brickwork to match the existing property, which is 
appropriate given that the extensions are otherwise modern in their form and design. Following 
amendments to the scheme, natural stone has been identified for the plinth and the projecting feature 
surrounds, whilst white painted timber is proposed for the window frames. These latter two materials 
already feature on the existing Victorian property and are reasonably required, given that the 
extensions relate to a prominent character property in the heart of the Conservation Area. 
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The wrap-around side/rear extension has been set well-back from the Ellesmere Road and 
Westminster Road frontages of the existing property and as such it would not form a prominent 
feature within either streetscene. In any event it has been designed to an acceptable standard.

A new ground-floor window has been proposed within the Westminster Road elevation of the existing 
property, whilst the majority of the existing roof-lights would be re-positioned lower to provide future 
residents of the second-floor apartments with an outlook. These alterations are considered to be 
acceptable, providing that they are constructed using materials that match those used on the original 
dwellinghouse.  

Subject to compliance with the recommended materials condition, it is considered that the proposed 
extensions would sit comfortably with the existing Victorian property and within the Ellesmere Road 
and Westminster Road streetscenes also. As such the development would be in compliance with 
Policy DES1 of the City of Salford UDP and the Ellesmere Park SPD.  

Impact on Ellesmere Park Conservation Area
Paragraph 193 of the NPPF states that when considering the impact of a proposed development on 
the significance of a designated heritage asset (which includes a conservation area), great weight 
should be given to the asset’s conservation (and the more important the asset, the greater the weight 
should be). This is irrespective of whether any potential harm amounts to substantial harm, total loss
or less than substantial harm to its significance.

The Ellesmere Park Conservation Area is characterised by large Victorian houses set in generous 
grounds, on long, straight, and wide tree lined streets. The dominant feature uniting the whole area is 
the extensive coverage of mature trees and shrubs, which frame the roads. The trees are generally 
planted in the front gardens behind brick and stone boundary walls with stone cappings and gate 
pillars. The boundary walls are often set back behind grassed verges.

The verdant character of the conservation area, as described above, would be retained and even 
enhanced by the development through the removal of the existing boundary fencing, which would 
open up views of the new and replacement soft landscaping set to be installed. The extensions have 
been sited so as to protect the large frontages that currently exist between Westminster House and its 
site boundaries, which are also characteristic of the area. The side extension would reduce the space 
that currently exists to the boundary of 9 Ellesmere Road and as such it would be clearly visible when 
approaching the site from the south-east, along Ellesmere Road. However, it is well-designed and has 
been sufficiently set back to give the impression that this was originally a detached dwelling 
constructed within a large, spacious plot. 

Overall, it is recognised that the proposal is designed to safeguard the future of Westminster House, 
which is to be welcomed. It is considered that the proposed development would have a neutral impact 
on the Ellesmere Park conservation area, providing that it uses materials of the highest quality and 
that a comprehensive landscaping scheme is implemented within the site frontages. As such the 
development is considered to be in compliance with Policy CH 3 of the City of Salford UDP; the 
Ellesmere Park SPD; and Chapter 16 of the NPPF.

Ecology

The proposed development would involve works to the roof and eaves of the existing building and as 
such a bat survey has been submitted with the application, as part of a wider Ecological Appraisal of 
the site. The survey found the building to have low suitability of use by bats but because of its close 
proximity to a known bat roost a number of precautionary measures have been recommended. A 
condition will be added to any grant of permission to ensure that all works are carried out in 
accordance with these precautionary measures.
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The Appraisal also includes measures to enhance biodiversity at the site, in line with the requirements 
of the National Planning Policy Framework. Again a condition will be added to secure the 
recommended measures. 

Trees and Landscaping

High quality landscaping is a prominent aspect of Ellesmere Park’s character, supporting its attractive 
appearance, and in particular the presence of a large number of mature trees. Policy 10 of the 
Ellesmere Park SPD states that existing mature trees and landscaping should be retained where 
practicable. Proposals to cut down, top or lop trees in the Conservation Area or that are subject to a 
Tree Preservation Order will be resisted. New trees and shrubs should be provided directly behind 
boundary walls fronting the highway where there are existing gaps in provision.

