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

APPLICATION No: 18/72845/FUL
APPLICANT: Bellway Homes Plc
LOCATION: Land Off Hilton Lane, Worsley
PROPOSAL: Erection of up to 209 dwellings, creation of open space and 

associated infrastructure and works.
WARD: Little Hulton

UPDATE FOLLOWING DEFERRAL OF APPLICATION ON 4TH JULY 2019

Members will recall that this application was defferred when considered at the planning panel meeting on the 4th 
July 2019 due to some documents on the electronic planning file not publishing to the website.

Following the decision to defer the application there has been no further correspondance which is relevant to 
the determination of the application. 

++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++

AMENDMENT SHEET FOR REPORT TO PANEL ON 4TH JULY 2019

Additional Observations

As stated in the published report the S106 package has been amended since the application was presented to 
members in May. The updated S106 package was shared with ward councillors of both Little Hulton and 



Walkden South, as the site is located within Little Hulton but is on the boundary with Walkden South. We have 
received comments from Councillors and there comments are summarized below:

Planning Obligations

Councillor Sharpe has stated that he would like to see a greater proportion of the S106 monies to be spent 
within Little Hulton as he believes this is the last significant development site within Little Hulton for which S106 
monies could be secured. Councillor Critchley does not support the majority of the S106 projects; noting that the 
site is due to move to Walkden South ward next year and that the site is disconnected from Little Hulton and 
only accessible via roads in Walkden South. He therefore believes that this should be reflected in where the 
S106 funds are spent. Councillor Edwards has commented specifically on the heads of terms so her response is 
contained within the detailed below. Specific comments from Councillors Critchley and Sharpe on the heads of 
terms are also set out below. 

£275,880 Bus Service contribution – Improvements to bus services in the area, to improve accessibility 
from the development to key interchanges and the wider high frequency bus network.

Comments from Councillors – The Councillors are opposed to any monies going towards a shuttle bus. They do 
not think the definitions of improving connectivity to "key interchanges" and "high frequency bus network" is 
clear. They note that the problem for people in this area is that there are limited services that connect people, 
longer distances without needing to change services, to major centres of employment, such as Logistics North, 
MediaCity and AJ Bell Stadium. They state that the monies should provide a new service. Questions are asked 
as to whether this bus service is a viable plan and whether the monies should be directed towards infrastructure 
improvements, to make bus journeys quicker, and to provide more flexibility if a viable bus option cannot be 
found. 

Response – In consultation with the City’s Transport Engineer the wording of the bus services contribution is 
quite broad so that it could cover a range of options for future bus service improvements, as a preferred solution 
has not yet been identified, and will be specific to need when the monies become available.

In respect of the suggested bus routes by Councillors, these have been reviewed by the Council’s bus 
consultant and the conclusion of this review was that these would not be viable commercially or in the long term 
following any support, or were already provided by other similar services.

In respect of providing infrastructure improvements, a number of schemes to improve priority for buses on the 
A6 have been considered but there is nothing definite at this current time that the development can contribute 
towards. Increasing highway capacity can also have an adverse impact on an area and adjacent junctions by 
facilitating suppressed demand/ encouraging the reassignment of traffic on neighbouring routes to the one 
made more attractive by the creation of increased capacity. 

£252,921 Open space contribution – Improvements to Parr Fold Park and/or Peel Park. 

Comments from Councillors – Peel Park will secure a significant S106 payment from the Brackley Golf Club 
development therefore monies should be directed elsewhere and Councillors believe that future residents will 
not use Peel Park due to its distance from the application site. There is a difference of opinion on whether the 
monies should be spent on the sports facilities in Parr Fold Park or the MUGA at Madamswood Playing Fields. 

Conclusion – Madamswood Playing Fields has had investment in the past but has suffered from significant 
vandalism. The open space chapter that supports Salford Greenspace Strategy SPD identifies that no 
investment is currently planned for this site. Local facilities are also important but the longstanding priority has 
been to invest in improvements to the larger parks which are accessible to a wider number of local people. It is 
expected that significant funding to be directed to Parr Fold but we regularly name more than one local site to 
increase flexibility.

£170,570 Sports Pitch contribution – Improvements to Wharton Playing Fields changing rooms and 
pitches. 

Comments from Councillors – There is a difference of opinion on whether the monies should be spent on 
the sports pitch between Laburnum and Hawthorn Avenue within Walkden South or Wharton Playing Fields 
within Little Hulton.   



Conclusion – This contribution is required by Sport England as mitigation for the loss of the former St. George’s 
playing fields to avoid an objection, as detailed in the officer report. Wharton Playing Fields have been identified 
as a local priority in the Salford Playing Pitch Strategy & Action Plan and the directing S106 monies towards this 
project has been specifically discussed with Sport England and was a key consideration in their decision not to 
object to the application. Therefore Wharton Playing Fields needs to be specifically named in the legal 
agreement and this necessary to make the development acceptable. 

£150,000 - Public Realm contribution – To direct some or all of the monies towards either improvements 
to the Ellenbrook loop line as it heads towards the guided bus way and/or improved connections to the 
site including works to improve pubic rights of way. 

Comments from Councillors: There are no objections to where public realm monies are to be spent. A request 
has been made that this is to be spent specifically be for lighting along to the loopline from Hilton Lane to the 
Vantage bus stop off Newearth Road. 

Conclusion - Lighting for the loopline has been explored previously and is very costly by traditional means, the 
tree cover also prevents widespread use of solar lighting.  To provide lighting on a short section as suggested is 
not considered to be beneficial as the consistent approach is that the majority of the route would have no 
lighting. 

£581,011 Education contribution - To increase capacity to an existing or new primary school(s) within 
Pupil Planning Area 1 (Walkden North and Little Hulton) and/or Pupil Planning Area 2 Boothstown, 
Worsley & Ellenbrook. 

Comments from Councillors - There is support for monies to be spent local to the development and not in 
Worsley or Boothstown. There was a request that monies should be spent on Hilton Lane Primary and St 
Andrew's. The was also a comment that the monies should be pooled with other S106 education contributions 
and a new primary school to be provided on the old St. George’s site.

Conclusion – The site sits on the Boundary of Pupil Planning Area 1 and 2 which do not follow ward boundaries. 
Education colleagues have requested that both areas are named so that there is less restriction when assessing 
the need for primary places. Wherever the need is, as a result of the development, the funding can then follow. 
Both Hilton Lane and St Andrews fall within these pupil planning areas. If we limit to one school planning area 
and that is not where the need is then we risk losing the funding altogether.

£10,000 – Walkden Train Station contribution – cycle parking facilities to serve commuters using the 
station.

Comments from Councillors – One view is that the Councillors are happy for the additional monies to be 
directed towards cycle parking but needs to ensure that this contribution does not get wasted. Another point of 
view is that the contribution is too small and we should be securing a significant amount of monies and this 
should be directed towards the park and ride. Questions have been asked about the monies TfGM have already 
invested in cycle parking at the station and whether the £10,000 from the Burgess Farm development for cycle 
parking has been spent. 

Conclusion – This contribution will be pooled towards additional cycling parking at the station. The £10,000 will 
be added to the £10,000 from the Burgess Farm development that has not yet been spent, and potentially other 
contributions including grant funding from TfGM. In respect of the amount of money secured and it being 
directed towards the park and ride; S106 monies need to be reasonable in scale and kind, given the adjacent 
housing development for more dwellings than proposed in this application provided a sum of £10,000 towards 
such improvements it is considered that the £10,000 being secured is fair and reasonable in accordance with 
the NPPF. 

£48,000 Newearth Road and Hilton Lane Mini Roundabout – Highway infrastructure improvement 
scheme to improve the pedestrian / cycle facilities.

Comments from Councillors – Request has been made to signalise the mini roundabout near the Co-Op as 
many residents say traffic accumulates on Newearth Rd because people travelling from Mosley Common to the 



East Lancs get priority. A request has also been made to provide crossings on Manchester Road to improve 
pedestrian safety.

Conclusion – The development is only predicted to generate 5 and 6 two-way movement during the AM and PM 
peak hours, respectively. Therefore, it would not be considered appropriate to request the developer to 
contribute to such a scheme.

The Council is currently reviewing pedestrian crossing provision on Manchester Road west of the Cleggs Lane 
junction in Little Hulton but this is not in the vicinity of this site.  The section of Manchester Road East between 
Hilton Lane and Bridgewater Road (circa 760m length) has 5 set of controlled crossing facilities and 1 informal 
crossing point which is considered to be sufficient.

The proximity of the Newearth Road junction to the site and the assumed increase in movements through it, 
whether these be pedestrian, cycle or vehicular, make this the most appropriate junction at which to implement 
improvements. The assumed increase in activity here, as a result of the development, is linked to the routes 
likely to be taken to the train station, Walkden centre, Worsley leisure centre etc.

£9,000 – Traffic Calming – Installation of traffic calming features to the north of the railway bridge

Comments from Councillors – Councillors have been dealing with concerns about vehicle speeds on Hilton 
Lane for a long time. Officers have previously told ward Councillors that there are no further measures that can 
be implemented and that this is now a police matter.  The Councillors are questioning what has changed? 

Conclusion – The contribution provides opportunity to enhance the traffic calming within the vicinity of the 
development. The proposal includes removal of 2 sets of speeds cushions to be replaced with 3 sets and 
provides opportunity to review the design and implement them to current standards. 

£7,000 Ecology contribution – Habitat creation work to support the butterfly population at Blackleach 
Country Park.

Comments from Councillors – It is noted that Councillors would like to see a scheme which better matches the 
displacement of the wildlife currently living on the site but are not against making Blackleach more appropriate 
for butterflies. 

Conclusion – On site ecology mitigation is being provided by the inclusion of a buffer zone around the site 
boundaries and also conditions for landscape creation and management are proposed. The off-site mitigation is 
considered to be appropriate to mitigate the impacts of the development to the satisfaction of GMEU. 

Affordable Housing – 20% affordable housing to be provided onsite. This equates to 42 units.

Comments from Councillors – Questions have been raised as to whether the provision of on-site affordable 
housing is appropriate for this site, given house prices in the area. Also questions as to whether it would be 
better to take a contribution to build truly affordable homes in the Walkden and Little Hulton area. 

Response - The NPPF states that where a need for affordable housing is identified, planning policies should 
specify the type of affordable housing required, and expect it to be met on-site unless an alternative form of 
affordable housing delivery is  robustly justified. The planning obligations SPD is fully consistent with this.  As 
part of this planning application the developer and LPA have worked to develop an appropriate on site 
affordable housing scheme which complies with local policy, and the definition of what is affordable housing in 
the NPPF (which includes affordable homes for rent).  

Whilst comments from the local Councillors are noted for the reasons as outlined above it is considered that the 
contributions identified above mitigate the anticipated impacts of the development. The contributions meet the 
tests as outlined in the NPPF that they are necessary to make the development acceptable in planning terms, 
directly related to the development, and fairly and reasonably related in scale and kind. 

Conditions

The following conditions have been updated to reference the amended site plan and the updated highway plan 
removing the speed cushion near to the site entrance:



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

Planning Layout BHM091/PL01 Rev AG
Hilton Lane, Worsley All House Types submitted on 11th March 2019
Secondary Package Substation Brick Built with Roof Variants Rev B
Proposed Traffic Calming Measures 42245/5501/027 Rev A

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

3.       Prior to development commencing on the allotments and notwithstanding the details as shown on plan 
BHM091/PL01 Rev AG, full details of the allotments including layout, car parking, associated 
infrastructure and boundary treatments together with a timetable for delivery shall be submitted to and 
approved in writing by the Local Planning Authority. The allotments shall be implemented and made 
available for use in accordance with the approved details and retained thereafter. 

Reason: To safeguard the amenity of the area in accordance with policy DES1 of the City of Salford 
Unitary Development Plan and to mitigate the impacts of development in accordance with DEV5 of the 
City of Salford Unitary Development Plan and the Planning Obligation SPD.

9.       Prior to the occupation of plots 1 to 8, the 3m high acoustic fence shall be installed as shown on site 
layout drawing BHM091/BT01 Rev AG.  The fence shall have a minimum density of 20kg/m2 and 
constructed of a material with no holes or openings.  Once erected the fence shall be retained thereafter.

Reason:  In the interests of the amenity of future occupiers in accordance with policy EN17 of the Salford 
Unitary Development Plan and the National Planning Policy Framework.

Additional Representations

Since the report was published additional letters of objection have been received, two of which are from 
residents who have not previously commented on the planning application.  Therefore, objections have been 
received from a total of 54 properties. The majority of the issues raised in these letters have been raised 
previously and been addressed in the published report. Additional matters not previously raised are summarised 
and considered below:

The guided bus way has reduced capacity on the East Lancs Road and also Walkden Railway Station 
has had funding withdrawn therefore local transport facilities have not been improved for the area

Response – The recent application to the DfT’s Access for All programme by TfGM, would have secured a 
match funding allowance to contribute towards the delivery of a Park & Ride at Walkden Station.  The Access 
for All application for Walkden was unsuccessful on this occasion. The provision of a Park & Ride facility at 
Walkden Station is a priority for Salford City Council, and the city council is currently working with TfGM to 
identify and secure potential suitable funding sources to progress the delivery of the scheme.

Newearth Road does not adequately cope with the current increase in traffic. What impact will the 
improvement works have on future traffic flow. A zebra crossing is required at the mini-roundabout.

Response – The proposals for the roundabout, although in draft form, includes a zebra crossing. To be clear the 
improvements are to improve pedestrian / cycle facilities at the roundabout this proposal will not increase 
capacity for vehicles. 

In light of the ‘Greater Manchester Clean Air Plan’ why is there still a vast number of approvals of new 
build planning applications and sale of council owned plots of land; adding thousands of extra cars to 
the road network which will not help to reduced pollution targets. 

Response – The air quality impacts of the scheme have been given due consideration in the officers report. 

Existing residents are moving out of the area as a result of the over development, traffic congestion etc. 

Response – Noted



There is no coordinated / collaborated efforts are made between neighbouring councils to consider the 
impact on proposed and approved build sites that are in close proximity. 

Response – The planning application does take into account culmative impacts of the development and this 
accounts for developments in neighbouring authorities. 

The continuation of a free VH2 shuttle bus that literally parks up on Hilton Lane empty 99% of the day is 
nonsense.

Response - The section 106 heads of term was worded so that any monies secured could be directed to fund 
additional routes. This has been updated further to provide more flexibility as discussed above.  

There is still no updated traffic / highways information, nor is the Ecology / Habitat report up to date, to 
include information regarding the inclusion of protected species (Barn Owl). 

Response – There has been no requirement for the applicant to update either the highway or ecology 
information submitted with the application. Both the Local Highway Authority and Greater Manchester Ecology 
Unit respectively consider the information submitted to be sufficient to make their recommendation on the 
scheme. 

There is a lack of recognition of the already approved application 19/73625/REM and this has not been 
considered in this application, resulting in 3 entrances being within close proximity of each other. 

Response – The submission of 19/73625/REM has been discussed in the panel report for the meeting on the 4th 
July 2019. This application is being considered by the Local Planning Authority, however the site does benefit 
from outline consent and therefore access arrangements for this site have been given due consideration in the 
determination of this application.

The site should be accessed via the Burgess Farm Development

Response – This matter has been discussed in the panel report for the meeting on the 4th July 2019.

Bellway have been exposed on numerous occasions over fire safety issues.

Response – In respect of fire safety the site layout is considered to be acceptable for emergency vehicles 
access. In respect of the materials used in the proposed dwellings this is a matter which will be considered 
through Building Regulations and as such is not a material planning issue. 

Other Councils are rejecting planning applications based on the attainment of housing supply; quoting 
an example in Wokingham where this was debated at the panel meeting.

Response – The city council’s most up to date 5 year supply position is that there is an 11.7 year supply of 
deliverable sites for new housing – this is in line with the requirement of paragraph 73 of the NPPF. The city 
council cannot simply refuse planning applications because a 5 year supply has been identified, it has to 
continue to maintain a 5 year supply on an annual basis and grant planning permissions for sustainable 
development. 

The Department of Education has revealed plans for the former site of St George’s is to be used for a 
free school for up to 750 pupils in Walkden. Whilst the former school may not have utilised the grounds 
the aforementioned application is based upon, the DoE may well have precedent plans for the proposed 
field.

Response – Colleagues in Education have confirmed that the playing fields on this site have been declared 
surplus to education use. The St George's site on Parsonage Drive was retained for education use. Therefore 
they are no longer connected sites. 



UPDATE FOLLOWING DEFERRAL OF APPLICATION ON 9TH MAY 2019

Members will recall that this application was defferred when considered at the planning panel meeting on the 9th 
May 2019. The minutes from that meeting state that the application was

Deferred in order for (a) the traffic implications of the development to be considered further and for clarification 
to be provided on the accuracy of the traffic data used to inform the Traffic Assessment, and (b) further 
discussions to take place with the applicant and Ward Councillors in relation to the mitigation proposed as part 
of the Section 106 obligation.

Traffic Implications

Background -

In respect of the traffic data, as stated in the officer report presented to planning panel on the 9th May, the 
Transport Assessment (TA) originally submitted in supoort of the application was updated with a Techical Note 
(TN) dated 11th March 2019. 

The use of historic survey information within the Transport Assessment which accompanied the planning 
application was questioned at Planning Panel.

