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

APPLICATION No: 19/72877/FUL
APPLICANT: Bellway Homes Limited (Manchester)
LOCATION: Land Formerly 220, Folly Lane, Swinton
PROPOSAL: Temporary erection of a sales cabin and associated parking area (temporary 

for 1 year).
WARD: Swinton South

Description of Site and Surrounding Area 

This application relates to a small site extending to approximately 0.11 hectares on the eastern side of Folly 
Lane. The site is currently unoccupied and is un-even with trees and foliage across the site. To the north the site 
is bounded by the residential dwelling at 216 Folly Lane. To the south is Folly Brook with the Chorlton Fold 
access point beyond. To the west is Folly Lane and residential properties beyond and to the east the site is 
bounded by foliage which runs along the northern side of Folly Brook. The site is not allocated on the UDP 
Proposals Map. 

Description of Proposal 

Permission is sought for the erection of a temporary sales cabin and associated parking areas.

The floor area of the sales cabin would be approximately 26m2. The sales cabin would be used in association 
with the Bellway development which is currently under construction on the former sewage works site off 
Campbell Road. (Permitted under application ref: 17/70853/FUL). 



It is proposed that the development would be removed after 1 year. The site would then be cleared and levelled. 

The sales cabin would have one full time member of staff and is proposed to operate between the following 
hours:

 Monday – Friday – 10.00 – 19.00
 Saturday – 10.00 – 17.00
 Sundays and Bank Holidays 11.00 – 17.00

New pedestrian and vehicular access is proposed off Folly Lane and four car parking spaces would be provided 
to serve the sales cabin. 1.1m high bollard lighting is proposed adjacent to the pedestrian accesses to the sales 
building.

The applicants have confirmed that they anticipate 3-10 visitors per day during the week and possibly 10-20 
visitors on and Saturdays and Sundays.

The building would be 9.76m in width by 3.05m in depth and would be 2.538m in height with a flat roof. The 
building would be constructed of coloured composite cladding and would include writing and imagery on its front 
elevation to advertise ‘The Brackens’. Internally the building would provide a sales area as well as a small 
kitchen and WC. 

To the rear of the sales building an external generator is proposed. The generator would be 1.8m in length, 
0.87m in depth and 1.2m in height and would be enclosed within a power safe container. A 1.8m high close 
boarded fence would also be erected around the area of the generator. 

If approved it is expected that the sales office would be open from around July/August 2019.

Publicity

Site Notice: Non HH Article 15 Date Displayed: 18 February 2019
Reason: Wider Publicity

Site Notice: Non HH Article 15 Date Displayed: 13 February 2019
Reason: Wider Publicity

Press Advert: N/a
Reason:

Relevant Site History

13/63052/FUL - Erection of 3 no. detached dwellings. Withdrawn

E15214 – 218 Folly Lane – Demolition of existing garage and erection of extension at rear of shop premises to 
provide garage at basement level with living room on ground floor level plus erection of rear porch, installation of  
new shop front and minor alteration to external appearance of the property. Permitted

E/25553 – 218 Folly Lane – Change of use from butchers shop to shop for the sale of hot food. Refused for the 
following reasons:

- The proposed development would seriously injure the amenity of neighbouring residents by reason of 
noise, vehicular activity and general; disturbance and would conflict with the Council’s Development 
Control Policy (No 2), Hot foods, cafes and snack bars. 

E/16839 – 224 Folly Lane – Change of use from Clothes shop to a shop for the sale of hot food. Refused for the 
following reasons:

- The use would detract from the amenity currently enjoyed by the occupiers of nearby residential 
properties by reason of noise, general disturbance, odour, litter and increased movement of pedestrians 
and vehicles to and from the site



- The premises are situated adjacent a dangerous bend in the road and the end use would be prejudicial 
to the safety or road users in the vicinity of the site as it would result in on street car parking and 
additional vehicular movement in the vicinity of the site. 

Neighbour Notification 

9 neighbouring occupiers have been notified of the application.