An Arboricultural Impact Assessment has been submitted with the application. This identifies that 
there are 11 trees within the vicinity of the site. Two of these have been identified for removal, to 
facilitate the earthworks preceding the new parking area along the Westminster Road frontage. 
However, they have been classed as Category C and Category U trees, meaning they should not 
form a reason for constraining the proposed development. In any event it is considered that their 
removal should be adequately mitigated through replacement tree planting and supporting 
landscaping to maintain the verdant character of the area.   

The submitted site plan shows landscaped borders directly behind the boundary walls fronting the 
highways, in accordance with the SPD, although no details have been provided in terms of 
new/existing landscaping and proposed species etc. These should be secured through the Council’s 
landscaping condition. Opportunities for new planting exist within the proposed communal amenity 
area, although this should also be a useable space and as such should be kept generally open. It is 
worth noting that Policy 10 of the SPD advises that new and replacement trees and shrubs near to the 
boundary should utilise or complement the typical species within the area, which are: Ash; Beech; 
Horse Chestnut; Lime; Sycamore; Holly; Laurel; and Rhododendron. Other locally native species of a 
similar character and size may be acceptable within properly designed landscape schemes. Given its 
position on a prominent corner plot within the heart of the Conservation Area, it is important that the 
landscaping associated with this development is well maintained going forwards. As such a 
Landscape Management Plan for the site should be secured by way of planning condition. 

The applicant has agreed to remove the unsightly wooden fencing that currently fronts the highways 
and tops the original stone boundary walls. This should open up views into the site and enable new 
soft landscaping to be appreciated. A condition is recommended to secure this alteration. 

Subject to the conditions recommended above, it is considered that the development would 
adequately comply with Policy DES 9 of the City of Salford UDP and Policy 10 of the Ellesmere Park 
SPD.

Access, Highways and Parking

Due to its modest scale, the proposed development would add only a limited amount of additional 
traffic onto the surrounding local highway network within the peak hours. As such it would not 
generate any residual, cumulative traffic impacts that could be deemed to be severe in NPPF 
Paragraph 109 terms.

The applicant is set to utilise two of the three existing access points onto the site, one from Ellesmere 
Road and the other from Westminster House. To facilitate two-way traffic into and out of the site the 
width of both accesses would be increased up to 4.2m. The redundant access would be sealed up 
and a new section of footway reinstated along Ellesmere Road.  
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The 15 dwelling development would be served by a total of 16 parking spaces within the curtilage of 
Westminster House. This provision is considered to be acceptable. In reaching this decision regard 
has been given to the need to balance the demand for car parking with encouraging travel by 
sustainable transport modes and the fact that the development would be supported by cycle parking. 
If necessary, some overspill parking could occur on the surrounding streets without having a severe 
impact on highway safety, in NPPF Paragraph 109 terms.   

The Local Highway Authority has indicated that 14 cycle parking spaces would be required for a 
development of this scale. A cycle store has been shown on the amended plans however officers 
question whether the size shown would be sufficient to adequately accommodate 14 cycles. As such 
a condition should be added to any grant of permission to secure and agree the design and security 
details for the cycle store. 

Overall the development is considered to be acceptable in highways terms. Conditions relating to the 
provision of car and cycle spaces and alterations to the site access and surrounding footways have 
been recommended in the event that planning permission is granted.  

Air Quality

The proposed development is not within the Greater Manchester Air Quality Management Area.  Its 
scale and nature is not likely to have a significant impact on traffic generation and consequently air 
quality.  As such there are no objections to the development on the grounds of air quality.

Flood Risk and Drainage

The site is situated in Flood Zone 1 and as such is appropriate for introducing additional residential 
development, including at basement level. 

The development is a brownfield site in the Salford North West Critical Drainage Area. The Strategic 
Flood Risk Assessment (SFRA) user guide requires a reduction in surface water runoff to 50% of the 
existing (or to greenfield runoff, whichever is greater). The City Council’s consultant Drainage 
Engineer has confirmed that a detailed drainage strategy would need to be submitted for the site, 
which demonstrates how surface water will be drained using sustainable methods. Appropriately 
worded planning conditions designed to secure these requirements would be added to any grant of 
planning permission.  