To clarify, this was questioned by TfGM and the Local Highway Authority (LHA) during the assessment of the 
planning application and as a result, new surveys were carried out on Tuesday 26th February 2019. New 
surveys were conducted at the following junctions:-

 Manchester Road / Hilton Lane signal junction;
 Newearth Road / Hilton Lane mini-roundabout junction; and
 Burgess Way / Hilton Lane priority junction.

The Technical Note also addressed the following:-

 Minor amendments made to capacity assessment model; and
 Safety concerns at the proposed access junction. 

This Techical Note provided the LPA and TfGM with up to date travel modeling infromation to enable a full 
assessment to be made of the application. Therefore when this application was presented to members on the 
9th May the traffic data was considered to be accurate and suitably robust. In light of this, following the deferal of 
the application by planning panel, no additional information has been requested from the applicant. 

However, for clarity, the traffic impacts of the development are set out again below:  

Survey Data - 

The latest surveys have proved that traffic growth in this area has not been to the extent assumed within the 
original Transport Assessment which applied factors (using industry standard methodology) to historic traffic 
surveys (2014 and 2016) to derive an indication of likely 2019 traffic flows.

Table 1 below summarises the total traffic forecast and actually passing through the junction, and the difference, 
at each survey location in the AM Peak, whilst Table 2 contains the PM peak figures:-

Table 1 – Forecast 2019 flows compared to Actual 2019 – AM Peak 
AM Peak

Location Forecast 2019 
(contained in TA)

Actual 2019 
(contained in TN) Difference % Change

Manchester Road/ Hilton Lane Junction 1,849 1,739 -110 -6%
Newearth Road/ Hilton Lane Junction 1,862 1,562 -316 -
Hilton Lane ATC – East of site access Not summarised Not summarised -28 -

  



Table 2 – Forecast 2019 flows compared to Actual 2019 – PM Peak
AM Peak

Location Forecast 2019 
(contained in TA)

Actual 2019 
(contained in TN) Difference % Change

Manchester Road/ Hilton Lane Junction 2,019 1,849 -168 -8.5%
Newearth Road/ Hilton Lane Junction 1,891 1,848 -42 -
Hilton Lane ATC – East of site access Not summarised Not summarised -30 -

The Technical Note subsequently concluded that the Manchester Road/ Hilton Lane assessment need not be 
revisited as the original assessment contained within the Transport Assessment showed the junction to operate 
within capacity in the future year assessment (2023) based on the higher base flows (historic survey data (2014) 
growthed).

The Newearth Road/ Hilton Lane junction assessment was revisited in the Technical Note on the basis that use 
of the 2019 traffic survey data would present a more realistic indication of the operation of the junction 
compared to the assessment contained within the Transport Assessment, which was based on growth historic 
(2016) survey data.

Trip Generation – 

The Burgess Way/ Hilton Lane survey, undertaken in February 2019, enables a comparison of the assumed 
demand for the proposed development contained within the Transport Assessment (derived using a national 
survey database (TRICS)) against the demand derived using data from the comparable sites of Dukes Manor 
and Worsley Fold contained within the Technical Note.

Table 3 below summarises the findings of that exercise:-

Table 3 – Trip Generation comparison for the 209 dwellings proposed.
Arrivals Departures
TA Figure TN Figure Difference TA Figure TN Figure Difference

AM Peak 25 15 -10 72 73 +1
PM Peak 80 80 0 51 31 -20

 
The above clearly shows that development trip forecasts derived from the local survey data are generally lower 
than those contained within the Transport Assessment which were based on information obtained from the 
database of national traffic surveys. 

The updated assessment of the Newearth Road/ Hilton Lane junction within the Technical Note reflects the 
latest trip generation forecasts.

Percentage Impact - 

A method of considering the impact of a development on an existing highway network is to consider the 
magnitude of change in traffic flow resulting from a development proposal. Table 4 below shows the percentage 
increase in traffic based on forecast 2023 traffic flows.  

The distribution of the development traffic is based on the 2019 survey of the Burgess Way/ Hilton Lane which is 
contained and also used in the Technical Note. 

Table 4 – Development Trips Route Assignment and Percentage Impact
Weekday AM Peak Hr Weekday PM Peak Hr
Additional 2-Way Movement Additional 2-Way MovementRoute
Trips Vehicle / min % 

Change Trips Vehicle / min % 
Change

Manchester Road / Hilton Lane 
signal junction 25

 1 veh. every 
144 secs
(2.4 minutes)

+1.4% 35
1 veh. every
103 secs
(1.7 minutes)

+1.8%



Newearth Road / Hilton Lane 
mini-roundabout junction 62

Approx.1 veh
every 60 
secs (1 
minute)

+3.8% 76 1 veh. every
 47 seconds +3.9%

It should be noted that these do differ slightly from those contained in the previous panel report as 2023 Base data has 
been used rather than the 2019 data contained within the Transport Assessment.  

When considering the acceptability of any planning application in terms of its impact on the highway network, 
due regard must be given to national planning policy which states (National Planning Policy Framework (NPPF), 
paragraph 109) the following:-

“Development should only be prevented or refused on highways grounds if there would be an unacceptable 
impact on highway safety, or the residual cumulative impacts on the road network would be severe.”  

Quantifying the magnitude of change and number of additional vehicles on the network per minute associated 
with the development allows an opinion to be formed on the impact and whilst ‘severe’ is not defined in the 
NPPF a judgment can be made.

The following appraises in greater detail the predicted impact of the development on those junctions contained 
within Table 4 above. 

Manchester Road/ Hilton Lane Signal Junction Capacity Assessments – 

Tables 5 and 6 below summarise the results of the 2023 assessment, AM and PM peaks respectively, carried 
out for the purpose of the Technical Note. For clarification, the growthed 2014 survey data and original trip 
generation assumptions, which are higher than those in the Technical Note, were used for this assessment 
ensuring a robust assessment.

Table 5 – Manchester Road / Hilton Lane Signal Junction Assessment – AM Peak

 Table 6 – Manchester Road / Hilton Lane Signal Junction Assessment – PM Peak

2023 Base 2023 Base + 
Development Net DifferenceManchester Road / Hilton 

Lane Signal Junction - 
PM Peak DOS

(%)

Mean 
Max
Queue

DOS
(%)

Mean 
Max
Queue

Mean 
Max
Queue

Av. Delay Per Veh
(sec / veh)

Ellesmere St 7.0 1 7.0 1 0 1
Manchester Rd East (E) 69.9 12 69.9 12 0 0
Hilton Lane 83.3 12 89.4 14 2 13
Manchester Rd East (W) 82.1 24 89.5 25 1 2

It is clear from the above that the impact of the development would be minimal at this junction.

Newearth Road/ Hilton Lane Mini Roundabout Junction Capacity Assessments –

This assessment has been revisited from that contained within the Transport Assessment given that it was 
shown to operate significantly over capacity. Despite using the lower, more recent, traffic survey data and locally 
derived trip forecasts for the proposed development the junction is still shown in the Technical Note to operate 
over capacity in PM peak at present.

2023 Base 2023 Base + 
Development Net DifferenceManchester Road / Hilton 

Lane Signal Junction - 
AM Peak DOS

(%) Queue DOS
(%) Queue Queue Av. Delay Per Veh

(sec / veh)
Ellesmere St 9.3 1 9.0 1 0 0
Manchester Rd East (E) 61.3 9 62.2 9 0 1
Hilton Lane 76.0 13 78.3 14 1 1
Manchester Rd East (W) 76.8 19 80.0 21 2 3

*



Tables 7 and 8 below show how the junction is predicted to operate in 2023, both without (2023 Base) and with 
(2023 Base + Dev) the proposed development, in the AM and PM peaks respectively.

Table 7 – Newearth Road/ Hilton Lane Signal Junction Assessment – AM Peak
 

Table 8 – Newearth Road/ Hilton Lane Signal Junction Assessment – PM Peak

2023 Base 2023 Base + 
Development Net DifferenceNewearth Road / Hilton 

Road Mini Roundabout - 
PM Peak RFC Max

Queue RFC Max
Queue

Max
Queue

Av. Delay Per Veh
(sec / veh)

Bridgewater Road 1.08 29 1.13 38 9 52
Park Road 1.15 47 1.23 72 25 177
Newearth Road 0.87 7 0.90 8 1 7
Hilton Lane 0.53 1 0.56 1 0 1

The capacity model produced for this junction is considered to be overly robust in that the approach adopted to 
input traffic flow assumes a ‘worst case’ by simulating a peak within the peak. The survey data shows the profile 
of traffic within the peak to be relatively flat in reality. It is therefore felt that the results contained within the 
Technical Note indicate queues and delay in excess of what would likely be experienced if the development 
were to go ahead.

For the purposes of allowing ‘without’ and ‘with’ development scenarios to be compared the models are, 
however, considered satisfactory, though it has to be borne in mind that the reliability the modelling software 
does become questionable as the traffic passing through the junction exceeds its capacity (i.e. the junction 
becomes oversaturated).

It is acknowledged, from results contained within the Technical Note, that this junction is operating at its 
capacity at present (2019) and that this will only worsen if traffic volumes continue to increase. Salford City 
Council have considered capacity improvements at this junction in the past, however, solutions are limited due 
to the lack of available land surrounding the junction to make meaningful improvements. 

Providing increased capacity can also have an adverse impact on an area and adjacent junctions by facilitating 
suppressed demand/ encouraging the reassignment of traffic on neighbouring routes to the one made more 
attractive by the creation of increased capacity. Mindful of this, all Local Highway Authorities are required to 
consider solutions which reduce traffic as well as those that simply accommodate it.

In this instance, it is considered that mitigation should comprise of measures to encourage trips by non-car 
modes, in accordance with UDP policies A2, A5, ST5 and DES2, rather than facilitate the predicted demand.
The following summarises why the Local Highway Authority consider the predicted impact of the development 
on this junction to be acceptable:-

 The percentage increase in traffic through the junction, as a result of the development, is predicted to be 
low (3.8% AM Peak and 3.9% in the PM Peak) with no allowance made within these figures for reductions 
in car use resulting from the agreed mitigation package;

 At most times of the day the junction will operate within capacity;

2023 Base 2023 Base + 
Development Net DifferenceNewearth Road / Hilton 

Road Mini Roundabout – 
AM Peak RFC

Mean 
Max
Queue

RFC
Mean 
Max
Queue

Mean 
Max
Queue

Av. Delay Per Veh
(sec / veh)

Bridgewater Road 0.89 6 0.99 10 4 58
Park Road 0.41 1 0.42 1 0 0
Newearth Road 0.75 3 0.76 3 0 1
Hilton Lane 0.84 5 0.91 9 4 16



 The increase in traffic, as a percentage change, cannot be considered ‘severe,’ in accordance with 
national planning policy tests, and as such a refusal on highway impact grounds would likely be 
challengeable;

 The modelling approach adopted is thought to over-estimate the traffic passing through the junction at 
certain times within the peak, presenting results that can be considered ‘robust’ (worse than likely to 
occur);

 The developer need only mitigate for the impact that this development proposal is considered to have on 
the highway network. It is not appropriate to request that existing capacity problems are solved, or 
general traffic growth mitigated by this development; and  

 On balance, it is considered that the agreed mitigation package, which totals £492,500, is proportionate to 
the adverse impact that the development is likely to have on the highway network.

Site Access - 

With reference to drawing 42245/5501/027, the developer intends to provide a singular vehicular access point 
off Hilton Lane. The new access includes a 6.75m wide carriageway with 2m wide footways and tactile paving 
on the proposed site access arm and across Hilton Lane immediate west of the access.

The junction incorporates traffic calming features in the form of a raised junction table, plus speed cushions 
between the proposed access point and the access to the Burgess Farm development.

Although visibility splays in accordance with the Manual for Streets requirement based on Hilton Lane’s 20mph 
speed limit have been indicated on the drawing (2.4m x 25m), checks have been made to determine if greater 
distances can be achieved. Visibility splays in accordance with 30mph approach speeds can be achieved to the 
east (2.4m x 43m, if accepting an offset of 500m from the kerb) and nearer 40mph approach speeds to the west 
(2.4m x 63m).

Actual 85th percentile speeds based on the ATC data obtained on the 26th February 2019 were 30.8mph 
eastbound and 31.7mph westbound. With the proposed traffic calming identified above and the change in 
characteristics of this section of Hilton Lane it is considered that these speeds will reduce to closer to the signed 
speed of the road, giving no rise to safety concerns with the proposed access.

Notwithstanding this, since the application was last presented to planning panel, the traffic calming measures 
have been reviewed being mindful of members and residents’ concerns. The proposed set of speed cushions to 
the east of the site entrance has been removed to reduce additional clutter on the road. The Local Highway 
Authority consider the existing raised junction plateau that serves Burgess Way combined with proposed raised 
junction plateau for the application site would be sufficient to manage and reduce westbound traffic speed.

Instead, the applicant has agreed to provide a S106 contribution of £9,000 to fund the relocation/ enhancement 
(replace 2 sets of speed cushion with 3) of traffic calming features on Hilton Lane between west of the railway 
bridge and Trent Drive to further reduce the eastbound approach speed.

Further, Road Safety Audits will be carried out at the relevant stages of the design process to ensure that the 
junction is implemented to current design standards and is therefore safe.

Recommendation – 
 
The Local Highway Authority opinion remains, as that previously reported, that the information submitted by the 
applicant is up to date and robust. The results of the surveys, as set out above, demonstrate that the impact 
upon the highway network is not considered to be severe in terms of the NPPF. It is also considered that the 
impact on the highway network considers the worst case scenario as the package of Section 106 highway 
contributions which promote sustainable modes of transport will help to lower the use of the private car. The 
S106 highway package includes:

 £275,880 towards improvement public transport provision in the vicinity of the site.
 £10,000 towards improved cycle parking facilities at Walkden Train Station.
 £48,000 towards a highway scheme, delivered by the Council / TfGM to provide enhance pedestrian / 

cyclists infrastructure improvements to the existing Hilton Lane / Bridgewater Road / Newearth Road mini-
roundabout junction.



 £9,000 towards enhancing the traffic calming measures (relocate existing 2 sets and provide a 3rd) on 
Hilton Lane, west of the railway bridge.

 £150,000 towards public realm improvement to either improve the local loop line and local PRoW, plus 
future maintenance of PRoW 135 and 136.

It is therefore considered that the development complies with the requirements of UDP policies A2, A5 and A8 
and the NPPF.

Access to Application Site via Burgess Farm Development

Members also discussed why this site is not accessed via the exitsing Burgess Farm development. This route 
would rely on third party land and gaining consent for access across it, this route was not pursued by the 
applicant as there was a suitable access directly into the site off Hilton Lane. The City’s Highway Officer has 
also confirmed that should traffic from this development be directed through the access at Hilton Lane/Burgress 
Way the number of traffic movements through one junction would require the junction to be signalised, which 
would have an adverse impact on the flow of traffic along Hilton Lane. It is therefore considered that the access 
as proposed for this development is considered to be the best solution. 

Ecology

Members will note that at the time the application came to panel in May there was an objection to the scheme 
from Greater Machester Ecology Unit (GMEU) on the grounds that the scheme will deliver insufficient semi-
natural habitat to provide satisfactory mitigation for the loss of a large open area of greenspace that currently 
functions as a wildlife foraging and movement resource. Since the application was deferred the applicants have 
engaged with the LPA and GMEU. The site layout has been amended to increase the width of the greenspace 
along the eastern/southern boundary of the site. This has been achieved through the reconfiguration of 
dwellings and access roads to them. GMEU have reviewed the amended layout and confirm that the changes to 
the corridor widths are relatively small but they are meaningful in context. GMEU note that there is still a pinch 
point along this greenspace but consider that when considered in context, this short length would not be seen 
as a significant barrier to movement. 

GMEU have given weight to the fact that the allotments in the south west of the site will likely not represent a 
barrier to species movement, noting that allotments can be very good for wildlife if managed appropriately. 
GMEU also note that additional landscaping is possible across the wider site that could facilitate species 
movement with gardens through the site that could be made ‘porous’ by appropriately designing plot 
boundaries. 

In addition to the on-site works, the applicant has agreed to provide a sum of £7,000 towards off site habitat 
creation work within Blackleach Country Park to support the butterfly population at the Country Park. GMEU 
have confirmed that, although the project is primarily concerned with butterflies and not amphibians, Blackleach 
Country Park SBI is known for its populations of amphibians and the diversification of grassland will benefit 
amphibians in addition to invertebrates. 
 
In the published report for the 9th May 2019 panel meeting, condition 19 required the submission of a 
Landscape Creation and Management Scheme. Whilst this matter can still be dealt with by condition, it is felt 
that the wording of this condition should be updated to provide greater detail as recommended by GMEU. 
Therefore condition 19 will now read:

No landscaping works, pursuant to condition 18 (landscaping scheme), shall take place until a Landscape 
Creation and Management Scheme has been submitted to and approved in writing by the Local Planning 
Authority. The approved scheme shall include:
1) A written response which details how the proposed landscape scheme takes account of the requirement for 
new landscaping to facilitate species movement through the site.
2) A management plan to provide details of Access and Landscape Management within the buffer zones / 
landscape corridors
The approved scheme shall be implemented in accordance with the approved details and the approved timing / 
phasing of implementation as agreed under condition 18(b) or within 18 months of first occupation and retained 
thereafter.



Reason:  To ensure that the site is satisfactorily landscaped having regard to its location 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.

In light of the amended layout, the opportunities for on site for landscaping creation and management and the 
off-site works GEMU have withdrawn their objection to the scheme on nature conservation grounds.