Representations 

42 objections have been received from 32 different addresses (including from Councillor Fletcher). The following 
concerns are raised:

Highways
- Road safety and increased risk of accidents;
- Too close to the already dangerous bend;
- Parking could be an issue so close to the school site;
- According to SOSCA when access here was discussed for the old sewage works site traffic lights were 

required;
- Cars stopped waiting to turn right into the site just after the blind bend;
- Increased traffic on Folly Lane/Rocky Lane;
- Lack of car parking forcing people to park in surrounding area or on the main road;
- Safety of pupils walking to and from Monton Green;
- Any further development in the area should only be considered once safe crossings are put in place;
- Lack of space for off road car parking;
- If the application proceeds then a second access road to the Bellway development will not be possible;
- How will this impact on the BEE line project;
- This proposed location should be used as another access to the site;
- The fire service said that the development on Campbell Road should have a second access where this 

application is
- Potential for travellers to move on once the building has been removed
- Impact of bus stop if it is to be re-located
- You can’t say there can’t be turning for the estate because it’s dangerous and then approve the building 

of a sales office on the same part of the road, 
- Traffic calming measures would need to be put in place 
- It is contradictory when a second access in this location was denied as being too dangerous
- If the sales office goes ahead the suggestion of a second access would be rendered impossible
- Increased disturbance with weekend opening hours

Amenity
- Disruption to neighbours of levelling land;
- Existing fences are old and falling down;
- Impact on residents opposite looking out onto the proposed development;
- Impact of lighting on residential dwellings opposite; 
- Litter and air pollution 
- The land is contaminated
- Noise pollution

Ecology
- Impact on trees and ecology 
- Impact on greenery;

Other
- The sales office is too far away from the site. Why can’t Bellway use their office on Green Lane. You 

can’t see the houses from Folly Lane and Green Lane is only round the corner;
- No need for another sales office when its already so close to Monton;
- Why can’t Bellway apply for a 1 year temporary structure on the actual site;
- Why can’t the sales office be on the site;



- The application lacks detail and does not give sufficient detail about the planned building, signage, 
flagpoles, materials etc

- Bellway originally applied for a building for 7 years on the Campbell Road site so would this really be a 
one year building and if it is then it seems like an unacceptable disruption;

- Would the council make sure the building is removed after a year;
- Having the sales office on Folly Lane potential buyers may mistakenly think that there will be access 

from there;
- When will work start and what will happen to the site after the 1 year period; 
- If the site was cleared it would be likely to be occupied as an encampment and fly tipped;
- The sole reason for Bellway wanting to build here is for the commercial benefit of passing traffic putting 

commercial gain over the wishes of the residents of the neighbourhood;
- We understand Bellway don’t own this small parcel of land but using it for an additional pedestrian and 

cycling gateway into the Campbell Road development would be a better permanent use of the parcel of 
land for the benefit of the neighbourhood; 

- An application to build a sales office on the housing development site has already failed. The sales 
cabin should be nearer the site

- Lack of neighbour notification; unable to gain access to view the plans on line
- Limited information with the application about how the site will be left once the building is removed 
- How can Salford Council make a decision on this for the applicant if they do not own the land – how can 

a planning application be made on land not owned by Bellway
- Why is the application only for one year when the one on the old sewage works site was for 7 years
- Will Bellway build houses on the site once the year is over
- Will they push the time extension through under delegated authority
- Impact on flooding 
- For one year is neither fair or cost effective
- The office should be sited on the site itself
- There is no need for a further sales office on Folly Lane, there is already one on Green Lane

Consultations

Air Quality, Noise, Contaminated Land - No objections subject to conditions in relation to hours of use of the unit 
and generator; sound power and installation of the fence screening the generator. The recommended conditions 
have been attached.

Highways – No objections subject to a condition requiring the submission of a construction management plan 
including a comprehensive Traffic Management Plan to minimise any off-site disruption and no increased risk to 
pedestrians and road users during the construction period and a condition to ensure the access and parking 
arrangements are made available prior to first use of the development and retained thereafter. Please refer to 
the highways section of the report for further discussion. 

Greater Manchester Ecological Unit – No objections subject to conditions and informatives. Please refer to the 
Ecology section of the report for further discussion. 

Environment Agency - No objection in principle to the proposed development but the following comments have 
been made:

We have reviewed the Ironside Farrar Limited Flood Risk Assessment January 2019 (30209/SRG) and we 
would like to inform the applicant that a bespoke flood risk activity permit will be required for the proposed sales 
cabin located within the 8 metres easement from the top of Folly brook river bank.

The recommended informative has been added.

Senior Drainage Engineer - No objection



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 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 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 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.