Contaminated Land

The desk study report submitted with the application considers there is a potential for contaminants 
(metals, PAH, ACM and TPH) to exist on site which may affect the future occupants of the new 
development. A limited intrusive investigation is recommended to confirm if any contamination is 
present, and if so quantify and determine appropriate remediation requirements.

The City Council’s consultant Environmental Officer has accepted the conclusions of the report and 
recommended conditions to secure the submission of a Phase 2 Site Investigation Report and, if 
necessary, a Remediation Strategy and Verification Report. Subject to compliance with these 
conditions the development is considered to be in accordance with Policy EN17 of the City of Salford 
UDP.

Noise 
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The City Council’s consultant Environmental Officer has stated that standard thermal glazing and 
ventilation requirements within the proposed dwellings would mitigate any road traffic noise from this 
area. 

Due to the scale of the development and its location within an established residential area it is 
recommended that the Council’s standard Construction Environment Management Plan condition be 
added to any grant of planning permission. 

Crime Prevention

A Crime Impact Statement (CIS) has been submitted with the application. GMP Design for Security 
have recognised that the proposed development would provide additional activity, surveillance and 
overlooking to the area, at various times of the day and night. This includes maximising surveillance 
over the parking areas and the communal amenity areas. The CIS does however recommend that 
any communal rear access alleyways are gated at their outermost point, in order to prevent access to 
where dwellings can be vulnerable and unauthorised persons can go unseen. This additional feature 
could reasonably be accommodated as part of the proposed landscaping and boundary treatments 
condition. Subject to compliance with this condition, the development is considered to be in 
accordance with Policy DES 10 of the City of Salford UDP.

Sustainability

The applicant has supported their submission with a Sustainability Checklist and associated 
commentary within the Design and Access Statement. The information provided indicates that the 
development would re-use the existing buildings on the site; achieve a BRE Green Guide 2006 Rating 
of D (or above) and provide amenity areas capable of providing shade. The apartments would 
incorporate water-saving devices and water meters. Notwithstanding this, officers consider that more 
could and should be done to incorporate SUDS into the proposed soft landscaping and hard 
surfacing. As such this requirement shall be incorporated into the Council’s standard landscaping 
condition. 

On the basis of the above, it is considered that the development would adequately meet the 
requirements of the City Council’s SPD: Sustainable Design and Construction.

Planning Obligations

The application proposes the conversion and extension of an existing family dwellinghouse to create 
15 residential units, one of which would meet the Council’s definition of a townhouse. 

Given the scale of the development, an assessment of its impact on nearby public realm and open 
space is required in accordance with UDP Policy DEV5 and the Planning Obligations SPD (2015). If 
considered necessary, planning obligations will be sought to mitigate the impact of the development. 

It is noted that, in accordance with the National Planning Policy Framework (paragraph 56) planning 
obligations should only be sought where they are necessary to make a development acceptable in 
planning terms, directly related to the development; and fairly and reasonably related in scale and 
kind to the development. 

The development is likely to result in increased demand for access to public realm and public open 
space within the vicinity of the site, as a result of the increase in residents. Planning obligations have 
therefore been sought to mitigate against this impact. 

The applicant has agreed to pay the full extent of the financial contributions required to mitigate the 
impacts of the development, in accordance with Planning Obligations SPD. The contributions amount 
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to £57,050, which would be secured via a Section 106 agreement, and would be directed towards 
improve cycling along Ellesmere Road and/or Swinton Greenway (the old loop line).