Amended Layout

The site layout has been amended for ecology reasons, as discussed above. Also amendments have been 
made to reorientate plots 1 and 2 which sit to the west of the site access. There are no objections either on 
design or amenity grounds to these being re-sitied. 

Archeology

Condition 4 as drafted required a scheme to be submitted for the timing/phasing of archaeological works on site. 
The applicants have updated the WSI to include this scheme confirming that all archaeological works on site will 
be carried out to the satisfaction of the GMAAS prior to commencement of development. This is deemed to be 
acceptable and therefore condition 4 has been updated to reflect this position and reads:

4.      The development hereby approved shall be undertaken in strict accordance with the Written Scheme of 
Investigation for a Programme of Archaeological Work, P100021.01.1 vs 2.0 dated 26 March 2019. 

Reason: To record and advance understanding of heritage assets impacted on by the development and 
to make information about the archaeological heritage interest publicly accessible in accordance with 
CH8 of the City of Salford Unitary Development Plan and the National Planning Policy Framework.

Further Objections

Given the changes in layout, as discussed above, neighbouring residents have been notified of amended plans. 
An additional 4 letters of objection have been received, one of which is from residents who have not previously 
commented on the planning application.  Therefore, objections have been received from a total of 52 properties. 
The majority of the issues raised in these letters have been raised previously and been addressed in the 
published report. Additional matters not previously raised are summarised and considered below:

- There is no updated Transport Assessment to address the reason for the application being deferred.

Response – As discussed above the detail with the TA as updated during the course of the application 
with the TN is fit for purpose.

- Questions whether the S106 highway package mitigates to impacts of the increased traffic as a result of this 
development.

Response – As detailed above the S106 package in respect of highway mitigation is considered to be 
necessary and proportionate.

- There are not details of the boundary treatment details along the southern boundary of the site.

Response – Along the southern boundary the existing hedgerow will be retained with supplementary 
planting where appropriate. 

- The letter was dated 13th June yet the plans are recorded as the 14th June.

Response – A notification letter was sent out on the 13th June 2019 following the receipt of amended 
plans. A further updated plan was submitted by the application on 14th June 2019, which sought to 
change an element of footpath outside plot 209. Given the minor nature of the change and that it was 
submitted within 24 hours of the notification letters being sent it was considered that further notification 
letters were not required. The amended plans have been clearly marked up on public access to 
residents are clear which plan is the latest.  



- Resident has been unable to lodge their comments online and they consider this to be a ploy to discourage 
valid objection.

Response – There have been no reported technical issues with the Council’s webpage. All comments 
received will be given due consideration.

- The attempts by Salford City Council to get plans for this development approved by doing the minimal amount 
of consultation as they can get away with.

Response – Consultation with external consultees and neighbouring residents has been undertaken in 
accordance with local and national planning guidance. 

- Residents have not been notified of a reserve matters application which has been submitted for Burgess Farm.

Response – Since this application was presented to planning panel a reserve matters application has 
been submitted for adjacent Burgess Farm site, which already benefits from outline planning 
permission. The application reference number is 19/73625/REM and the application seeks approval for 
appearance, landscaping, scale and layout for the erection of 9 dwellings pursuant to outline planning 
consent 17/71118OUT. Neighbouring residents will be notified of the planning application is accordance 
with local and national procedures. 

Planning Obligations

The application was deferred in May for further discussion on the S106 package. Following the panel meeting 
the financial contributions have been amended to include traffic calming measures and also an ecology 
contribution as discussed above. In addition to this, the Shuttle Bus contribution has been amended in 
consultation with colleagues within the City’s Transport Infrastructure Team. The wording has been made more 
flexible to enable a wider range of options to be delivered rather than the shuttle bus in response to concerns 
raised by Councillors. In addition, the Walkden Train Station contribution has been reworded and made more 
precise confirming that this contribution will be pooled with other S106s contributions to deliver cycle parking at 
the station. It is considered that the contributions identified mitigate the impact of the development. The local 
ward councillors have been notified of these amendments and a number of comments have been received 
which are being considered. An update will be provided through an amendment sheet. 

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:

A financial contribution of to be directed towards: 

 £275,880 Bus Service contribution – Improvements to bus services in the area, to improve accessibility 
from the development to key interchanges and the wider high frequency bus network.

 £252,921 Open space contribution – Improvements to Parr Fold Park and/or Peel Park. 
 £170,570 Sports Pitch contribution – Improvements to Wharton Playing Fields changing rooms and 

pitches. 
 £150,000 - Public Realm contribution – To direct some or all of the monies towards either improvements 

to the loop line as it heads towards the guided bus way and/or improved connections to the site including 
works to improve pubic rights of way. 

 £581,011 Education contribution - To increase capacity to an existing or new primary school(s) within 
Pupil Planning Area 1 (Walkden North and Little Hulton) and/or Pupil Planning Area 2 Boothstown, 
Worsley & Ellenbrook. 

 £10,000 – Walkden Train Station contribution – cycle parking facilities to serve commuters using the 
station.

 Affordable Housing – 20% affordable housing to be provided onsite. This equates to 42 units.



 £48,000 Newearth Road and Hilton Lane Mini Roundabout – Highway infrastructure improvement 
scheme to improve the pedestrian / cycle facilities.

 £9,000 – Traffic Calming – Installation of traffic calming features to the north of the railway bridge
 £7,000 Ecology contribution – Habitat creation work to support the butterfly population at Blackleach 

Country Park.

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;

For the avoidance of doubt an updated list of conditions is provided below:

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:

Planning Layout BHM091/PL01 Rev V
Hilton Lane, Worsley All House Types submitted on 11th March 2019
Secondary Package Substation Brick Built with Roof Variants Rev B
Proposed Traffic Calming Measures 42245/5501/027

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

3.       Prior to development commencing on the allotments and notwithstanding the details as shown on plan 
BHM091/PL01 Rev S, full details of the allotments including layout, car parking, associated infrastructure 
and boundary treatments together with a timetable for delivery shall be submitted to and approved in 
writing by the Local Planning Authority. The allotments shall be implemented and made available for use 
in accordance with the approved details and retained thereafter. 

Reason: To safeguard the amenity of the area in accordance with policy DES1 of the City of Salford 
Unitary Development Plan and to mitigate the impacts of development in accordance with DEV5 of the 
City of Salford Unitary Development Plan and the Planning Obligation SPD.

4.      The development hereby approved shall be undertaken in strict accordance with the Written Scheme of 
Investigation for a Programme of Archaeological Work, P100021.01.1 vs 2.0 dated 26 March 2019. 

Reason: To record and advance understanding of heritage assets impacted on by the development and 
to make information about the archaeological heritage interest publicly accessible in accordance with 
CH8 of the City of Salford Unitary Development Plan and the National Planning Policy Framework.

Reason for pre-commencement condition: Any work on the site has the potential to damage 
archaeological assets and so the programme of works is required before any development commences.

5.       Prior to development commencing (except for demolition and enabling works) the applicant shall submit 
and agree with the Local Planning Authority in writing a contaminated land remediation strategy.  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.



Reason for pre-commencement condition: Any works on site could affect any contamination which may be 
present and hinder the effective remediation of any contamination causing a risk to the health of future 
occupiers and harm to the environment, hence the initial investigation must be carried out before works 
commence

6.       Pursuant to condition 5; 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

7.       No development shall take place until a detailed scheme of remedial works for the treatment for the mine 
entries on site, any mitigation measures deemed necessary to ensure the stability of the offsite mine 
entries and remedial works for the shallow coal workings has been submitted to and approved in writing 
by the Local Planning Authority. The development shall be undertaken in strict accordance with approved 
scheme and prior to the occupation of any dwellings or group of dwellings as agreed in writing with the 
LPA, a verification report relating to those dwellings shall be submitted to, and approved in writing by, the 
Local Planning Authority. The Verification Report shall validate that all remedial works undertaken were 
completed in accordance with the details agreed by the Local Planning Authority.

Reason: In the interests of public safety in accordance with paragraphs 178 and 179 of the National 
Planning Policy Framework.

Reason for pre-commencement condition: The undertaking of remedial and mitigatory measures, prior to 
the commencement of development, is considered to be necessary to ensure the safety and stability of 
the development. 

8.      The acoustic mitigation scheme (including glazing and passive ventilation requirements) as described in 
the submitted acoustic report (Noise Assessment, November 2018, ref: R1421-REP01-JW, Red 
Acoustics) shall be installed.  Prior to occupation of a particular plot requiring acoustic mitigation as 
identified in (Noise Assessment, November 2018, ref: R1421-REP01-JW, Red Acoustics) a Site 
Completion Report relating to that plot indicating that all necessary noise attenuation measures identified 
in the assessment have been implemented shall be submitted to and approved in writing by the local 
planning authority and retained thereafter

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

9.       Prior to the occupation of plots 1 to 8, the 3m high acoustic fence shall be installed as shown on site 
layout drawing BHM091/BT01 Rev G.  The fence shall have a minimum density of 20kg/m2 and 
constructed of a material with no holes or openings.  Once erected the fence shall be retained thereafter.

Reason:  In the interests of the amenity of future occupiers in accordance with policy EN17 of the Salford 
Unitary Development Plan and the National Planning Policy Framework.

10.     Prior to the commencement of the development, with the exception of site clearance and remediation, 
plans showing the existing and proposed ground levels across the site and details of proposed retaining 
features (there position, dimensions and construction specification) shall be submitted to and approved in 
writing by the local planning authority. The development shall be carried out in accordance with the 
submitted details. 

Reason -To enable any proposed changes of level to be assessed in accordance with the provisions of 
policies DES1 and A4 of the City of Salford Unitary Development Plan and the National Planning Policy 
Framework.

Reason for pre-commencement condition: The levels of the site need to be understood prior to works 
commencing on site as it could affect how ground works are planned and carried out.



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

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

Reason:  In the interests of the amenity of neighbours 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.

12.     Prior to occupation each dwelling with off road parking shall be provided with the wiring to facilitate the 
provision of a single electric vehicle charging point within 3m of the associated vehicle car parking 
space. The wiring shall be capable of supporting a Type 2 "Fast" charging unit, and wired to a dedicated 
30A spur to provide 7KV charging capacity. 

Reason: In accordance with paragraph 105 and 110 of the National Planning Policy Framework, to 
encourage the uptake of ultra-low emission vehicles and ensure the development is sustainable and to 
safeguard residential amenity, public health and quality of life.

13.     The development shall be undertaken in strict accordance with the Reasonable Avoidance Measures 
Method Statement for Great Crested Newts dated 4th February 2019 by Rachel Hacking Ecology. 

Reason: To protected species in accordance with the Nature Conservation and Biodiversity 
Supplementary Planning Document and the National Planning Policy Framework.

14.     The development shall be undertaken in strict accordance with the Himalayan Balsam Method Statement 
dated 4th February 2019 by Rachel Hacking Ecology. 

Reason - It is an offence under the Wildlife & Countryside Act 1981 to introduce, plant or cause to grow 
wild any plant listed in Schedule 9 part 2 of the Act.

15.     The development hereby approved shall be carried out in strict accordance with the drainage strategy as 
presented in Drainage Strategy, Hilton Lane Worlsey, 30231/SRG March 2019.



Reason: To reduce the risk of flooding to the proposed development and future occupants in accordance 
with policy EN19 of the City of Salford Unitary Development Plan and the National Planning Policy 
Framework.

16.     A scheme for the provision of sustainable drainage tree pits (based on the plan 30231/107 within the 
Drainage Strategy, Hilton Lane Worlsey, 30231/SRG March 2019) and the provision of water butts shall 
be submitted to and approved in writing by the Local Planning Authority. The approved scheme shall be 
implemented 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. 

Reason: To provide betterment in terms of water quality and surface water discharge rates policies EN19 
and EN22 of the City of Salford Unitary Development Plan and the National Planning Policy Framework.

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

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

18.     (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, a scheme for the supplementary planting of the hedgerow along the 
southern boundary of the site and a scheme for the timing / phasing of implementation works.

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

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

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

19.    No landscaping works, pursuant to condition 18 (landscaping scheme), shall take place until a Landscape 
Creation and Management Scheme has been submitted to and approved in writing by the Local Planning 
Authority. The approved scheme shall include:
1) A written response which details how the proposed landscape scheme takes account of the 
requirement for new landscaping to facilitate species movement through the site.
2) A management plans to provide details of Access and Landscape Management within the buffer zones 
/ landscape corridors
The approved scheme shall be implemented in accordance with the approved details and the approved 
timing / phasing of implementation as agreed under condition 18(b) or within 18 months of first occupation 
and retained thereafter.

Reason:  To ensure that the site is satisfactorily landscaped having regard to its location 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.

20.    No development shall be started until all the retained trees as shown at the Arboricultural Method 
Statement (AMS), Drawing No: P.918.17.02 Rev. C, shown at Appendix 2 of the Ascerta Arboricultural 
Impact Assessment, Report entitled: 'Land at Hilton Lane, Worsley', dated November 2018 within (or 
overhanging) the site, have been protected using temporary protective fencing.  Such protection shall be 
installed in accordance with the description shown at AMS, Drawing No: P.918.17.02 Rev. C in the 
positions as shown at AMS, Drawing No: P.918.17.02 Rev. C: 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 protection.

          Reason: To safeguard protected trees and to ensure that adequate provision is made for their protection 
whilst the development is carried out in accordance with EN12 of the Unitary Development Plan and TD4 
of the Trees and Development Supplementary Planning Document.

21.     The development hereby approved shall be carried out in accordance with the submitted Arboricultural 
Method Statement [AMS, Drawing No: P.918.17.02 Rev. C].

          Reason: To safeguard protected trees and to ensure that adequate provision is made for their protection 
whilst the development is carried out in accordance with EN12 of the Unitary Development Plan and TD4 
of the Trees and Development Supplementary Planning Document.

22.     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 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.

23.     Notwithstanding the details submitted within the Travel Plan, the development hereby approved shall not 
be brought into first occupation until an updated Travel Plan has been submitted to, and approved in 
writing by, the Local Planning Authority.

         Within six months of the development hereby approved being brought into first occupation, a further, 
updated Travel Plan shall be submitted to and agreed in writing with the Local Planning Authority. The 
agreed Travel Plan shall be implemented and reviewed in accordance with the timetable embodied 
therein.

Reason: To ensure that the travel arrangements to the development are appropriate and to limit the 
effects of the increase in travel movements in accordance with policies ST14 and A8 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework.

24. A scheme for the provision of pedestrian links from the site to the Public Right of Way W135 and W136 
together with a timetable for implementation shall be submitted to and agreed in writing by the Local 
Planning Authority. The pedestrian links shall be constructed in accordance with the agreed scheme and 
timetable for implementation and shall remain free from obstruction thereafter.

Reason: To improve pedestrian ensure that the travel arrangements to the development are appropriate 
and to limit the effects of the increase in travel movements in accordance with policies ST14 and A8 of 
the City of Salford Unitary Development Plan and the National Planning Policy Framework.

25. No development shall commence until a Risk Assessment and Method Statement (RAMS) for the 
construction works is submitted to and approved in writing by the Local Planning Authority. The RAMS 
should include measures to protect the operation and integrity of operational railway and Network Rail 
land. The development shall be carried out in strict accordance with the approved details.

Reason - To prevent any piling works and vibration from de-stabilising or impacting the railway in 
accordance with Unitary Development Plan Policy A4.



Reason for pre-commencement condition:  Any works on site could harm the operation of the railway line 
if not properly managed so details must be submitted and agreed in advance of works starting.

Notes for Applicant:

1.       The applicant is advised that they have a duty to adhere to the regulations of Part 2A of the 
Environmental Protection Act 1990, the National Planning Policy Framework 2018 and the current 
Building Control Regulations with regards to contaminated land. The responsibility to ensure the safe 
development of land affected by contamination rests primarily with the developer.

2.       With respect to gas protection measures the applicant's attention is drawn to BRE 414, Protection 
Measures for Housing on Gas-Contaminated Sites.  In addition the requirements of BS8845:2015 Code of 
Practice for the design of protective measures for methane and carbon dioxide ground gases for new 
buildings should be followed for installation and  the verification requirements of CIRIA C735 Good 
Practice on the Testing and Verification of Protection Systems for Buildings against Hazardous Ground 
Gasses will need to be submitted.  

Verification of gas protection systems needs to be undertaken during the construction process, or the 
applicant may not be able to discharge the condition.  This can lead to issues with property searches and 
/ or mortgage at a later time.

3.      Ordinary watercourse consent will be required for any works to the watercourse.  Refer to 
https://www.salford.gov.uk/media/388215/ordinary-watercourse-consent.pdf

4.       The Wildlife and Countryside Act 1981 (as amended) makes it an offence (with certain limited exceptions 
and in the absence of a licence) to intentionally to kill, injure or take any wild bird, or intentionally to 
damage, take or destroy its nest whilst it is being built or is in use, or to take or destroy its eggs. Further, 
the Act affords additional protection to specific species of birds listed in Schedule 1 of the Act. In respect 
of these species it is unlawful to intentionally or recklessly to disturb such a bird whilst it is nest-building or 
is at or near a nest with eggs or young; or to disturb their dependent young.  You are therefore advised to 
seek the advice of a suitably qualified ecologist before commencing works on site.

5.       No vegetation clearance required by the scheme should take place in the optimum period for bird nesting 
(July to August inclusive) unless nesting birds have been shown to be absent by a suitably qualified 
person.