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  -  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  -  Nature Conservation and Biodiversity
This policy document expands on the policies of the Unitary Development Plan relating to the issues of nature 
conservation and biodiversity, and seeks to ensure that all stakeholders have a clear understanding of how 
those policies should be implemented and their desired outcome.

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.

Planning Guidance -  Flood Risk and Development
The overarching aim of the planning guidance is to ensure that new development in areas at risk of flooding in 
the city, is adequately protected from flooding and that the risks of flooding are not increased elsewhere as a 
result of new development.

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.

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 

This application relates to a previously developed site which is currently vacant. The site is overgrown with 
grassed mounds of earth, trees and foliage. The sales building is proposed for a 12 month period at which point 
the building and parking area would be removed and the site cleared and levelled. A condition is recommended 
to ensure the building is removed after 12 months and full details of aftercare of the site including a timetable for 
the works will be secured through the landscaping condition.

Design 

The sales building would be constructed of coloured composite cladding with a flat roof and is typical of sales 
buildings used for similar housing developments across the city in terms of its size, design and appearance. The 
sales building would enable an offsite presence on a main road location within close proximity to the housing 
development site to assist prospective buyers. The design, siting and appearance of the proposed sales 
building is considered to be acceptable. 

Residential Amenity

The proposed sales building would be approximately 15m from the sites northern boundary at its closest point 
with the associated car parking spaces located between the building and the northern boundary of the site 
beyond which is the residential dwelling at 216 Folly Lane. 216 Folly Lane is set back from the pavement behind 
a relatively large driveway/hard standing area. Existing fencing along the common boundary would provide a 
screen from car headlights accessing the car parking area in the darker months. 

The sales building is proposed to operate between the hours of: 
 Monday – Friday – 10.00 – 19.00
 Saturday – 10.00 – 17.00
 Sundays and Bank Holidays 11.00 – 17.00

A condition is attached to restrict the hours of operation to those specified above. 

To the front of the site is Folly Lane. There are residential dwellings on the opposite side of Folly Lane that 
directly face the application site at a distance of approximately 15m to the sites front boundary. The proposed 
sales building would be largely offset from the facing properties but would partially directly face 103 Folly Lane 
at a distance of approximately 21m. It is considered that the proposed sales building would retain sufficient 
separation so not to unduly impact on the amenity currently enjoyed by the occupiers of surrounding residential 
dwellings.

Bollard lighting is proposed around the proposed car parking area to aid staff and visitors. The applicant’s 
agents have provided details of the specification proposed which confirms 1.1m high bollards with an element of 
lighting towards the top of the bollard. The proposed bollards would be within the application site adjacent to the 
pedestrian walkways from Folly Lane to the building entrances. It is not considered that this lighting would result 
in an unacceptable impact on the amenity of occupiers.

It is not considered that the temporary sales building and parking area would result in an unacceptable impact 
on the amenity of occupiers of surrounding residential dwellings. 

Air Quality 

The proposed development is not within the Greater Manchester Air Quality Management Area.  The scale and 
nature of the development is not likely to have a significant impact on traffic.  As such Urban Vision Environment 
raise no objections to the development on Air Quality Grounds.

Noise



The application includes the siting of a generator for electrical provision. The generator to be used (QAS20 
20KVA) has a maximum sound power level of 88 dB(A), and will be surrounded by a 1.8m close boarded fence.  
It is understood the generator will only be required during times the site is open.

The submitted plans show the nearest residential property to the generator is approximately 16m north of the 
generator’s proposed position.

Using standard formula to calculate sound propagation over distance, the noise level at the façade of the 
nearest property, taking into account the fence, would be (approximately) 42 dB(A).  A partially open standard 
window provides approximately 15dB sound reduction, which would mean internal noise levels will be 
approximately 27 dB(A). The above noise levels are compliant with BS8233:2014 (Guidance on Sound 
Insulation and Noise Reduction from Buildings) which would require no more than 55 dB(A) LAEQ 16-hour in garden 
areas and 35 dB(A) L AEQ 16-hour in living rooms. Further to the above, the generator is also proposed to be 
housed in a secure housing which will provide additional acoustic attenuation.

Based on the above, Urban Vision Environment is satisfied that noise will not have a negative impact on 
neighbouring amenity. Urban Vision Environment recommends conditions in relation to hours of use of the unit 
and generator; sound power and installation of the fence screening the generator. The recommended conditions 
have been attached.