CONCLUSION

This application seeks to convert and extend Westminster House, a prominent character property 
within the Ellesmere Park conservation area, to create 14 apartments and a 3-bed town-house. The 
principle of creating apartments, and the detailed accommodation scheduled proposed, is considered 
to be acceptable when viewed in the round. The proposed additions would not have an unacceptable 
impact on the amenity of existing neighbouring residents and the dwellings and surrounding 
environment would provide future residents within a reasonable standard of amenity. The scale, 
massing and design of the proposed extensions is considered to be acceptable and would not harm 
the special character or significance of the conservation area providing that materials of the highest 
quality are used and a comprehensive landscaping scheme is delivered. Sufficient car parking would 
be associated with the site and no objections have been received from consultees. The applicant has 
agreed to pay the full extent of the financial contribution required for a development of this size. 
Overall the development is considered to be in compliance with all relevant policies within the City 
Council’s UDP; the Ellesmere Park SPD; and the NPPF.

RECOMMENDATION

Planning permission be granted subject to the following planning conditions and that:

1) The Strategic Director of Environment and Community Safety be authorised to enter into a legal 
    agreement under Section 106 of the Town and Country Planning Act to secure the following heads   
    of terms:

(i) a financial contribution of £57,050 to deliver improved cycling along Ellesmere Road and/or 
Swinton Greenway (the old loop line).  

2) That the applicant be informed that the Council is minded to grant planning permission, subject to 
     the conditions stated below, on completion of such a legal agreement;

3) The 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 agreement

Conditions

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:

Site Location Plan – P01 Rev: F
Proposed Basement Plan – P-02 Rev: D
Proposed Ground-Floor Plan – P03 Rev: G
Proposed First-Floor Plan – P04 Rev: F
Proposed Second-Floor Plan – P05 Rev: F
Proposed Roof Plan – P06 Rev: F
Proposed Front Elevation – P07 Rev: G
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Proposed Side Elevation (North-West) – P08 Rev: D
Proposed Rear Elevation – P09 Rev: F
Proposed Side Elevation (South-East) – P10 Rev: G
Proposed Section Through Apartments – P11 Rev: C
Proposed Section Through Staircore – P12 Rev: D
Proposed Elevations, Coach House – P13
Proposed Elevations, Coach House – P14 

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

3. 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 the River Irwell/Manchester Ship Canal from accidental 
spillages, dust and debris;
(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.

Reason:  In the interests of the amenity of neighbours in accordance with policies DES7 and 
EN17 of the Salford Unitary Development Plan and the National Planning Policy Framework.

Reason for pre-commencement condition:  Any works on site could harm the amenity of 
neighbouring occupiers if not properly managed so details of the matters set out above must be 
submitted and agreed in advance of works starting.

4. Prior to the commencement of construction of the extensions 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 
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development.  The development shall thereafter be carried out in full accordance with the duly 
approved remediation strategy or such varied remediation strategy as may be agreed in writing 
with the Local Planning Authority.

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

5. Pursuant to condition 4 and prior to first use or occupation a verification report, which validates 
that all remedial works undertaken on site were completed in accordance with those agreed with 
the Local Planning Authority, shall be submitted to and approved in writing by the Local Planning 
Authority.

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

6. The car parking areas associated with the development hereby approved shall not be laid out, 
(including excavations and works below ground), 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)

7. Notwithstanding any description of materials in the application no above ground construction 
works shall take place until samples and full details of materials to be used externally on the 
buildings, including further details of the patterned brickwork proposed across the development, 
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 Policy DES1 of the City of Salford Unitary Development Plan and the 
requirements of the National Planning Policy Framework.

8. Notwithstanding the drawings hereby approved in condition 2, the development shall not be 
brought into first occupation until details of secure and covered cycle parking have been submitted 
to, and approved in writing by, the Local Planning Authority. The approved cycle parking shall be 
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implemented and made available for its intended use prior to first occupation of the development 
hereby approved and shall be retained thereafter.

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

9. The vehicle parking, servicing and other vehicular access arrangements shown on the approved 
plans to serve the development hereby permitted shall be made available for use prior to the 
development first 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.

10. 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. The landscaping shall also incorporate a SuDS 
scheme to drain surface water runoff from hard-standing areas sustainably.  

(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.

11. The development hereby permitted shall not be occupied until a Landscape Management Plan, 
which includes a timetable for its implementation, has been submitted to and approved in writing 
by the Local Planning Authority.  

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.