6.       In respect of condition 7 any mitigation measures proposed shall first be agreed with The Coal Authority's 
Permitting Team.

7.       Under the Coal Industry Act 1994 any intrusive activities, including initial site investigation boreholes, 
and/or any subsequent treatment of coal mine workings/coal mine entries for ground stability purposes 
require the prior written permission of The Coal Authority, since such activities can have serious public 
health and safety implications.  Failure to obtain permission will result in trespass, with the potential for 
court action.  In the event that you are proposing to undertake such work in the Forest of Dean local 
authority area our permission may not be required; it is recommended that you check with us prior to 
commencing any works.  Application forms for Coal Authority permission and further guidance can be 
obtained from The Coal Authority's website at:
https://www.gov.uk/get-a-permit-to-deal-with-a-coal-mine-on-your-property  

8.       Building over or within the influencing distance of a mine entry (shaft or adit) can be dangerous and has 
the potential for significant risks to both the development and the occupiers if not undertaken 
appropriately.  The Coal Authority would draw your attention to our adopted policy regarding new 
development and mine entries:
https://www.gov.uk/government/publications/building-on-or-within-the-influencing-distance-of-mine-entries

9.       Where development is proposed over areas of coal and past coal workings at shallow depth, The Coal 
Authority is of the opinion that applicants should consider wherever possible removing the remnant 
shallow coal.  This will enable the land to be stabilised and treated by a more sustainable method; rather 
than by attempting to grout fill any voids and consequently unnecessarily sterilising the nation's asset.  

https://www.salford.gov.uk/media/388215/ordinary-watercourse-consent.pdf
https://www.gov.uk/get-a-permit-to-deal-with-a-coal-mine-on-your-property
https://www.gov.uk/government/publications/building-on-or-within-the-influencing-distance-of-mine-entries


Prior extraction of surface coal requires an Incidental Coal Agreement from The Coal Authority.  Further 
information can be found at:
https://www.gov.uk/get-a-licence-for-coal-mining

10.     The applicant's attention is drawn to the contents of the attached letter from United Utilities dated 29th 
January 2019.

11.     A public sewer crosses the site.  Please liaise with United Utilities in relation to building over or diverting 
the sewer or about requirements for an easement.

12.     This permission does not authorise the closure of the public right(s) of way affected by the proposed 
development which should at all times be maintained unrestricted and available for the free passage of 
the public.

13. In respect of condition 25 the applicant’s attention is drawn to the comments from Network Rail dated 25th 
April 2019 and the requirements 

++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++

AMENDMENT SHEET FOR REPORT TO PANEL ON 9TH MAY 2019

Additional Observations

Further correspondence has been received from Land Law LLP on behalf of Peel Investments noting that the 
land owner or developer have no right to make the connection to a culvert on Peel’s Land. It notes that their 
client, Peel Investments, has no obligation to accept these proposed additional flows or the potential 
maintenance liabilities which such flows could impose. Noting that any attempt to drain into the culvert would 
constitute an actionable nuisance and trespass which will be met with an immediate application to the court for 
an injunction. 

Following publication of the report further dialogue has taken place with Network Rail in respect of their 
comments and holding objection due to the proximity of the development to Network Rail assets. They have 
now withdrawn their objection subject to 

1) All surface and foul waters are directed away from the direction of the railway.
2) Network Rail being assured that the proposal will not impact upon the adjacent railway and the culvert under 
the railway. 
3) The Excavations/temporary works/foundation proposals are reviewed and accepted by network rail.

In respects of points 1 and 2 the City’s Drainage engineer has confirmed that all culverts to be diverted are 
within the site boundary and that the scheme would maintain flows and as such there will be no impact on the 
railway. 

In respect of point 3, and to address Network Rail’s previous comments regarding works on site and the impact 
on the operational railway, a condition is recommended to secure a Risk Assessment and Method Statement 
(RAMS), as set out below. Also the reason for condition 10 – land levels has been updated to include reference 
to the railway. An additional informative as set out below is also recommended. 

25. No development shall commence until a Risk Assessment and Method Statement (RAMS) for the 
construction works is submitted to and approved in writing by the Local Planning Authority. The RAMS 
should include measures to protect the operation and integrity of operational railway and Network Rail 
land. The development shall be carried out in strict accordance with the approved details.

Reason - To prevent any piling works and vibration from de-stabilising or impacting the railway in 
accordance with Unitary Development Plan Policy A4.

Reason for pre-commencement condition:  Any works on site could harm the operation of the railway line 
if not properly managed so details must be submitted and agreed in advance of works starting.

https://www.gov.uk/get-a-licence-for-coal-mining


10.     Prior to the commencement of the development, with the exception of site clearance and remediation, 
plans showing the existing and proposed ground levels across the site and details of proposed retaining 
features (there position, dimensions and construction specification) shall be submitted to and approved in 
writing by the local planning authority. The development shall be carried out in accordance with the 
submitted details. 

Reason -To enable any proposed changes of level to be assessed in accordance with the provisions of 
policies DES1 and A4 of the City of Salford Unitary Development Plan and the National Planning Policy 
Framework.

Reason for pre-commencement condition: The levels of the site need to be understood prior to works 
commencing on site as it could affect how ground works are planned and carried out.

Informative

13. In respect of condition 25 the applicant’s attention is drawn to the comments from Network Rail dated 
25th April 2019 and the requirements 

Since the report has been published the following conditions have been updated, following comments from the 
applicant; 

Condition 2 has been updated to reference the correct plan and include a highway plan:

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

Planning Layout BHM091/PL01 Rev V
Hilton Lane, Worsley All House Types submitted on 11th March 2019
Secondary Package Substation Brick Built with Roof Variants Rev B
Proposed Traffic Calming Measures 42245/5501/027

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

Condition 3 has been updated to allow flexibility on the delivery of the allotments:

3.       Prior to development commencing on the allotments and notwithstanding the details as shown on plan 
BHM091/PL01 Rev S, full details of the allotments including layout, car parking, associated infrastructure 
and boundary treatments together with a timetable for delivery shall be submitted to and approved in 
writing by the Local Planning Authority. The allotments shall be implemented and made available for use 
in accordance with the approved details and retained thereafter. 

Reason: To safeguard the amenity of the area in accordance with policy DES1 of the City of Salford 
Unitary Development Plan and to mitigate the impacts of development in accordance with DEV5 of the 
City of Salford Unitary Development Plan and the Planning Obligation SPD.

Condition 8 has been updated to be more precise:

8.      The acoustic mitigation scheme (including glazing and passive ventilation requirements) as described in 
the submitted acoustic report (Noise Assessment, November 2018, ref: R1421-REP01-JW, Red 
Acoustics) shall be installed.  Prior to occupation of a particular plot requiring acoustic mitigation as 
identified in (Noise Assessment, November 2018, ref: R1421-REP01-JW, Red Acoustics) a Site 
Completion Report relating to that plot indicating that all necessary noise attenuation measures identified 
in the assessment have been implemented shall be submitted to and approved in writing by the local 
planning authority and retained thereafter

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

Condition 9 has been updated to reference the correct plan:



9.       Prior to the occupation of plots 1 to 8, the 3m high acoustic fence shall be installed as shown on site 
layout drawing BHM091/BT01 Rev G.  The fence shall have a minimum density of 20kg/m2 and 
constructed of a material with no holes or openings.  Once erected the fence shall be retained thereafter.

Reason:  In the interests of the amenity of future occupiers in accordance with policy EN17 of the Salford 
Unitary Development Plan and the National Planning Policy Framework.

Condition 12 has been updated in response to comments from the applicant and conversation with the City’s 
Environmental Consultant:

12.     Prior to occupation each dwelling with off road parking shall be provided with the wiring to facilitate the 
provision of a single electric vehicle charging point within 3m of the associated vehicle car parking 
space. The wiring shall be capable of supporting a Type 2 "Fast" charging unit, and wired to a dedicated 
30A spur to provide 7KV charging capacity. 

Reason: In accordance with paragraph 105 and 110 of the National Planning Policy Framework, to 
encourage the uptake of ultra-low emission vehicles and ensure the development is sustainable and to 
safeguard residential amenity, public health and quality of life.

Condition 24 has been updated in response to comments from the applicant:

24. A scheme for the provision of pedestrian links from the site to the Public Right of Way W135 and W136 
together with a timetable for implementation shall be submitted to and agreed in writing by the Local 
Planning Authority. The pedestrian links shall be constructed in accordance with the agreed scheme and 
timetable for implementation and shall remain free from obstruction thereafter.

Reason: To improve pedestrian ensure that the travel arrangements to the development are appropriate 
and to limit the effects of the increase in travel movements in accordance with policies ST14 and A8 of 
the City of Salford Unitary Development Plan and the National Planning Policy Framework.

REPORT TO PANEL ON 9TH MAY 2019

Description of Site and Surrounding Area 

The application site extends to 6.59ha and is currently grass land, which is partly enclosed by fencing with an 
established hedge along the southern boundary. The site is currently used for grazing however, prior to this; 
part of the site accommodated the former St George’s playing fields. A railway line and embankment forms the 
northern boundary of the site, land to the west and south is being developed for housing and is nearing 
completion and land to the west is a Site of Biological Importance (SBI) known as Ponds near New Manchester. 
The site has approximately 18m of frontage at the north east corner onto Hilton Lane. Adjacent to the site 
entrance fronting Hilton Lane is Burgess Farm which is one of the Council’s locally listed buildings. There are 
two Public Rights of Way that run around the perimeter of the site (W135 and W136). The site is allocated in the 
Salford UDP as a wildlife corridor.

Description of Proposal 

Planning permission is sought for the erection of up to 209 dwellings and associated works. The proposed 
dwellings would comprise 123 x three bed and 86 x four bed houses. The development would be in the form of 
detached, semi-detached and terraced properties. Vehicle access into the site would be taken from Hilton Lane. 
Within the site there would be two circular access roads leading to shared space/cul-de-sacs. The proposed 
dwellings would be positioned to front the internal roads and shared spaces within the development. 

The proposed dwellings would be either 2, 2½ or 3 storeys in height. The dwellings would have a traditional 
appearance and would be constructed from brick with tiled roofs. All the dwellings would have rear gardens and 
across the site 418 car parking spaces will be provided either in-curtilage or within shared parking areas.  

The layout plan shows an area to the west of the site which would provide for 15 allotments with ancillary 
infrastructure. 



The application is supported by the following documents

- Design and Access Statement 
- Transport Assessment
- Air Quality Assessment
- Travel Plan
- Flood Risk Assessment and Drainage Strategy
- Phase 1 Preliminary Site Assessment & Phase 2 Site Investigation
- Outline Scope and Specification Stabilisation of Shafts and Shallow Mine Workings
- Crime Impact Statement
- Habitat Survey
- Sustainability Checklist
- Historic Environment Desk-Based Assessment
- Written Scheme of Investigation 
- Arboricultural Impact Assessment
- Noise Study
- Planning Statement and Sports Pitch Impacts Assessment
- Statement of Community Involvement
- Himalayan Balsam Method Statement
- Reasonable Avoidance Measures Method Statement for Great Crested Newts
- Landscape Masterplan including Landscape Management Plan, Landscape Implementation Management   

Schedule

Publicity

Site Notice: Non HH Article 15 Date Displayed: 18 January 2019
Reason: Article 13

Press Advert: Manchester Weekly News Salford Edition  Date Published: 17 January 2019
Reason: Article 15 Affect Public right of Way

Article 15 Standard Press Notice

Representations 

65 objections have been received from 51 different properties in response to the application publicity. Three 
letters of objection have also been received from Peel Holdings. In addition, letters of objection have been 
received from Councillor Edwards and Councillor Critchley. The issues raised can be summarised as follows:

Loss of Greenspace
 The loss of natural greenspace will not create a desirable area to live and will have environmental and health 

consequences as the City will lose a ‘green lung’. Development should be directed towards brownfield land. 
 The development is leading to a loss of greenspace, which is referred to in some objections as greenbelt. 

There should be areas of greenspace between new housing developments
 The site is used to play on and for dog walking.
 There are no facilities for children to play in the area within the development.

Design
 Three storey houses are out of keeping with the character of the area, development on the site should be no 

taller than 2 ½ storeys.
 There are too many houses on the site. The high density of this development does not respect the 

surrounding context as the adjacent development has large detached dwellings, unlike this scheme with 
small semi-detached properties.

 The scheme is poorly designed.
 The shared spaces within the development would mean having to pull bins to the end of the street so they 

can be serviced. The layout and relationship of shared spaces and cul-de-sacs between the old and new 
development are awkward and not well designed.

Crime



 The development will result in crime from opportunists; objectors believe that crime has increased since the 
Redrow and Bloor homes estate was built and therefore will go up again once more houses are built in the 
area.

 There will be an increase in crime due to the lack of policing. There is also a lack of places for the community 
to meet which discourages social interaction.

Highways/Accessibility
 The scheme will generate 418 cars, two per household at least. The traffic along Hilton Lane is horrendous 

and has become a main road through a residential area; it is not designed to be an arterial route used to 
avoid Walkden Town Centre. 

 The traffic impact will be far reaching onto Newearth Road, Leigh Road, Park Road, Walkden Road and 
further afield into Walkden, Ellenbrook and Little Hulton. 

 The mini roundabout at Newearth Road and Hilton Lane and near the train station is dangerous and not fit 
for the amount of traffic using it without the additional traffic proposed as part of this development. 

 Traffic will be made worse by the RHS garden and other committed developments
 The Transport Assessment (TA) states that the junction of Newearth Road and Hilton Lane is already over 

capacity and this has been agreed by officers in the Council. The TA considers that in future scenarios i.e. 
2023 the capacity would be significantly over the ‘intolerable delay’ and therefore should be classed as a 
severe highway impact. Also it is highlighted that the length of the queues at this junction is equivalent to 
queuing behind 40 buses. 

 The TA was undertaken in 2016 and therefore does not account for current traffic flows from the adjacent 
housing development and is therefore out of date. It was undertaken in school holidays and outside peak 
hours so is not a true representation of the volume of traffic and does not account for the traffic movements 
of 1200 cars plus. Road sensors under the bridge is not accounting for traffic movement turning right out of 
the Hilton Lane. The TA suggests the peak hour is 7:30am to 8:30am and from 5pm to 6pm but the survey 
works were conducted between 8am to 9:30am and 4pm to 5:30pm.

 The TA and Travel Plan (TP) are bias and lack impartiality, the train station is located further than suggested 
so doesn’t comply with walking distances and makes the site seem more sustainable. It also refers to St 
Georges RC High School which is closed. Also distances are taken from the site entrance so will be further 
for those who live towards the rear of the development. 

 Transport links cannot cope with travel times tripled in peak hours.
 The site is not well connected to Walkden Train Station or the Guided Busway. Walkden station is not 

accessible for anyone with a pram, baggage, the elderly or disabled. 
 The only bus service along Hilton lane is temporary facilitated by the Burgess Farm development, this bus 

service and the service along Bridgewater Road and Newearth Road have low levels of patronage. The 
objectors also note that service 29 does not run from the stop on Hulton Avenue and the service 36 often 
skips part of Little Hulton due to timing delays. 

 The road access is too close to the entrance of the adjacent new housing development.
 Public transport cannot cope with the amount of development, many of the services are over capacity and 

the services are unreliable. Further investment into public transport will not mitigate the highway impacts of 
the development. It also poorly connects to major employment growth centres such a Salford Quays or Port 
Salford.

 The site access is unsafe and unsuitable. It is located on a blind bend with poor visibility. The existing traffic 
calming measures do not slow traffic down to 20mph and therefore the viability splays are not sufficient. 49m 
visibility splays should be provided as required from the access to the development of Burgess Farm. The 
additional traffic and complex road layout, with cars parked on street and the proximity of local schools all 
impact on highway safety. The buttresses on the bridge are not shown on the highway drawings; they impact 
on visibility. The junction also does not consider the access from the Burgess Farm development or the 
entrance to the public right of way (PROW) 4m from the proposed access, the proximity of the two junctions 
with the PROW between is unsafe and does not create an attractive pedestrian environment. 

 Road surfaces are too thin to take the additional traffic.
 What would happen in an emergency if access into the development is blocked off due to an accident which 

has structural issues with the bridge
 There are no parking facilities at Walkden Station and the pedestrian walkways to get to the station are 

insufficient, people parking near to the station cause road traffic accidents.
 An alternative access into the development rather than from Hilton Lane should be explored.
 It is difficult to cross Hilton lane on foot and the pedestrian footpath under the railway is very narrow.
 Emergency services will be restricted due to the traffic especially in peak hours.



 Construction traffic will create significant traffic delays and noise issues.
 There is no legal right to extend the VH2 bus service contract.  
 There is no local centre within walking distance of this site and as such there will be a reliance on the car.

Need for the development
 There is a 14.9 year supply of housing over 5 years, so why are further developments required.
 The site is identified in the Salford five year housing land supply as being suitable for 100 net units, therefore 

showing the site is overdeveloped.
 There is no need for new housing. 

Planning Obligations/Affordable Housing
 The list of proposed planning obligations is not clear in the application submission. 
 The affordable dwellings within the development are not ‘pepper potted’. Also there are 10 affordable homes 

directly opposite properties on Dunmail Close and Semmington View which will not be built to a high 
standard and this will impact on prices of existing homes. The street scene plans submitted with the 
application have been chosen on purpose and do not show the affordable homes. The potential occupiers 
will bring the area down. There have been crime issues on the Worsley Fold estate with occupiers of the 
affordable units.