Trees 

A BS 5837 Arboriculture Report has been submitted in support of the application. 5 individual trees and 4 
groups have been recorded; T4 was found to be in a poor condition (category U) and should be removed 
whether the development goes ahead or not as part of good arboricultural management of the site.

It is proposed that part of G3 (category C) be removed to facilitate the development. Category C trees are low 
amenity value trees which should not be allowed to constrain a development. A tree survey plan along with a 
combined Tree Constraints Plan (TCP) / (Draft) Tree Protection Plan (TPP) have been supplied. The TCP / TPP 
shows the proposed layout of the temporary protective fencing throughout the development phase along with a 
depiction of the type of temporary protective fencing to be used – the draft TPP is considered fit for purpose.

An Arboricultural Method Statement (AMS) has not been supplied and the report states at paragraph 5.16 that 
should the TPP be followed an AMS would not be required, which is pragmatic advice and considered 
acceptable. The loss of these trees will have a short-term impact upon the local amenity of the area.  Given the 
amount of ‘free space’ across the development the potential for restocking is very good.

A condition is recommended requiring the submission of a replacement planting scheme to be agreed by the 
Local planning Authority and including details of tree species; tree sizes (including the minimum height and 
circumference of stem at 1m from the ground level); a plan indicating the location of the replacement tree, a 
timetable for tree planting and details of aftercare. A condition is also recommended to ensure the protective 
fencing is erected and retained throughout the course of the development.

Highways and parking

Permission is sought for the sales office for a temporary period of 1 year. In terms of vehicular trips generated 
by the development, the applicants envisage around 3-10 visitors per day during the week and up to 10-20 
visitors on Saturdays and Sundays. This is considered to be negligible and combined with the infrequent nature 
of the visitors is considered unlikely to have a significant impact on the local highway network. 

The submitted plans indicate the provision of a 4.8m wide vehicular crossing point in the form of dropped kerb 
with transition kerbs either side, with a visibility splay of 2.4m x 50m based on recorded 85th percentile road 
speed of 33mph. 

Although the visibility splay from the access point does comply with Manual for Streets, for robustness the Local 
Highway Authority (LHA) requested that forward visibility along Folly Lane was demonstrated to ensure vehicles 



turning right into the access point can be seen by drivers of vehicles travelling in the northbound direction 
towards the access point.

Subsequently the applicant provided a drawing to demonstrate the forward visibility. The drawing shows 50.6m 
long forward visibility envelope crossing over the full width of the footway for a recorded 85th percentile road 
speed of 33.4mph, which is considered acceptable when combined with the infrequent vehicular trips to and 
from the development. In terms of parking provision, the applicant intends to provide 4 parking spaces including 
one disabled space.

In view of the above, the Local Highway Authority has raised no objection to the proposed development subject 
to conditions in relation to the provision of parking and access arrangements prior to first use of the 
development and the submission and written approval of a construction management plan including traffic 
management plan to minimise any off-site disruption and ensure no increased risk to pedestrians and road 
users during the construction period.

The neighbour representations made in response to the application in relation to why the proposed access 
would be acceptable for a sales office but not for a second access for the site are acknowledged. This current 
application includes a site access and the provision of 4 car parking spaces which would generate significantly 
less vehicular activity than if the site were to be used as a second access to a housing development of 241 
houses. 

It is also noted that an access from Folly Lane did not form part of the application that was before the Local 
Planning Authority for consideration in relation to the housing site (ref: 17/70853/FUL). It was however noted 
within the panel report for application 17/70853/FUL that the area of land between the housing site and Folly 
Lane accommodates part of Folly Brook which is likely to be significant constraint to the provision of a vehicular 
access from this point. It was also noted that should vehicular access be proposed from this point it would be 
required to continue through a significant area of the green space currently proposed in order to provide access 
to the residential dwellings and there are also likely to be highway safety issues with visibility onto Folly Lane as 
it sits on a bend. The application as submitted proposed access from Campbell Road and the assessment of the 
proposed development was carried out in this regard and was considered acceptable as set out in the panel 
report. 

The representation in relation to potential impacts on the BEE line are also acknowledged however the 
development is self-contained within its own site curtilage with a singular vehicular dropped kerb across the 
footway and is unlikely to impact on the cycle B Network which is located to the south of the development, 
starting at the junction of Chorlton Fold / Folly Lane / Rocky Lane and continuing down Chorlton Fold. 