12. No development shall be started until all the trees within (or overhanging) the site, with the 
exception of those trees clearly shown to be felled on the submitted plan, have been surrounded 
by substantial fences which shall extend to the extreme circumference of the spread of the 
branches of the trees (or such positions as may be agreed in writing by the Local Planning 
Authority).  Such fences shall be erected in accordance with a specification to be submitted to and 
approved in writing by the Local Planning Authority and shall remain until all development is 
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completed and no work, including any form of drainage or storage of materials, earth or topsoil 
shall take place within the perimeter of such fencing.

Reason: To safeguard existing trees adjacent to the site and to ensure that adequate provision is 
made for their protection whilst the development is carried out, having regard to policies DES1 
and CH3 of the City of Salford Unitary Development Plan and the National Planning Policy 
Framework.

13. Notwithstanding the drawings hereby approved in condition 2, no above ground works shall 
commence until a scheme for off-site highway works has been submitted to and approved in 
writing by the local planning authority. The approved scheme shall be completed prior to first 
occupation of the development, or within an alternate timescale that may be agreed with the local 
planning authority.

Reason: To ensure the safe operation of the highway network in accordance with policy A8 of the 
City of Salford Unitary Development Plan and the National Planning Policy Framework.

14. Notwithstanding the drawings hereby approved in condition 2, the development hereby approved 
shall not be occupied until further details relating to bin storage, within a designated enclosure, 
have been submitted to, and agreed in writing by the Local Planning Authority. The scheme shall 
be undertaken in accordance with the approved details and the bin stores shall be made available 
for use before the development is brought into use and retained thereafter.

Reason: To safeguard the amenity of the area in accordance with policy DES 1 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework.

15. Notwithstanding the drawings hereby approved in condition 2 , the development hereby approved 
shall not be brought into first occupation until a scheme for Biodiversity Enhancement Measures, 
in line with the recommendations set out in section 9.3 (Enhancement) of the Ecological Appraisal 
by Verity Webster dated September 2018, has been submitted to and approved in writing by the 
Local Planning Authority. The approved scheme shall be implemented prior to first occupation of 
the development and shall be retained thereafter.

Reason: To secure opportunities for the enhancement of the nature conservation value of the site 
in accordance with the National Planning Policy Framework.

16. The development hereby approved shall be carried out in accordance with the details and 
recommendations contained in section 9.1 (Bats) of the Ecological Appraisal by Verity Webster 
dated September 2018.

Reason: In the interests of avoiding adverse impacts to protected species and having regard to 
Policy EN10 of the City of Salford Unitary Development Plan and the National Planning Policy 
Framework. 

17. Notwithstanding the provisions of Condition 6, the rate of discharge of surface water from the 
development shall be restricted to 50% of the existing discharge rate (or to green-field runoff, 
whichever is greater), as per Salford City Council's SFRA, unless otherwise agreed in writing with 
the Local Planning Authority. 

Reason: To reduce the risk of flooding by ensuring the satisfactory storage of/disposal of surface 
water from the site, in accordance with policy EN19 of the City of Salford Unitary Development 
Plan.
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18. The windows and doors identified as being ‘obscured’ on the following plans 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):
- P03 Rev: C – Ground Floor Plan
- P04 Rev: D – First-Floor Plan
- P05 Rev: C – Second-Floor Plan

Reason: In the interest of the amenity of residents in accordance with policy DES7 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework.

19. Notwithstanding the drawings hereby approved in condition 2, the development shall not be 
brought into first occupation until the wooden boundary fencing and supporting posts facing onto 
Ellesmere Road and Westminster Road has been removed. 

Reason: In the interest of visual amenity and having regard to the special character of the 
Ellesmere Park Conservation Area, in accordance with policies DES1 and CH3 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework. 

20. The second-floor floor-level of Westminster House shall be raised in accordance with the levels 
shown on the drawings hereby approved in condition 2 prior to the occupation of Units 9-15 
inclusive. 

Reason: In the interests of amenity for future residents of the development and having regard to 
policy DES7 of the City of Salford Unitary Development Plan and the National Planning Policy 
Framework. 