 The social housing has already been agreed with the council, prior to granting of planning consent. 
 The site should be used to build affordable homes.
 The developer should meet the full section 106 contribution.

Residential amenity/Air and Noise Pollution 
 The coal mining risk assessment submitted with the application highlights risks from mines, ground gas and 

combustion. These risks and developing the site will have an acute effect on the health of existing residents.
 The development will result in the loss of views across a field, from existing properties.
 Salford is second in the country for the worst air quality in the UK. The additional traffic will cause air and 

noise pollution, dust and dirt.
 The proposed dwellings are too close to existing dwellings and would unacceptably impact on the amenity of 

existing residents and result in overlooking and loss of privacy. Made worse by land in the application site 
being 10m higher than neighbouring properties on Semmington View and inclusion of three storey 
properties. 

 Under the Human Rights Act a person has the right to peaceful enjoyment of all their possessions, which 
includes the home and other land. In this context the development would violate this right due to traffic and 
loss of view and impact on the standard of living for existing residents.

Ecology 
 The development will impact on local wildlife, specifically birds of prey (owl) as they use the open space 

provided by the fields for hunting, birds, swallows, bats, kestrels, hawks, small rodents, cats, foxes, rabbits, 
frogs, toads and great crested newts and butterflies.

 The application does not address impacts on great crested newts which have been found on the boundary of 
the site. The ecology assessment is out of date. It is questioned whether the timing (1) time of year surveys 
were undertaken and (2) surveys undertaken prior to the SBI improvement taking place, methodology and 
conclusion of the Ecological Assessment are correct and that no great crested newts were found on site, 
given the sites proximity to the SBI which has been developed to provide suitable habitat for great crested 
newts. The adjacent housing development provided a significant improvement package for the SBI and it is 
questioned why this development should not make a similar contribution. 

Flood Risk and Drainage 
 Developing the site which sits on higher ground than the surrounding development will impact on drainage 

with more surface water running into the small brook. There are capacity concerns about whether the 
existing culvert can accommodate increased flows and increase flooding and maintenance liabilities 
elsewhere. The drainage solution proposed is unsustainable due to cost and the applicant has no legal right 
to deliver this. The pumping station will neutralise a 15m radius of land which is reliant on land outside the 
applicants ownership and a proposed culvert diversion required would also encroach onto third party land, 
therefore has applicant has no right to execute this. 

 Concerns about the foul drainage sewer connections and this surcharging and flowing into the land to the 
south impact on the existing residential development.



Other
 There have been workman from Bellway Homes working at the proposed access into the development.
 The land has been signposted as private land no trespassing.
 Local services, for example, doctors, dentists, nursery places, primary and high schools are over-subscribed 

and emergency services are over stretched by the current level of development in the area and this will be 
worsened by the provision of more housing.  Local children are having to travel to schools outside their local 
area and will be forced into larger classes. As the schools continued to be stretched, the quality of education 
will drop. Short term private investment into the area will have long terms impacts on the local community 
and services.

 Planning permission was submitted prior to the Christmas break knowing members of the public would be 
too busy to respond.

 Plans and residents comments are not available on the Council Website. 
 This area is over populated with high levels of development in the surrounding area in Ellenbrook, Walkden, 

Worsley, Little Hulton, Mosley Common, Atherton and Tydlesley. Walkden and Little Hulton experiencing the 
highest rate of house building anywhere in the City, outside the City Centre.

 There is a conflict of interest as Salford City Council own the site and are only interested in making money 
without thinking of the consequences for the local residents.

 The Council and Councilor’s are not objecting to this development on land owned by SCC. But spend lots of 
public money fighting private land owners.

 The developer is keen for profit to the detriment of the local community.

Relevant Site History

No relevant site history.    

Consultations

Design For Security – Recommend that a full Crime Impact Statement is submitted as part of the planning 
application to show that the scheme has been designed to avoid/reduce the adverse effects of crime and 
disorder. 

Air Quality, Noise, Contaminated Land - No objections to the application, subject to conditions securing noise 
mitigation in the form of acoustic boundary treatments and glazing/ventilation. Conditions have been 
recommended to secure electric charging points and a construction method statement to safeguard air quality. 
Together with a full suite of contaminated land conditions. 

Senior Drainage Engineer - No objection to the proposed drainage scheme.  

Highways - No objections to the application subject to a package of mitigation, further details are provided in 
the highways section of this report.

The Coal Authority – No objection to the application subject to the imposition of a condition to secure remedial 
works. 

Greater Manchester Archaeological Advisory Service – No objection subject to the development being 
carried out in accordance with the agreed Written Scheme of Investigation.  

Greater Manchester Ecological Unit – Object to the scheme on the grounds that the scheme will deliver 
insufficient semi-natural habitat to provide satisfactory mitigation for the loss of a large open area of greenspace 
that will currently function as a wildlife foraging and movement resource, more detail is set out in the ecology 
section of this report. In respect of other matters, GMEU recommend conditions to ensure the development is 
carried out in accordance with the method statements for Great Crested Newts and Himalayan Balsam and 
recommend a condition in respect of securing a Landscape Creation and Management scheme. 

The Open Spaces Society - No comments received to date  



Peak and Northern Footpaths Society – Request a condition to ensure there is no obstruction to any public 
right of way. They note that should a temporary or permanent obstruction be unavoidable, then no development 
should take place until a Diversion Order has been confirmed and made available for public use.   

Ramblers Association (Manchester Area) - There are two Public Rights of Way (PROW) around the 
perimeter of the proposed development (W135 and W 136). These paths link into an extensive network of paths 
which are strategically important for recreational purposes. The Association note that for the first 10m of the 
footpath from Hilton Lane is narrow and bounded by high wooden panels and is poorly sign posted. The 
Association request that this footpath is opened up and correctly signposted as part of this scheme. They also 
request that there should be multiple points of access from the site to the footpath network.  

Within their comments the Ramblers Association (Manchester Area) note that there are notices on the adjacent 
development that warn against accessing the PROW. This relates to the adjacent housing development and is 
not directly applicable to this scheme, however the City’s PROW officer is aware of this matter.

Network Rail (LNW) – Currently object to the application until they are reassured that the development does 
not impact upon their assets and the safe operation of the railway and its maintenance. The applicant is 
currently responding to this and an update will be provided via the amendment sheet. 

Sport England – No objection to the proposal, more detail can be found in the appraisal section of this report.  

Rights Of Way – Request that resurfacing improvements are made to footpath 137 Worsley. Also support the 
connections from the development to the wider footpath network. 

United Utilities (UU) - Note that there is an easement in the vicinity of the site affected by the proposal and has 
restrictive covenants that must be adhered to. UU have no objections to the development subject to conditions 
relating to foul water and surface water. UU note that a public sewer crosses the site and they may not permit 
building over it and provide advice of access strips. Comments have been provided on site drainage, the 
management and maintenance of SUDs, water supply and United Utilities assets.

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 ST10  -  Recreation Provision
This policy states that a comprehensive range of accessible recreation opportunities will be provided through 1) 
the protection, improvement and reorganisation of existing recreation sites; 2) the development of a regional 
park; 3) developing a network of Key Recreation Areas; 4) provision of new recreation facilities on sites 
allocated in the UDP; 5) the development of a series of Local Nature Reserves; 6) improvement of access 
between urban areas and the Countryside; 7) use of planning obligations to provide new and enhanced 
recreation facilities.

Unitary Development Plan ST12  -  Development Density
This policy states that development within regional centres, town centre and close to key public transport routes 
and interchanges will be required to achieve a high density appropriate to the location and context.

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

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



Unitary Development Plan DES3  -  Design of Public Space
This policy states that development should include the provision of public space; designed to have a clear role 
and purpose which responds to local needs; reflects and enhances the character and identify of the area; is an 
integral part of and provide appropriate setting and an appropriate scale for the surrounding development; be 
attractive and safe; connect to establish pedestrian routes and public spaces and minimise and make provision 
for maintenance requirements.

Unitary Development Plan DES4  -  Relationship of Development to Public Space
This policy states that developments that adjoin a public space shall be designed to have a strong and positive 
relationship with that space by creating clearly defining public and private spaces, promoting natural 
surveillance and reduce the visual impact of car parking.

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

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

Unitary Development Plan H4  -  Affordable Housing
This policy states that in areas that there is a demonstrable lack of affordable to meet local needs developers 
will be required by negotiation with the city council to provide an element of affordable housing of appropriate 
types.

Unitary Development Plan H8  -  Open Space Provision with New Housing
This policy states that planning permission will only be granted where there is adequate and appropriate 
provision for formal and informal open space, and its maintenance over a twenty-year period. Standards to be 
reached will be based upon policy R2 and guidance contai8ned within Supplementary Planning Documents.

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

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

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

Unitary Development Plan EN8  -  Nature Conservation of Local Importance
This policy states that development that would adversely affect the nature conservation value of a Site of 
Biological Importance, a Local Nature Reserve, or a priority habitat for Salford as identified in the Greater 
Manchester Biodiversity Action Plan, will only be permitted where the benefits of the development clearly 



outweigh the reduction in the nature conservation interest of the site; the detrimental impact has been minimised 
as far as is practicable; appropriate mitigation measure have been provided. Conditions or planning obligations 
will be used to ensure the protection, enhancement and management of these sites and habitats.

Unitary Development Plan EN9  -  Wildlife Corridors
This policy states that development that would affect any land that functions as a wildlife corridor, or that 
provides an important link or stepping stone between habitats will not be permitted. Conditions and planning 
obligations may be used to protect, enhance or manage to facilitate the movement of flora and fauna where 
development is permitted.

Unitary Development Plan EN12  -  Important Landscape Features
This policy states that development that would have a detrimental impact on, or result in the loss of, any 
important landscape feature will not be permitted unless the applicant can clearly demonstrate that the 
importance of the development plainly outweighs the nature conservation and amenity value of the landscape 
feature and the design and layout of the development cannot reasonably make provision for the retention of the 
landscape feature. If the removal of an important existing landscape feature is permitted as part of a 
development, a replacement of at least equivalent size and quality, or other appropriate compensation, will be 
required either within the site, or elsewhere within the area.

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 EN18  -  Protection of Water Courses
This policy states that development will not be permitted where it would have an unacceptable impact on 
surface or ground water.

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

Unitary Development Plan R1  -  Protection of Recreation Land Facilities
This policy states the development of existing Recreation Land and facilities will not be permitted unless: i. the 
development is for recreation purposes that would contribute to the continued recreation use of the site; ii. 
adequate replacement provision, of equivalent or better accessibility, community benefit and  management is 
made in a suitable location; iii. it has been clearly demonstrated that the site is surplus to recreational 
requirements; iv. the development is ancillary to the principal use of the site. 

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.

Other Material Planning Considerations

National Planning Policy

National Planning Policy Framework 2019
National Planning Practice Guidance



Local Planning Policy

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 - 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  -  Greenspace Strategy
This policy document expands on the policies of the Unitary Development Plan relating to the issues of open 
space and recreation, and seeks to ensure that all stakeholders have a clear understanding of how those 
policies should be implemented and their desired outcome. This should help to ensure that the greenspace 
needs of Salford are successfully met; delivering safe, high quality open spaces that are well-located, well-
designed, well-managed, and meet the aspirations of local communities.

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 mitigate the impacts of the development.

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.

Planning Guidance -  Housing
The purpose of the guidance is to ensure that the residential development coming forward in Salford contributes 
to establishing and maintaining sustainable communities, tackles the specific housing and related issues that 
face Salford, and helps to deliver the vision and strategy of the UDP, the Housing Strategy and the Community 
Plan.

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

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 

Principle of Development

At the heart of the NPPF is a presumption in favour of sustainable development. The NPPF chapter 11 
encourages the effective use of land by reusing land that has been previously developed provided that it is not 
of high environmental value.  However, whilst this principle clearly encourages the use of previously developed 
land in the first instance, the NPPF does not preclude development on any other land, including greenfield or 
previously undeveloped land which this site is. For the avoidance of doubt this site is not located within the 
greenbelt.

The site is identified in Salford’s 2018 to 2037 Housing and Economic Land Availability Assessment (HELAA) as 
a potential development site for housing (reference S/LHU/81). Having regard to the government’s planning 
practice guidance relating to land availability assessments, the site is considered to be suitable, available and 
achievable for new housing development (including the site being viable). A yield of 200 houses has been 
assumed on the site.

The site is also allocated in the Revised Draft Local Plan for circa 200 houses (reference H9/6). Although the 
allocation carries very limited weight given there are likely to be objections to it and that the plan is at a relatively 
early stage of preparation, development of the site for housing would in principle be supported subject to more 
detailed consideration of a number of issues.

Although the HELAA and Revised Draft Local Plan estimate that the site has the potential to accommodate 200 
dwellings, the proposed 209 dwellings is considered to be acceptable given that the development is at an 
appropriate density for its location.

Neighbouring residents have questioned why the development is required as Salford has a 14.9 year supply of 
housing over five years. Although there is a five year supply of deliverable dwellings this does not mean that 
planning applications for new housing should be refused. To maintain a five year supply the council has to 
continue to grant planning permission for sustainable development. Government projections show there is a 
need for new housing in the city into the long term.

Loss of Playing Fields

The northern part of the site (approximately half of the land area) was historically maintained as a detached 
education playing field known as St. Georges Playing Fields. This use ceased in 1997, due to lack of 
maintenance and the schools underutilisation. Since 1997, the site has been leased as grazing land. The 
playing field has therefore not been used for over 20 years. In terms of UDP policy R1, it is considered that the 
site is surplus to recreational requirements and it has been agreed that alternative recreational facilities in the 
form of 15 allotment plots will be provided on-site. It has also been agreed and that the sports pitch portion of 
the open space financial contribution will be directed towards Wharton Playing Fields. Sport England has 
confirmed that, subject to the financial contribution, they have no objection to the loss of the playing field.

Housing Mix



Policy HOU1 of the housing planning guidance states that within the part of the city where the proposed 
development is located, the large majority of dwellings within new developments should be in the form of 
houses rather than apartments. The entire scheme is being delivered as houses in accordance with policy 
HOU1. 

Policy HOU2 of the housing planning guidance states that where houses are proposed the majority should have 
at least three bedrooms. The development is for 123 x three bed and 86 x four bed houses. Given this, the 
proposed development is in accordance with policy HOU2.
   
Design

Layout of the development -

The site will have one vehicle access point into the development from Hilton Lane. Due to the limited frontage 
the site has on Hilton Lane there will be no dwellings directly fronting onto Hilton Lane. Plots 1 and 2 have been 
designed to front the access road into the development and this will provide the development with presence to 
Hilton Lane. The internal layout provides a series of circular roads within the site with a number of cul-de-sac / 
shared driveway arrangements. The proposed layout of the site will be informal in nature, similar to the new 
housing development to the east.  

All of the proposed dwellings would front the highway or shared drives providing strong frontages to the streets 
and overlook features such as the allotments, substation and pumping station. This is supported as this will 
promote natural surveillance of the streets and discourage crime. Also, where possible, gardens have been 
position back to back to increase security. 

It is considered that the sizes of the proposed plots are appropriate, and are at a comparable density to the 
adjacent development. All dwellings would have space within their plots to the front or the side for off road car 
parking and all dwellings will have a private garden with sufficient space within the curtilage for bin storage 
provision.

The allotment provision will be located in the south west corner of the site. The dwellings to the north and west 
of the allotments have been designed to overlook the allotments which will provide a degree of natural 
surveillance which is supported. The final layout of the allotments and associated infrastructure will be agreed 
by condition. 

The Council is keen for the scheme to include the provision of pedestrian connections from the site to the public 
footpaths which bound the site. These will provide future residents with direct access to an extensive network of 
public footpaths which is supported. Three points of access from the development have been identified by the 
Council, these are:

1) A connection in the north-west corner of the site close to the pedestrian route which runs under the railway.
2) A connection on the southern boundary close to the proposed pumping station
3) A connection on the western boundary in close proximity to the junction on Semmington View

Within the application site there is no proposed built form that would prohibit these connections from being 
created. However, the provision of the routes would need to be examined in detail as there are land level 
changes, access will be required over third party land, agreements will need to be reached in places to remove 
boundary treatments to facilitate the connections, and the routes would need to be formalised through relevant 
highway legislation. Any works required to facilitate the footpaths outside the redline boundary of the site; will be 
funded through the public realm S106 contribution. A condition will therefore be recommended to secure these 
routes, where practically possible. 

The Crime Impact Statement highlights that access to the public footpaths would compromise the security of the 
development, allowing criminal legitimate access. Whilst the concerns are noted, given the low boundary 
treatment/hedgerow that exists around the perimeter of the site it is considered that access could easily be 
obtained. The site has been designed so that all the boundaries of the site, with the exception of that along the 
boundary with the railway, are overlooked by the proposed dwellings, in addition the dwellings on the adjacent 
site also look out onto the eastern and southern boundaries of the application site, it is therefore questionable as 
to whether the development will be more vulnerable to crime by creating pedestrian routes to and from the site. 



It is also considered that the benefits of creating pedestrian access in terms of accessibility far outweigh any 
potential negative impacts.

In light of the above, it is considered that the layout of the development is acceptable and will accord with 
policies DES1, DES2, DES3 and DES10 of the UDP.