Ecology

The application is supported by an Ecological Appraisal Report and has been reviewed by the Greater 
Manchester Ecology Unit.

Bats - There are no buildings on the site and the majority of the trees were found to be immature and lacking 
any bat roosting features. One tree in the north-east boundary of the site was found to have a minor crevice on 
the trunk which has the potential to support crevice dwelling bats. This tree, given its location should not be 
impacted by the development proposals and trees in this location are shown to be retained in the submitted tree 
survey. An informative is recommended to advise the applicants of its presence.

Birds - The scrub and trees on the site have the potential to support nesting birds.  All birds, with the exception 
of certain pest species, and their nests are protected under the terms of the Wildlife and Countryside Act 1981 
(as amended). An informative is recommended to advise the applicants of this and that all tree works and scrub 
clearance should not be undertaken in the main bird breeding season (March-August inclusive), unless nesting 
birds have found to be absent, by a suitably qualified person.  

Hedgehog/Amphibians - The vegetation on site together with any log/rubble piles have the potential to support 
hedgehogs/amphibians. Hedgehogs hibernate between October and March and use wood piles and other 
materials/vegetation for cover and amphibians could also use the vegetation for cover. GMEU therefore suggest 
that in the interest of best practice, between October and March any wood piles or other suitable materials and 



vegetation within the area should be checked for hibernating hedgehogs and amphibians before 
disturbance/clearance and an informative is recommended to advise the applicants of this. If 
hedgehogs/amphibians are found at any time during works they should be moved to a safe place outside of the 
working area where they will be safe from predators.  

Folly Brook - Folly Brook is located along the southern boundary of the site. Due to the small scale of the 
proposed development it is considered unlikely that the brook will be impacted by the works. However in order 
to ensure this, a condition is recommended requiring the submission and written approval of a method 
statement to protect Folly Brook from spillages, dust and debris. 

Invasive Species – GMEU commented on a previous application at this site (13/63052/FUL). The Report 
submitted with the application referred to some patches of the invasive Japanese knotweed in the North West 
corner and northern end of the site, which was in the process of being chemically treated in 2013. This species 
was not recorded during the recent survey visit and it is therefore presumed that the species has been 
eradicated.  However Japanese knotweed is a very invasive plant and the applicant should be made aware that 
this was recorded on site and if further evidence of this species is found then it should be disposed of 
appropriately.  An informative is recommended to advise the applicants of this.

Biodiversity Enhancement - In line with the requirements of the NPPF, 2018, GMEU recommend that 
opportunities for biodiversity enhancement including native tree and shrub planting be incorporated into the new 
development.  This will be secured through the recommended landscape condition.  

Advertisements

The submitted site plan indicates the siting of a number of flag advertisements as well as a ‘V’ board 
advertisement. The Town and Country Planning (Control of Advertisements) Regulations allows for 
advertisements to be displayed subject to the limitations and conditions set out in the regulations. Where 
advertisements fall outside of the conditions and limitations then advertisement consent is required. This would 
be considered outside of this planning application through the submission of an application for advertisement 
consent. An informative is recommended to advise the applicant that, if permitted, this application does not 
grant consent for the proposed advertisements and that advertisement consent may be required. The applicant 
has advised that where their proposed advertisements do not benefit from deemed consent then an application 
for advertisement consent would be submitted. 

Recommendation
Approve

1. The development hereby permitted (including associated access and parking areas) shall be removed no 
later than one year from the date of this permission unless otherwise agreed in writing by the Local 
Planning Authority. 

Reason: The development is temporary in nature and the application has been made for temporary 
consent only.

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

Drawing No. BHM/SC01 Revision C - Proposed layout (incorporating disabled parking bay)
Drawing No. BHM/SC02 - Plans and Elevations
Drawing No. BH/MAN/SD/FD001 Revision A - Fence details
Atlas Copco and Powersafe brochures in so far as they relates to the dimensions and appearance of the 
QAS 20 and the powersafe container.

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 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.