Scale and Massing - 

The proposed dwellings, in terms of their scale and massing, are considered to be appropriate. The 
development includes three storey dwellings; these are positioned where there are land level changes and to 
add interest to the street scene. Whilst three storey dwellings will be taller than the dwellings in the immediate 
area, there is a variety of house types and a large number of two and a half storey properties. It is therefore 
considered that three storey dwellings would be in-keeping with the character of the area and accord with UDP 
policy DES1. 

Appearance of Dwellings - 

The immediate design context for the development has been set by the adjacent housing development. Within 
this adjacent development there is a mix of dwellings with hipped and gable roofs, dwellings have detailing such 
as projecting porches and bay windows. There is also a mix of brick and render facing materials.

The proposed dwellings are traditional in appearance, constructed from brick with gable pitched roofs. The 
dwellings will have feature brick detailing above and below windows, black barge boards and guttering. Design 
features on properties include projecting pitched roof canopies over front doors, Juliet balconies, single storey 
bay windows, front projecting gables and dormer windows. Dwellings located on corner plots have been 
designed to be duel fronted. 

At this stage the applicant is unable to confirm the exact palette of materials due to industry wide sourcing 
issues. Material samples will be required by condition to ensure that the materials are acceptable and will 
respect the context of the immediate area in accordance with the council’s design policies.

The crime impact statement submitted with the application states that all dwellings will be designed to Building 
Regulations Approved Document Q which includes standards for door and windows to resist physical attack 
from burglary. 

Highways

A Transport Assessment (TA) and Travel Plan (TP) have been submitted in support of this planning application. 

Sustainable location -

The presumption in favour of sustainable development, which is identified by the National Planning Policy 
Framework (NPPF), means that it is necessary to consider whether the proposed development represents a 
sustainable form of development.  As part of this overall assessment, consideration of whether the proposed 
development is accessible to everyday facilities and employment by non-car modes of transport should be 
given.

The application site is well connected to the local highway network providing convenient access from the 
development to the surrounding residential areas and local amenities. Hilton Lane is well lit, with footways on 
either side of the carriageway, apart from west of the proposed site access.  Hilton Lane is subject to a 20mph 
speed limit with traffic calming in the form of raised junction table and speed cushions.

As part of this proposal, the new site access is designed with provision of a 2m wide footway on either side of 
the entrance, this provides for a new wider footway on the western side of the access point. The junction 
incorporates calming features in the form a raised junction table plus a pair of speed cushions on Hilton Lane to 
ensure traffic speeds are kept low. These measures will improve access to and from the site for pedestrians. 
The highway mitigation package proposed also includes a sum of £48,000 towards a highway infrastructure 
improvement scheme to improve the pedestrian / cycle facilities at the junction of Newearth Road / Hilton Road 
mini roundabout and on Hilton Lane.



There are two Public Right of Way’s (PROW) adjacent to the site boundary connecting to Trent Drive to the 
north and Wigan’s PROW to the south. As discussed in more depth later in the report, the proposal will facilitate 
access from the development onto these footpaths which will improve accessibility to the public footpath 
network and the wider area. S106 monies for public realm improvements will be used to improve these PROWs 
and the Loop Line.

There are bus stops located close to the site on Hilton Lane providing regular services in each direction. The 
circular VH2 service links Burgess Farm, Walkden Railway Station and Walkden Town Centre at 15 minute 
intervals. Alternatively, there are bus stops available on the A6 Manchester Road, around a 12 minute walk from 
the site. The S106 package includes a sum of money to improve bus services, to fund an extension of the 
existing shuttle bus which currently serves the adjacent development and/or to fund changes to the 
route/frequency of the existing service or to fund additional journeys to the bus services numbered 29, 36, and 
38 which also serve the development. 
 
Walkden Railway Station is located around a 5 minute cycle journey or a 15 minute walk from the entrance of 
the site and provides services to destinations including Manchester Victoria, Wigan, Blackburn, Kirkby, 
Southport and Leeds. The S106 package also includes a sum of monies to be directed towards improvements 
to Walkden Train Station, which may include improved access to the station from the development site. 

In summary, contribution towards pedestrian/cycle infrastructure improvements and public transport, providing 
future residents with genuine alternatives to travel by private vehicles are proposed as part of the development 
in accordance with national and local transport policies.

Likely Trip Generation -

During the course of the application, Transport for Greater Manchester (TfGM) have raised concerns that the 
traffic survey used in the TA is out of date and is not representative of current conditions. The Manchester Road 
/ Hilton Lane / Ellesmere Street junction models had missing signal parameters. Subsequently, a Technical Note 
(TN) was issued by the applicant to address these concerns.

The TN demonstrates that the background traffic is slightly lower than the historic data used in the TA. The 
Local Highway Authority (LHA) and TfGM agree this is reprehensive of current traffic around the site. 

The trip rates associated with the development have been revisited to reflect the up to date position. The 
revisited trip rates are calculated using the arrivals and departures to the Dukes Manor and Worsley Fold 
residential developments via Burgess Way, which provides a per dwelling trip rate which is applied to the 
proposed development of 209 dwellings to establish the updated trip generation, as shown below.

Housing Trips (209  dwellings)
Time Period

Arrival Departure 2-Way
Weekday AM Peak Hour 15 73 88
Weekday PM Peak Hour 80 31 111

It can be seen from the table above that the development is expected to generate 88 and 111 two-way trips in 
the AM and PM peaks, respectively. The LHA have reviewed and accept the trip rates and the other technical 
inputs into the traffic model. 

Weekday AM Peak HR Weekday PM Peak HR
Additional 2-Way Movement Additional 2-Way MovementRoute
Trips Vehicle / 

min
% 
Increase Trips Vehicle / 

min
% 
Increase

1
Manchester Road 
/ Hilton Lane 
signal junction

25

1 vehicle 
per 
Approx. 
2.4 

1.4% 31
1 vehicle 
per Approx. 
1.9 minutes

2.3%



minutes

2

Newearth Road / 
Hilton Lane mini-
roundabout 
junction 

62

1 vehicle 
per 
Approx. 
minutes

3.4% 76
1 vehicle 
per 47
seconds

4.1%

It can be seen from the table above how traffic from the development is envisaged to disperse into the local 
highway network. The highest at the junction of Newearth Road / Hilton Lane mini-roundabout of 1 two-way trip 
per minute and every 47 seconds in the AM and PM peaks, respectively this equates to a 3.4% in the AM and 
4.1% increase in the PM peak.

The modelling of the Hilton Lane/Park Road / Newearth Road mini roundabout demonstrates that the junction is 
currently operating at theoretical capacity with high levels of queuing and congestion. This relatively reflects the 
existing operation of the junction.  However, with the addition of the development traffic, the modelling shows 
that the junction will see an increase in traffic and as the roundabout is at theoretical capacity this will result in 
additional delays. TfGM and the LHA acknowledge this; however consider that a package of measures to 
reduce the need for private vehicles usage by encouraging the use of sustainable modes of travel and creating 
a safe and desirable environment for pedestrians and cyclists, is suitable to mitigate the impact from the 
development. This will involve improving the pedestrian infrastructure along Hilton Lane and at the junction of 
Manchester road / Hilton Lane and Newearth Road / Hilton Road mini roundabout.

The Manchester Road / Hilton Lane signal junction has an increase of 1.4% and 2.3% in the AM and PM peaks. 
The modelling in the TN shows that, with the addition of development traffic, the Manchester Road / Hilton Lane 
signal junction will operate at practical capacity. The junction model doesn’t consider any downstream 
congestion on the A6 corridor affecting the operation of the junction. TfGM consider that the addition of 
development traffic will result in a slightly worse operation than predicted in the modelling. 

In planning terms, considering the information above and being mindful of the existing traffic situation, it is 
considered that the impact of this proposal will be minimal and does not represent a “severe” impact, the test set 
out in the NPPF. In light of this and the contributions secured towards pedestrian/cycle infrastructure 
improvements and public transport, no objections are raised to the development on traffic impact grounds and 
therefore the development complies with the requirements of UDP policies A2 and A8 and the NPPF.

Site Access -

The development will provide a single vehicular access point off Hilton Lane. The new access includes a 6.75m 
wide carriageway with 2m wide footways with tactile paving across on either side of access. The junction 
incorporates traffic calming features in the form of a raised junction table, plus a pair of speed cushions between 
the proposed access point and the access to the Burgess Farm residential development. 

The visibility splays for the proposed site access are designed in accordance with the 20mph speed limit of 
Hilton Lane. Objectors to the scheme have raised concerns in relation to highway safety and suggest the traffic 
speed on Hilton Lane is significantly higher than the posted speed limit.

The applicant undertook an ATC speed survey in February 2019. The dry weather speed was recorded in the 
ATC survey as 31.7mph in the westbound direction and in wet weather the speed was 29.2mph. 

To discourage speeding the applicant has proposed to install an additional traffic calming measure in the form of 
a speed table at the site access and additional speed cushions to help further reduce the speed of vehicles 
along Hilton Lane. 

Notwithstanding this, the Local Highway Authority (LHA) have reviewed the design of the proposed site access 
and confirm that visibility splays of 2.4m x 43m for a 30mph speed limit with a 250mm or 500mm offset of the 
visibility splay into carriageway are achievable and would comply with Manual for Street 2.

In terms of forward visibility along Hilton Lane and under the railway bridge the LHA have confirmed a 60m 
forward viability is achievable in both directions which is more than suitable for the speed the road and would 
comply with Manual for Street.



In respect of concerns regarding the site access and its proximity to the development of the former Burgess 
Farm which has outline planning consent for residential development. Given the Burgess Farm access will only 
serve up to 10 dwellings, it is likely to generate minimal traffic and as such is not considered to conflict with the 
proposed access arrangements for this site. 

The development has only one point of access, therefore it will be a requirement that the footways on both sides 
of the access road entering the site should be strengthened. This would allow emergency vehicles to use the 
footways, should the carriageway become blocked along this section of the road in the event of an emergency.

The TA reviews the recorded Personal Injury Collision (PIC) data and this does not indicate any inherent road 
safety issues within 400m of the site access. In addition, the PIC data does not indicate any inherent road safety 
issues or recurring accident patents within the wider study area.

Whilst objectors concerns are noted about Hilton Lane not being suitable for the amount of traffic, Hilton Lane 
has been designed to carry traffic from the A6 to B5232 and as such is suitable from a highway perspective for 
the additional traffic that will use the route generated from this development. 

In light of this the LHA have advised that the proposed site access is acceptable.

Landscaping

Trees - 

The application has been supported by a tree report, which the council’s Arborist considers contains a fair and 
accurate appraisal of the trees on site. The tree report records 6 individual trees, 6 groups and 1 hedge. 9 trees 
and groups are categorised as ‘C’ and 4 trees and groups are categorised as ‘B’ these include two groups of 
trees, the hedge and one tree.

It is proposed that, in order to facilitate the development, five trees and part of two groups of trees will be 
removed. The components of the groups of trees proposed for removal represent small stems with a low 
amenity value, also it is recognised that these are category ‘C’ trees and should not be allowed to constrain 
development. 

A small part of the hedgerow (category ‘B’) would also be removed. The council’s Arborist is of the opinion that 
the integrity of the hedgerow has been lost over time with many stems of elder having established within the 
hedge. The elder is now in decline leaving a sporadic boundary. The loss of part of the hedgerow is regrettable 
given the contribution to the overall amenity value of the area in the short, mid and long-term. However, given 
the footprint of the proposal; the available space and the earthworks proposed, retention is not possible. It is 
considered that the loss of part of the hedgerow can be mitigated against by securing supplementary planting in 
the existing hedge and removing the elder, which in the long term will maintain the integrity of the hedgerow.

It is also proposed that, in order to create sufficient clearance for the development, three groups and one tree 
will be pruned back to the boundary which is considered acceptable.

The site will be subject to a landscape strategy, details of which are discussed below. It is considered that this 
provides mitigation for the trees lost as part of the development. In order to safeguard the existing trees on site 
a combined Arboricultural Method Statement (AMS) and Tree Protection Plan (TPP) submitted with the 
application is considered to be fit for purpose and will be secured by condition.

Subject to conditions, it is considered that the development will accord with UDP policy EN12 and the Trees and 
Development Supplementary Planning Document.

Landscaping – 

The applicant has submitted a series of detailed landscape plans and information in support of the application. 
These plans have been reviewed by Urban Vision’s Landscape Consultant who has made comments in respect 
of the choice of species of hedge and trees and also requested that wildflower/grass mix is planted around the 
boundaries of the site. It is also noted that details of hard landscaping have not been submitted.



The scheme is considered to provide residents with a good balance of hard and soft landscaping and provides a 
clear indication of public and private spaces within the development. The use of landscaping to break up the 
dominance of car parking across the site, and the provision of landscaping in-between the application site and 
the boundary with the adjacent housing development to screen parallel access roads does need further 
consideration, however this can be dealt with through a conditions. Therefore a full landscaping condition is 
recommended. 

In light of above it is considered that the development will be appropriately landscaped in accordance with policy 
DES9 of the UDP. 

Boundary Treatments – 

A boundary treatment plan has also been provided in support of the application. Fencing to a height of 1.8m is 
proposed along the boundary of the rear gardens and 0.9m high post and rail fencing will be provided between 
plots. Where rear gardens of dwellings border the street boundary, walls to a height of 1.8m are proposed. A 3m 
high fence will be proposed to plots 1 to 8 for acoustic purposes. The boundary treatment around the perimeter 
of the site will be in the form of 0.45m high knee rail, in addition 2.4m high weld mesh fencing is proposed 
around the allotments.

It is considered that the proposed boundary treatment has been design to discourage crime by ensuring all 
gardens and rear access paths to gardens having lockable gates. It is considered that the approach to boundary 
treatments is acceptable. The detailed design of the boundary treatment has not been submitted with the 
application, therefore this detail will be agreed through a landscaping condition. Subject to this condition the 
scheme is considered to accord with policies DES1 and DES10 of the UDP. 

Flooding and Surface Water

The application site is located in Flood Zone 1 and within the Core Conurbation Critical Drainage area. Given 
the size of the site, the application has been supported by a Flood Risk Assessment and Drainage Strategy.

The development is classed as More Vulnerable owing to its proposed residential use, however such uses are 
deemed to be appropriate in Food Zone 1, therefore there are no objections to the proposal on flood risk 
grounds. 

The drainage scheme submitted with the application confirms that the land is not suitable for an infiltration 
drainage solution. The applicant also explored the option of above ground SuDS within the site, however this 
was deemed not to be appropriate due to the open space provision within the site being used for allotments and 
also the fall in land levels across the site. Due to land ownership it is not possible to obtain a gravity connection 
to the water course which runs along the boundary of the site. In this instance, as described in paragraph 083 of 
the Planning Practice Guidance, notes the following:

“In terms of the overall viability of a proposed development, expecting compliance with the technical standards 
is unlikely to be reasonably practicable if more expensive than complying with building regulations – provided that 
where there is a risk of flooding the development will be safe and flood risk is not increased elsewhere.”

In this situation compliance with building regulations relates to the connection of site discharges to a separate 
system.  In this situation, the discharges are to the public sewer system as advised by United Utilities following 
discussion with the applicant and the Lead Local Flood Authority (LLFA). Therefore, the only realistic option is to 
pump the surface water to the watercourse. Whilst a pumping station is less than ideal, it is a more sustainable 
solution than pumping the water to the combined sewer. The drainage solution submitted has been designed to 
have the same run off rate as the greenfield site due to proposed attenuation measures. The City’s Drainage 
Engineer has reviewed the detailed drainage scheme and considers it to be acceptable. He has also confirmed 
that this drainage scheme meets the requirements as set out by Network Rail to ensure that the drainage will 
not have an impact upon the operation railway. 

Sustainable drainage tree pits have been included in the scheme and all dwellings will be provided with a water 
butt, which is betterment in terms of surface water drainage. The drainage strategy highlights that these are 
located within the site in shared or open spaces and shows there to be a total of 27 trees. The strategy clearly 
states this is preliminary therefore a condition to secure these is recommended.

https://www.gov.uk/guidance/flood-risk-and-coastal-change#design-and-construction-costs


In respect of the pumping station, objectors have highlighted that the station will neutralise a 15m radius of land  
which relies on land outside of the redline and that works to a culvert on site will also require works on third 
party land. Given there is no agreement in place for such works an objector considered the applicant to have no 
legal right to deliver the proposed drainage scheme. This is a matter for agreement between both parties and is 
not a material planning consideration and sites outside the planning process.    

In respect of the representations regarding the surface water drainage capacity and concerns about the foul 
drainage sewer connections and wider implications of these matters, the city’s drainage engineer disagrees with 
the assertion that this situation will exacerbate flood risk to another site. Currently run-off from the site will 
generally flow towards the Bloor Homes site due to topography. The development will include the construction 
of a surface water drainage system to collect surface water run-off. Only in exceedence events will water leave 
the system. It is proposed that a new foul drainage system will be connected to the existing combined public 
sewer which crosses the site. All requirements of United Utilities must be met prior to approval of connection.   

In light of the above it is considered that the proposed development accords with UDP policy EN19 and the 
Flood Risk and Development Planning Guidance.