4. No development shall take place, including any works of excavation or demolition, until a Construction 
Method Statement has been submitted to, and approved in writing by, the local planning authority. The 
approved Statement shall be adhered to throughout the construction period. The Statement shall include: 

(i) the times of construction activities on site which, unless agreed otherwise as part of the approved 
Statement, shall be limited to between 8am-6pm Monday to Friday and 9am-2pm Saturday only (no 
working on Sundays or Bank Holidays). Quieter activities which are carried out inside buildings such as 
electrical works, plumbing and plastering may take place outside of agreed working times so long as they 
do not result in significant disturbance to neighbouring occupiers;
(ii) the spaces for and management of the parking of site operatives and visitors vehicles;
(iii) the storage and management of plant and materials (including loading and unloading activities); 
(iv) the erection and maintenance of security hoardings including decorative displays and facilities for 
public viewing, where appropriate; 
(v) measures to prevent the deposition of dirt on the public highway;
(vi) measures to control the emission of dust and dirt during demolition/construction; 
(vii) a scheme for recycling/disposing of waste resulting from demolition/construction works; 
(viii) measures to minimise disturbance to any neighbouring occupiers from noise and vibration, including 
from any piling activity;
(ix) measures to prevent the pollution of watercourses;
(x) a community engagement strategy which explains how local neighbours will be kept updated on the 
construction process, key milestones, and how they can report to the site manager or other appropriate 
representative of the developer, instances of unneighbourly behaviour from construction operatives.  The 
statement shall also detail the steps that will be taken when unneighbourly behaviour has been reported. 
A log of all reported instances shall be kept on record and made available for inspection by the local a 
planning authority upon request; 
(xi) an intended date for the commencement of development and, following commencement, evidence of 
the material start on site; and
(xii) a Traffic Management Plan to minimise any off-site disruption and ensure no increased risk to 
pedestrians and road users during the construction period.

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

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

5. The sales office hereby permitted shall only operate between the hours of:
- Monday - Friday - 10.00 - 19.00
- Saturday - 10.00 - 17.00
- Sundays and Bank Holidays 11.00 - 17.00

Reason: In the interest of the amenity of residents in accordance with policy EN 17 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework.

6. Prior to the generator coming into operation, the 1.8m close boarded fence as shown on drawing 
BH/MAN/SD/FD001 rev A shall be erected, and shall be maintained as such throughout the use. The 
generator shall have a sound power level no greater than 88 dB(A) and shall be switched off at all times 
when the sales office is not open.



Reason: In the interest of the amenity of residents in accordance with policy EN 17 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework.

7. a) Notwithstanding the details shown on the approved plans, the development hereby permitted shall not 
be brought into use 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; 
- Details of biodiversity enhancement proposed across the site including native tree and shrub planting; 
- Full details in relation to the aftercare and future maintenance of the site following the removal of the 
development; and
- A scheme for the timing / phasing of implementation works in relation to the landscaping scheme and 
also the removal of the development and aftercare of the site.

(b) The landscaping and aftercare works shall be carried out in accordance with the approved scheme 
and timing / phasing of implementation.

Reason:  To ensure that the site is satisfactorily landscaped having regard to its location and the nature of 
the proposed development and to support protected species in accordance with the policy DES9 of the 
City of Salford Unitary Development Plan, Nature Conservation and Biodiversity Supplementary Planning 
Document and the National Planning Policy Framework.

8. No development shall be started until all the retained trees within (or overhanging) the site as shown at 
[Tree Constraints Plan / Tree Protection Plan, drawing No: p.620.15.06, shown at Appendix 2 of Report 
Ref: P.620.15], 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 the specification 
shown at [drawing No: p.620.15.06, Appendix 2 of Report Ref: P.620.15] and shall remain until all 
development is 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 and to ensure that adequate provision is made for their protection 
whilst the development is carried out in accordance with Policy EN12 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework.

9. The felled trees shall be replaced in accordance with a tree replacement scheme which shall be 
submitted to and approved in writing by the Local Planning Authority. The scheme shall be submitted 
prior to the commencement of development and shall include details of: tree species; tree sizes (including 
the minimum height and circumference of stem at 1m from the ground level); plan indicating the location 
of the replacement trees, a timetable for tree planting and details of aftercare.

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.

10. The vehicle parking and access arrangements shown on the approved plans to serve the development 
hereby permitted shall be made available for use prior to the development being brought into use (or in 
accordance with a phasing plan which shall first be agreed in writing with the local planning authority) and 
shall be retained thereafter for their intended purpose.

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

11. No development, site clearance, earth moving shall take place or material or machinery brought on site 
until a method statement to protect Folly Brook from accidental spillages, dust and debris has been 
submitted to and agreed in writing by the Local Planning Authority.  Thereafter the development shall be 
carried out in accordance with the approved scheme and any subsequent amendments shall be agreed in 



writing with the Local Planning Authority. All measures will be implemented and maintained for the 
duration of the construction period in accordance with the approved details.