Heritage

Archaeology – 

An archaeological desk-based assessment (DBA) was submitted with the application and during the course of 
the application the applicant has provided a Written Scheme of Investigation (WSI) for the proposed 
archaeological works on site. The Greater Manchester Archaeological Advisory Service (GMAAS) have 
confirmed that they are satisfied that the DBA meets the requirements for such a study as set-out in paragraph 
189 of the NPPF and accept its concluding recommendations. GMAAS have also reviewed the WSI which has 
been updated during the course of the application and agreed that this is acceptable. A condition is 
recommended to ensure the development is carried out in accordance with the WSI. 

Locally Listed Building – 

Burgess farmhouse and outbuildings are included on the city council’s local list of heritage assets for its 
architectural and aesthetic value. The farmhouse, which is currently unoccupied and in a poor state of repair, 
fronts onto Hilton Lane, adjacent to the proposed site access to the development. It is important to note that 
planning permission has been granted for the demolition of all the farm buildings and the redevelopment of the 
site for residential use. Notwithstanding this, it is considered that, given the scale and massing of the proposed 
development, being low rise, together with the distance of separation between the proposed development and 
the locally listed asset, there would be no significant detrimental impact upon the setting of the former 
farmhouse.

In light of the above it is considered that the proposed development would accord with UDP policy CH8.

Ecology

The application site is allocated in the Salford UDP as a wildlife corridor and the land adjacent, to the west is a 
Site of Biological Importance (SBI) known as ‘Ponds near New Manchester’. The Greater Manchester Ecology 
Unit (GMEU) note that this SBI is designated partly because it is known to support the great crested newt, a 
specially protected species - 

The application is supported by a Habitat Survey and Reasonable Avoidance Measures Method Statement for 
Great Crested Newts. GMEU have reviewed the Habitat Survey noting that reliance has been placed on 
previous surveys undertaken to inform nearby recent developments, particularly in relation to great crested 
newts. GMEU have confirmed that they are prepared to accept that taking these previous surveys into account 
there is sufficient information available to determine the application. GMEU accept that the site currently has 
limited potential to support great crested newts. GMEU note that significant work has been undertaken on the 
wider Burgess Lane housing developments and on the creation of the Nature Park West. The disturbance to the 
landscape caused by the work, and the distances between known newt ponds and the current application site, 
make the probability that newts have colonised the application site or land adjacent to the site as very low since 
2015 when the latest survey was undertaken. GMEU further note that the site itself does not support optimum 



terrestrial habitat that could be used by great crested newts. GMEU conclude by stating that they do not 
consider that further surveys for great crested newts will add anything to the assessment of the potential impact 
of the proposed development on great crested newts.

Given the highly protected status of the great crested newts and because the presence of the great crested 
newts on the site cannot be entirely ruled out, the applicant has prepared a Reasonable Avoidance Measures 
Method Statement for Great Crested Newts. GMEU note that all of the works on the nearby development sites 
have been carried out successfully using Reasonable Avoidance Measures. The method statement has been 
reviewed by GMEU who have confirmed that it is fit for purpose. A condition is recommended to ensure the 
development is undertaken in accordance with the Reasonable Avoidance measures. 

GMEU note that the adjacent Burgess Farm site supported much better habitat (sheep grazed pasture and 
hedgerows) than the current application site. The boundary of the Burgess Farm site to the adjacent SBI is 
much longer, the landscape had not been subject to any recent disturbance, and parts of the Burgess Farm 
development (drainage solutions) involved direct encroachment into the SBI. There was also a concurrent loss 
of open farmed land in this development. The enhancement of land in the ‘Nature Park west’ was considered to 
be a proportionate requirement for the Burgess Farm site to compensate for the loss of open farmland habitats 
and direct and indirect impacts on the SBI, a view upheld at Public Inquiry. 

The current application does not involve the same degree of direct and indirect impact on the special interest of 
the SBI or on the landscape and therefore the requirement for the provision of compensatory habitats and 
greenspace is not comparable. 

Nevertheless, GMEU consider there is a requirement for the current application to provide more in the way of 
semi-natural greenspace to mitigate for the loss of greenspace that currently functions as a wildlife foraging and 
movement resource. In particular, GMEU consider the areas of greenspace around the perimeter of the site to 
be too narrow and too formal to function effectively. GMEU advise that effective landscape corridors of semi-
natural greenspace should be provided through the site or at the site boundaries of at least 10m. 

The applicant has stressed that widening the greenspace around the development will have significant 
consequence for the layout of the scheme. The applicant is of the opinion that the buffer zone with appropriate 
landscaping and measures to prevent public access will be sufficient to ensure the greenspace functions as a 
wildlife corridor. The landscape buffer along the south and east boundary ranges in width from 0.8m to 5.4m, 
along the southern boundary this increases to between 3.96m and 13.9m in width, it is acknowledged that the 
western boundary abuts the SBI. 

GMEU note that the applicant cannot rely on provision from other nearby developments to deliver mitigation for 
the loss of greenspace on this site, because this greenspace was provided as mitigation for greenspace losses 
associated with other developments. Whilst this position is accepted it is considered that a landscape buffer will 
be created between the two developments and for over half of the south/east boundary this is over the 
recommended 10m width. A detailed Landscape Creation and Management Plan is to be prepared for the 
development and this will be conditioned. This will ensure this greenspace is planted to encourage the 
movement of wildlife. It is also acknowledged that the developer has agreed to make a planning obligation 
contribution for public open space. 

Whilst GMEU consider the provision of semi-natural greenspace on the site is not sufficient, when being mindful 
of the spaces surrounding the site and the opportunity to increase biodiversity by landscaping within the site, it 
is considered on balance that the development is acceptable in terms of its impacts on biodiversity and it would 
be difficult to justify a reason for refusal on the grounds of biodiversity.

Invasive Species – 

The submitted Habitat Survey identifies that Himalayan Balsam occurs on the site. It is an offence under the 
terms of the Wildlife and Countryside Act 1981 (as amended) to cause any of these plant species to spread in 
the wild. Following comments from GMEU the applicants have provided a Himalayan Balsam Method 
Statement. GMEU have agreed that the detail is sufficient and as such a condition is recommended to ensure 
the development is undertaken in strict accordance with this statement.  

Bird Nesting – 



GMEU recommend that any vegetation clearance required to facilitate the scheme takes place outside of the 
optimum time of year for bird nesting. As it is an offence under the Wildlife and Countryside Act 1981 (as 
amended) to intentionally damage or destroy the nest of any wild bird whilst in use or being built, the attachment 
of a condition is not necessary as it would duplicate that legislation.  However, an informative has been added to 
remind the applicant of this.

Residential Amenity

The closest residential dwellings to the application site are those on Semmington View, Dunmail Close and 
Bullbridge View which form part of the recently constructed Burgress Farm development. These properties 
directly face the southern and western boundaries of the site and are accessed via cul-de-sacs or shared 
driveways that run between the existing dwellings and the site boundary. Suitable separation distances, of over 
26m, will be retained between habitable elevations of these existing dwellings and those proposed, this takes 
into account the fact that some dwellings along this boundary are either 2½ or three storeys in height. This will 
ensure that privacy for existing residents and proposed residents is safeguarded and ensure the proposed 
dwellings would not have an overbearing impact on the existing dwellings in accordance with policy DES7 of the 
UDP.

There are certain points within the development where the Council’s normal separation distances would not be 
maintained.  At their closest point, 14m is provided between front elevations and 17m is provided between rear 
elevations. Other areas which are short of the separation distances are where windows face gable elevations 
the closest relationship here is 9.8m. It is considered that these distances have been dictated by the layout that 
seeks to maintain suitable distances to existing neighbours and to create a strong and positive street frontage. It 
is also acknowledged that potential occupiers will be ‘buying into’ this relationship and therefore reduced 
separation distances are considered to be appropriate in this case.

Given the significant levels difference across the site there will be a need for retaining features within the site, 
mainly in the rear gardens of dwellings. The retaining features in some places could be as high as 2.8m and it is 
noted that in most circumstance there will be a 1.8m high fence on top. Also a 3m high acoustic fence will be 
erected in the rear gardens of plots 1 to 8. Whilst some boundary treatments are high, it is considered that the 
rear gardens are of sufficient size to ensure the boundary treatments are not overbearing on the gardens or the 
properties, ensuring residents have an acceptable level of amenity.  

The development will provide all future occupiers with an acceptable level of light and outlook. All dwellings 
would benefit from a private rear garden. It is therefore considered that future occupants of the site would have 
a good level of amenity in accordance with UDP policy DES7. 

Pollution

Air Quality - 

The development does not sit within the Greater Manchester Air Quality Management Area (AQMA), however 
due to the scale of the development there is potential for the number of vehicle movements generated to have a 
detrimental impact on air quality in the wider city region. There is also potential for fugitive dust emissions during 
the construction phase to impact on the AQMA and also nearby receptors. The application has been supported 
by an air quality impact assessment. The model inputs have been reviewed by the City’s Environmental 
Consultant and are considered to be representative of the conditions in the area and cumulative impacts have 
been considered.  

It is important to note that the UK Limit value for nitrogen dioxide (long term exposure) is 40 µg/m3 (annual 
mean).  Long term exposure to concentrations of NO2 are known to have a negative impact on health.

The model predicts that, at most receptors, the increase in emissions from road transport associated with the 
development will not result in any exceedance of the UK limit values. At two of the receptors (R2 – Manchester 
Road East and R9 – Walkden Road) concentrations (with development) are predicted to be 36.19 µg/m3 and 
39.77 µg/m3 (annual mean) respectively. Both these receptors are within the boundary of the AQMA and located 
in close proximity to busy roads. The model demonstrates that road traffic emissions associated with increased 
traffic will increase pollutant concentrations within the AQMA.



Whilst the model shows that the pollutants within the AQMA will increase, these values do not exceed the UK 
Limit value as set out above. Notwithstanding this, the City’s Environmental consultant considers that some 
mitigation is required to minimise the impact of increasing emissions in the wider area, and safeguard public 
health. 

The application is accompanied by a travel plan promoting the use of public transport, S106 monies will be 
directed towards public transport and improvements to public rights of way and pedestrian connections, all of 
which will go some way towards reducing emissions. In addition, in line with the Greater Manchester Air Quality 
Action Plan, a condition to secure electric vehicle charging points for all residential properties with off road 
parking is recommended. The applicant has not agreed to provide the charge points, however has agreed to fit 
all dwellings with appropriate wiring to a suitable point to enable future occupiers to easily install a charge point 
when their needs require it. This is deemed to be appropriate as the technology for charge points is changing at 
a fast pace and being mindful of the time to build out the site and that future occupiers may not have electric 
cars from occupation. These connections will be secured via condition.

Noise – 

The application is supported by a noise assessment which confirms that the noise climate in the area is affected 
by trains using the railway and to some degree Hilton Lane.

The assessment includes results from a noise monitoring survey to determine design standards for building 
elements to ensure internal noise levels are achieved. The report concludes that suitable acoustic glazing and 
standard trickle ventilation is capable of reducing internal noise levels to the required standards. Ventilation for 
first floor rooms in plots closest to the railway (plots 1 to 26, 43 to 48, 55 and 61) requires acoustic trickle vents 
to enable the required standard to be met.

With respect to external noise levels in garden areas closest to the railway and the road (i.e. those impacted by 
both noise sources), these will require mitigation in the form of a 3m high close boarded acoustic fence to the  
northern boundary of plots 1 to 8.

The City’s Environmental Consultant considered the noise assessment to be robust and the conclusions are 
accepted.  As such there is no objection to the application on the grounds of noise subject to conditions 
securing noise mitigation in the form of acoustic glazing and ventilation and boundary treatments.

Land Contamination - 

The site has previously been undeveloped in agricultural and leisure use; however the proposed end use is for 
residential properties with gardens, which are considered a sensitive end use with respect to land contamination 
risk.  

A Phase 1 Preliminary Site Assessment & Phase 2 Site Investigation has been submitted in support of the 
application. The City’s Environmental Consultant has confirmed that the conclusions of the report are accepted 
and the final remediation strategy including detailed validation requirements is required prior to the development 
commencing which will be secured by condition.

Coal Mining

The application site falls within the defined Development High Risk Area; therefore within the application site 
and surrounding area there are coal mining features and hazards which need to be considered in relation to the 
determination of this planning application. The planning application has been supported by a Phase 1 
Preliminary Site Assessment and a Phase 2 Site Investigation Report, which also incorporates a Coal Mining 
Risk Assessment. The Coal Authority concurs with the recommendations of the reports; that coal mining legacy 
potentially poses a risk to the proposed development and that a detailed scheme of remedial measures should 
be provided to the Local Planning Authority to treat the onsite recorded mine entries and provide details of the 
mitigation measures necessary to ensure the stability of the offsite mine entries, as well as deal with the shallow 
coal workings to ensure the safety and stability of the proposed development.

Such remedial works will be secured by condition, The remediation works will ensure the associated risks from 
developing the site will be minimised as far as possible, which is a concern of neighbouring residents. 



Sustainability

The application is supported by the Council’s Sustainability Checklist. The Design and Access Statement also 
outlines the applicant’s approach to sustainability which promotes a fabric first approach, to maximise the 
efficiency of the dwellings to be built in for the life of the dwelling. The use of energy will be reduced by good 
levels of thermal insulation, use of energy efficient lighting and the use of natural ventilation. The applicants 
approach to sustainability is considered to be acceptable and meets the requirements of policy EN22 of the 
Salford UDP and the Councils Sustainable Design and Construction SPD.  

Planning Obligations

The Planning Obligations Supplementary Planning Document (SPD) explains the city council’s approach to the 
use of planning obligations. The SPD advises that a development of this nature in this part of the City should 
contribute towards open space, education, public realm, transport/highways improvements.

In terms of open space, the scheme proposes to provide 15 on-site allotments in lieu of the financial contribution 
for Youth and Adult facilities. The final layout of the allotments and design of associated infrastructure will be 
secured by condition as will the trigger for the allotments to be implemented on site and made available for use. 
The Council’s estates team has confirmed that the area of land where the allotments are sited will be retained in 
the Council’s ownership, therefore as this is within the City’s Councils control there is no requirement for the 
applicant to enter into a legal agreement to ensure that the allotments are retained in perpetuity.

No obligation is sought in respect of equipped children’s play space as the site falls within the catchment of the 
play area (500m) which is being provided on the adjacent development. As discussed above, the applicant has 
agreed to provide pedestrian linkages to the public footpath which runs along the southern boundary of the site 
which then will provide access beyond to the play space. 

An open space financial obligation of £252,921 will be sought for improvements to Parr Fold Park and/or Peel 
Park and £170,570 will be directed to Wharton Playing Fields changing rooms and pitches. 

In terms of education, in line with the formulas set out in the SPD, a financial contribution of £581,011 will be 
secured and directed towards existing or new primary school(s) within Pupil Planning Area 1 (Walkden North 
and Little Hulton) and/or Pupil Planning Area 2 Boothstown, Worsley & Ellenbrook. 

Public realm contributions are considered necessary for this development to improve pedestrian linkages. A 
figure of £150,000 has been agreed. Initially this will be directed towards facilitating the links between the site 
and the PROW, as discussed earlier in the report. Any remaining monies will be directed towards improvements 
to the loop line as it heads towards the guided bus way.

A package of transport improvements is also considered necessary to mitigate the impact of development, 
details of this mitigation is set out in the highways section of this report. In addition, the following sums have 
been secured.

 £48,000 towards an upgrade to pedestrian and cycle movements at the roundabout at Newearth Road 
and Hilton Lane.

 £10,000 to improve public transport - this will be directed towards improvements to Walkden Train 
Station which may include improved access to the station from the development site.

 £275,880 to fund an extension of the existing shuttle bus which currently serves the adjacent 
development and/or to fund changes to the route/frequency of the existing service or to fund additional 
journeys to the bus services numbered 29, 36, and 38 which also serve the development. 

In respect of comments made about the applicant’s ability to legally extend the current bus service, as stated 
above this money can be used in a number of ways to improve the route/frequency of buses that serve the 
development, not just the VH2 bus. It will be for the Council to negotiate contracts with the bus providers and 
TfGM.   

Policy OB1 of the planning obligations SPD identifies that the site is within a mid/high value area; given this 
there is a requirement that 20% of the houses on site should be affordable with a tenure spit of 75% 



social/affordable rented and 25% intermediate tenure. Given that the scheme proposed 209 houses, there is a 
requirement for 42 dwellings, comprising of 32 social/affordable rent dwellings and 10 of an intermediate tenure. 

The applicant has engaged with the Council’s Planning and Housing Division and Derive (Councils local 
housing company) and through negotiation a scheme consisting of 42 affordable homes has been agreed in 
principle, subject to contract. The affordable homes will be secure via a section 106 agreement. These 
affordable dwellings will be provided on site, located in 3 groups of 10 and a group of 12. This is considered to 
meet the requirements in terms of pepper potting as per policy OB1.

Objections

The majority of the issues raised in representations have been given due consideration within the appraisal 
section of this report. However there are some objections which are not covered in the matters above, these will 
be given due consideration below. 

It is noted in representations that the community use the site to play and walk dogs on. Whilst this is not 
disputed, the land is in private ownership and as such is not publically accessible space. It has also been noted 
in the objections that the land has been sign posted as private land with no trespassing. 

There have been a significant number of objections to the scheme on the grounds that local services such as 
doctors, dentists, schools, are already significantly over subscribed and emergency services over stretched and 
that the provision of more housing will make this situation worse. The provision of services such as doctors, 
dentists and emergency services are planned and delivered at a strategic level to meet demand from a wider 
area than that of the application site. Therefore, the provision of these services is outside the remit of this 
planning application. In respect of primary schools, the application will make a full contribution towards 
education in accordance with the Planning Obligations SPD.