Reason: Development that encroaches on watercourses and their riparian habitat has a potentially severe 
impact on their ecological value. It is essential that they are 
protected, and enhanced where feasible. National Planning Policy Framework (NPPF) paragraph 170 
recognises that the planning system should aim to conserve and enhance the natural and local 
environment where possible.

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

Notes for 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. The applicants are advised of the following comments from the Envrionment Agency: "This 
development may require a permit under the Environmental Permitting (England and Wales) 
Regulations 2016 from the Environment Agency for any proposed works or structures, in, under, over or 
within eight metres of the top of the bank of Folly brook, designated a 'main river', which runs across the 
front of the entrance to the site. This was formerly called a Flood Defence Consent. Some activities are 
also now excluded or exempt. A permit is separate to and in addition to any planning permission 
granted. Further details and guidance are available on the GOV.UK website: 
https://www.gov.uk/guidance/flood-risk-activities-environmental-permits."

3. This permission does not give consent for the display of any advertisements. The applicants are 
advised that advertisement consent may be required and should refer to the Town and Country 
Planning (Control of Advertisements) Regulations for further details.

4. The applicants are advised of the following comments from the Local Highways Authority: 
Highway works and remedial measures to be introduced in the vicinity of the development shall include 
the following:
- The applicant must ensure all existing utilities (ie drainage, BT pole and adopted street lighting) are 
protected and gain the appropriate permissions to undertake any work within the vicinity of the utility, 
within the footway and to protect the road construction.
- Any amendments to the carriageway need to be re-instated using similar materials
- Works on the adopted highway will be delivered by an s171 agreement and Greater Manchester 
Roads Activities Permit Scheme (GMRAPS). (Please find contact detail below)

Dilapidation Survey:
- Developer shall contact John Horrocks to arrange a full dilapidation/Condition Survey of all adopted 
highways surrounding the site prior to works commencing on site. Tel: 0161 603 4046

Highway Permits/Licensing:
- Applications for all forms of highway permits/licenses shall be made in advanced of any works being 
undertaken on the adopted highway Note: No boundary fencing shall be erected or positioned on any 
part of the adopted highway with first seeking the relevant permits/licenses from the Local Highway 
Authority Tel: 0161 603 4046



5. The applicants are advised of the presence of a tree to the north-east boundary of the site which has 
the potential to support crevice dwelling bats. The tree should not be impacted by the development and 
trees in this location are shown to be retained in the submitted tree survey. The applicant is reminded 
that under the Habitats Regulation it is an offence to disturb harm or kill bats. If a bat is found during 
works then all work should cease immediately and a suitably licensed bat worker employed to assess 
how best to safeguard the bat(s). Natural England should also be informed.

6. The applicants are advised that all birds, with the exception of certain pest species, and their nests are 
protected under the terms of the Wildlife and Countryside Act 1981 (as amended).  Demolition works, 
together with works to trees, hedgerows and scrub, including site clearance, should not be undertaken 
in the main bird breeding season (1st March to 31st August), unless nesting birds are found to be 
absent by a suitably qualified person immediately prior to clearance.

7. The applicants are advised that the vegetation on site together with any log/rubble piles have the 
potential to support hedgehogs/amphibians. Hedgehogs hibernate between October and March and use 
wood piles and other materials/vegetation for cover and amphibians could also use the vegetation for 
cover. In the interests of best practice, between October and March any wood piles or other suitable 
materials and vegetation within the area should be checked for hibernating hedgehogs and amphibians 
before disturbance/clearance and an informative is recommended to advise the applicants of this. If 
hedgehogs/amphibians are found at any time during works they should be moved to a safe place 
outside of the working area where they will be safe from predators.  

8. The applicants are advised that a previous ecology report for the site from 2013 referred to some 
patches of the invasive species, Japanese knotweed in the North West corner and northern end of the 
site, which was in the process of being chemically treated in 2013.  This species was not recorded 
during the recent survey visit and it is therefore presumed that the species has been eradicated.  
However Japanese knotweed is a very invasive plant. The applicants are advised that it is an offence 
under the terms of the Wildlife and Countryside Act to introduce or allow such plants to grow in the wild 
and should further evidence of this species be found then it must be disposed of appropriately.  