In respect of the objections regarding the amount of development in this area and that there is too much 
housing development. The assessment of the planning application does account for cumulative impacts from 
other committed developments in the area therefore this has been given due consideration in the consideration 
of this application.  

In respect of the construction period, neighbouring residents may experience issues as identified by objectors. 
However, construction activity is temporary in nature and considered to be an acceptable consequence of 
development. A condition will also be imposed to address amenity related issues during the construction phase 
of development.

The objections regarding the submission date of the planning application are noted; however this has no 
bearing on the determination of a planning application, which has been publicised in line with legislation. There 
have been some comments regarding the plans and neighbour letters not being available to view on line. 
Members of the public have had issues with viewing plans; this was noted and additional time for 
representations to be received was provided by the case officer. In terms of being able to review the 
representations online, the Council does not publish these to the website, however representations can be 
viewed by appointment in the Council offices. 

Whilst objectors have asked that an alternative access point into the development should be explored, the Local 
Planning Authority has to determine the application as submitted. The proposed access into the development is 
considered to be acceptable from a highways perspective. Also, in respect of the site being used for affordable 
housing, the scheme is considered to comply with the Council’s requirements for the provision of affordable 
units in this part of the City. 

In respect of there being a conflict of interest as the City Council own the site, the planning application has been 
considered on its planning merits, ownership is not a material planning issue, nor is the financial benefits of the 
scheme for either the landowner or the developer. Workmen on site and that the affordable housing offer has 
been agreed with the Council are not indications that this application has been pre-determined; the planning 
application will be considered openly in accordance with national and local planning policies and procedures. 

The loss of a view and impact on house prices are also not a material planning issues and therefore cannot be 
afforded any weigh in the determination of this planning application. 



In respect of the objections regarding the increased opportunity for crime, the scheme has been designed to 
discourage crime and it would be unreasonable to assume that this development would increase crime or anti-
social behavior. 

In respect that planning obligations are not clear in the submission, the package of planning obligations has 
been discussed and confirmed during the course of the application. The package of planning obligations 
deemed to be suitable to mitigate the impacts of the development is set out in the planning obligation section of 
this report

Value Added 

The applicant has engaged in extensive pre-application discussions on proposals for developing the site. 
Additional information has been submitted during the course of the application to address consultee and officer 
concerns and also to limit the number of pre commencement conditions.

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:

A financial contribution of to be directed towards: 

 £275,880 Shuttle Bus contribution – To fund an extension of the existing shuttle bus which currently 
serves the development site and/or to fund changes to the route/frequency of the existing service. Or to 
fund additional journeys to the bus services numbered 29, 36, and 38 which also serve the development. 

 £252,921 Open space contribution – Improvements to Parr Fold Park and/or Peel Park. 
 £170,570 Sports Pitch contribution – Improvements to Wharton Playing Fields changing rooms and 

pitches. 
 £150,000 Public Realm contribution – To direct some or all of the monies towards either improvements 

to the loop line as it heads towards the guided bus way and/or improved connections to the site including 
works to improve pubic rights of way which serve the site. 

 £581,011  Education contribution – To increase capacity to an existing or new primary school(s) within 
Pupil Planning Area 1 (Walkden North and Little Hulton) and/or Pupil Planning Area 2 Boothstown, 
Worsley & Ellenbrook. 

 £10,000 Walkden Train Station contribution – Improvements to the station or works to provide 
improved access to station from the development site.

 £48,000 Newearth Road and Hilton Lane Mini Roundabout – Highway infrastructure improvement 
scheme to improve the pedestrian / cycle facilities.

 Affordable Housing – 20% affordable housing to be provided onsite. This equates to 42 units.

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:

Planning Layout BHM091/PL01 Rev U
Hilton Lane, Worsley All House Types submitted on 11th March 2019



Secondary Package Substation Brick Built with Roof Variants Rev B

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

3.      Prior to development commencing on the allotments and notwithstanding the details as shown on plan 
BHM091/PL01 Rev S, full details of the allotments including layout, car parking, associated infrastructure 
and boundary treatments shall be submitted to and approved in writing by the Local Planning Authority. 
The allotments shall be implemented in accordance with the approved details and be made available for 
use prior to the completion of the 150th dwelling. 

Reason: To safeguard the amenity of the area in accordance with policy DES1 of the City of Salford 
Unitary Development Plan and to mitigate the impacts of development in accordance with DEV5 of the 
City of Salford Unitary Development Plan and the Planning Obligation SPD.

4.      The development hereby approved shall be undertaken in accordance with the Written Scheme of 
Investigation for a Programme of Archaeological Work, P100021.01.1 vs 2.0 dated March 2019. 
Notwithstanding the programme at section 2.6, no development shall take place until a scheme for the 
timing / phasing of implementation works has been submitted to and approved in writing by the Local 
Planning Authority. The development shall be undertaken in accordance with the approved Written 
Scheme of Investigation and the approved timing / phasing of implementation works.

Reason: To record and advance understanding of heritage assets impacted on by the development and 
to make information about the archaeological heritage interest publicly accessible in accordance with 
CH8 of the City of Salford Unitary Development Plan and the National Planning Policy Framework.

Reason for pre-commencement condition: Any work on the site has the potential to damage 
archaeological assets and so the programme of works is required before any development commences.

5.       Prior to development commencing (except for demolition and enabling works) the applicant shall submit 
and agree with the Local Planning Authority in writing a contaminated land remediation strategy.  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.

Reason for pre-commencement condition: Any works on site could affect any contamination which may be 
present and hinder the effective remediation of any contamination causing a risk to the health of future 
occupiers and harm to the environment, hence the initial investigation must be carried out before works 
commence

6.       Pursuant to condition 5; 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

7.       No development shall take place until a detailed scheme of remedial works for the treatment for the mine 
entries on site, any mitigation measures deemed necessary to ensure the stability of the offsite mine 
entries and remedial works for the shallow coal workings has been submitted to and approved in writing 
by the Local Planning Authority. The development shall be undertaken in strict accordance with approved 
scheme and prior to the occupation of any dwellings or group of dwellings as agreed in writing with the 
LPA, a verification report relating to those dwellings shall be submitted to, and approved in writing by, the 
Local Planning Authority. The Verification Report shall validate that all remedial works undertaken were 
completed in accordance with the details agreed by the Local Planning Authority.



Reason: In the interests of public safety in accordance with paragraphs 178 and 179 of the National 
Planning Policy Framework.

Reason for pre-commencement condition: The undertaking of remedial and mitigatory measures, prior to 
the commencement of development, is considered to be necessary to ensure the safety and stability of 
the development. 

8.       Prior to occupation of any plot the acoustic mitigation scheme (including glazing and passive ventilation 
requirements) as described in the submitted acoustic report (Noise Assessment, November 2018, ref: 
R1421-REP01-JW, Red Acoustics) shall be installed.  Prior to occupation of the residential units a Site 
Completion Report confirming that all necessary noise attenuation measures identified in the assessment 
shall be submitted to and approved in writing by the local planning authority.

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

9.       Prior to the occupation of plots 1 to 8, the 3m high acoustic fence shall be installed as shown on site 
layout drawing BHM091/BT01 Rev F.  The fence shall have a minimum density of 20kg/m2 and 
constructed of a material with no holes or openings.  Once erected the fence shall be retained thereafter.

Reason:  In the interests of the amenity of future occupiers in accordance with policy EN17 of the Salford 
Unitary Development Plan and the National Planning Policy Framework.

10.     Prior to the commencement of the development, with the exception of site clearance and remediation, 
plans showing the existing and proposed ground levels across the site and details of proposed retaining 
features (there position, dimensions and construction specification) shall be submitted to and approved in 
writing by the local planning authority. The development shall be carried out in accordance with the 
submitted details. 

Reason -To enable any proposed changes of level to be assessed in accordance with the provisions of 
policy DES1 of the City of Salford Unitary Development Plan and the National Planning Policy Framework.

Reason for pre-commencement condition: The levels of the site need to be understood prior to works 
commencing on site as it could affect how ground works are planned and carried out.

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

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



A log of all reported instances shall be kept on record and made available for inspection by the local a 
planning authority upon request; and
(xi) an intended date for the commencement of development and, following commencement, evidence of 
the material start on site.

Reason:  In the interests of the amenity of neighbours 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.

12.     Prior to occupation the applicant shall provide a scheme for the wiring to facilitate the provision of a single 
electric vehicle charging point for all residential properties with off road parking. The charging point shall 
be capable of Type 2 "Fast" charging, and wired to a dedicated 30A spur to provide 7KV charging 
capacity. 

Reason: In accordance with paragraph 105 and 110 of the National Planning Policy Framework, to 
encourage the uptake of ultra-low emission vehicles and ensure the development is sustainable and to 
safeguard residential amenity, public health and quality of life.

13.     The development shall be undertaken in strict accordance with the Reasonable Avoidance Measures 
Method Statement for Great Crested Newts dated 4th February 2019 by Rachel Hacking Ecology. 

Reason: To protected species in accordance with the Nature Conservation and Biodiversity 
Supplementary Planning Document and the National Planning Policy Framework.

14.     The development shall be undertaken in strict accordance with the Himalayan Balsam Method Statement 
dated 4th February 2019 by Rachel Hacking Ecology. 

Reason - It is an offence under the Wildlife & Countryside Act 1981 to introduce, plant or cause to grow 
wild any plant listed in Schedule 9 part 2 of the Act.

15.     The development hereby approved shall be carried out in strict accordance with the drainage strategy as 
presented in Drainage Strategy, Hilton Lane Worlsey, 30231/SRG March 2019.

Reason: To reduce the risk of flooding to the proposed development and future occupants in accordance 
with policy EN19 of the City of Salford Unitary Development Plan and the National Planning Policy 
Framework.

16.     A scheme for the provision of sustainable drainage tree pits (based on the plan 30231/107 within the 
Drainage Strategy, Hilton Lane Worlsey, 30231/SRG March 2019) and the provision of water butts shall 
be submitted to and approved in writing by the Local Planning Authority. The approved scheme shall be 
implemented 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. 

Reason: To provide betterment in terms of water quality and surface water discharge rates policies EN19 
and EN22 of the City of Salford Unitary Development Plan and the National Planning Policy Framework.

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

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



18.     (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, a scheme for the supplementary planting of the hedgerow along the 
southern boundary of the site and a scheme for the timing / phasing of implementation works.

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

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

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

19.    No landscaping works, pursuant to condition 18, shall take place until a Landscape Creation and 
Management Scheme has been submitted to and approved in writing by the Local Planning Authority. 
The approved scheme shall be implemented in accordance with the approved details and the approved 
timing / phasing of implementation as agreed under condition 18(b) or within 18 months of first occupation 
and retained thereafter.

Reason:  To ensure that the site is satisfactorily landscaped having regard to its location 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.

20.    No development shall be started until all the retained trees as shown at the Arboricultural Method 
Statement (AMS), Drawing No: P.918.17.02 Rev. C, shown at Appendix 2 of the Ascerta Arboricultural 
Impact Assessment, Report entitled: 'Land at Hilton Lane, Worsley', dated November 2018 within (or 
overhanging) the site, have been protected using temporary protective fencing.  Such protection shall be 
installed in accordance with the description shown at AMS, Drawing No: P.918.17.02 Rev. C in the 
positions as shown at AMS, Drawing No: P.918.17.02 Rev. C: 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 protection.

          Reason: To safeguard protected trees and to ensure that adequate provision is made for their protection 
whilst the development is carried out in accordance with EN12 of the Unitary Development Plan and TD4 
of the Trees and Development Supplementary Planning Document.

21.     The development hereby approved shall be carried out in accordance with the submitted Arboricultural 
Method Statement [AMS, Drawing No: P.918.17.02 Rev. C].

          Reason: To safeguard protected trees and to ensure that adequate provision is made for their protection 
whilst the development is carried out in accordance with EN12 of the Unitary Development Plan and TD4 
of the Trees and Development Supplementary Planning Document.

22.     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 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.



23.     Notwithstanding the details submitted within the Travel Plan, the development hereby approved shall not 
be brought into first occupation until an updated Travel Plan has been submitted to, and approved in 
writing by, the Local Planning Authority.

         Within six months of the development hereby approved being brought into first occupation, a further, 
updated Travel Plan shall be submitted to and agreed in writing with the Local Planning Authority. The 
agreed Travel Plan shall be implemented and reviewed in accordance with the timetable embodied 
therein.

Reason: To ensure that the travel arrangements to the development are appropriate and to limit the 
effects of the increase in travel movements in accordance with policies ST14 and A8 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework.

24.     A scheme for the provision of pedestrian links from the site to the Public Right of Way W135 and W136 
together with a timetable for implementation shall be submitted to and approved in writing by the Local 
Planning Authority. The pedestrian links shall be constructed in accordance with the approved scheme 
and timetable for implementation and shall remain free from obstruction thereafter.

Reason: To improve pedestrian ensure that the travel arrangements to the development are appropriate 
and to limit the effects of the increase in travel movements in accordance with policies ST14 and A8 of 
the City of Salford Unitary Development Plan and the National Planning Policy Framework.

Notes for Applicant:

1.       The applicant is advised that they have a duty to adhere to the regulations of Part 2A of the 
Environmental Protection Act 1990, the National Planning Policy Framework 2018 and the current 
Building Control Regulations with regards to contaminated land. The responsibility to ensure the safe 
development of land affected by contamination rests primarily with the developer.

2.       With respect to gas protection measures the applicant's attention is drawn to BRE 414, Protection 
Measures for Housing on Gas-Contaminated Sites.  In addition the requirements of BS8845:2015 Code of 
Practice for the design of protective measures for methane and carbon dioxide ground gases for new 
buildings should be followed for installation and  the verification requirements of CIRIA C735 Good 
Practice on the Testing and Verification of Protection Systems for Buildings against Hazardous Ground 
Gasses will need to be submitted.  

Verification of gas protection systems needs to be undertaken during the construction process, or the 
applicant may not be able to discharge the condition.  This can lead to issues with property searches and 
/ or mortgage at a later time.

3.      Ordinary watercourse consent will be required for any works to the watercourse.  Refer to 
https://www.salford.gov.uk/media/388215/ordinary-watercourse-consent.pdf

4.       The Wildlife and Countryside Act 1981 (as amended) makes it an offence (with certain limited exceptions 
and in the absence of a licence) to intentionally to kill, injure or take any wild bird, or intentionally to 
damage, take or destroy its nest whilst it is being built or is in use, or to take or destroy its eggs. Further, 
the Act affords additional protection to specific species of birds listed in Schedule 1 of the Act. In respect 
of these species it is unlawful to intentionally or recklessly to disturb such a bird whilst it is nest-building or 
is at or near a nest with eggs or young; or to disturb their dependent young.  You are therefore advised to 
seek the advice of a suitably qualified ecologist before commencing works on site.

5.       No vegetation clearance required by the scheme should take place in the optimum period for bird nesting 
(July to August inclusive) unless nesting birds have been shown to be absent by a suitably qualified 
person.

6.       In respect of condition 7 any mitigation measures proposed shall first be agreed with The Coal Authority's 
Permitting Team.

https://www.salford.gov.uk/media/388215/ordinary-watercourse-consent.pdf


7.       Under the Coal Industry Act 1994 any intrusive activities, including initial site investigation boreholes, 
and/or any subsequent treatment of coal mine workings/coal mine entries for ground stability purposes 
require the prior written permission of The Coal Authority, since such activities can have serious public 
health and safety implications.  Failure to obtain permission will result in trespass, with the potential for 
court action.  In the event that you are proposing to undertake such work in the Forest of Dean local 
authority area our permission may not be required; it is recommended that you check with us prior to 
commencing any works.  Application forms for Coal Authority permission and further guidance can be 
obtained from The Coal Authority's website at:
https://www.gov.uk/get-a-permit-to-deal-with-a-coal-mine-on-your-property  

8.       Building over or within the influencing distance of a mine entry (shaft or adit) can be dangerous and has 
the potential for significant risks to both the development and the occupiers if not undertaken 
appropriately.  The Coal Authority would draw your attention to our adopted policy regarding new 
development and mine entries:
https://www.gov.uk/government/publications/building-on-or-within-the-influencing-distance-of-mine-entries

9.       Where development is proposed over areas of coal and past coal workings at shallow depth, The Coal 
Authority is of the opinion that applicants should consider wherever possible removing the remnant 
shallow coal.  This will enable the land to be stabilised and treated by a more sustainable method; rather 
than by attempting to grout fill any voids and consequently unnecessarily sterilising the nation's asset.  
Prior extraction of surface coal requires an Incidental Coal Agreement from The Coal Authority.  Further 
information can be found at:
https://www.gov.uk/get-a-licence-for-coal-mining

10.     The applicant's attention is drawn to the contents of the attached letter from United Utilities dated 29th 
January 2019.

11.     A public sewer crosses the site.  Please liaise with United Utilities in relation to building over or diverting 
the sewer or about requirements for an easement.

12.     This permission does not authorise the closure of the public right(s) of way affected by the proposed 
development which should at all times be maintained unrestricted and available for the free passage of 
the public.

https://www.gov.uk/get-a-permit-to-deal-with-a-coal-mine-on-your-property
https://www.gov.uk/government/publications/building-on-or-within-the-influencing-distance-of-mine-entries
https://www.gov.uk/get-a-licence-for-coal-mining

