
APPLICATION No: 19/73835/FUL
APPLICANT: Mr Geoffrey Buckley
LOCATION: Land To The Rear Of 25 Ellesmere Avenue, Eccles, M30 9GZ
PROPOSAL: Erection of one dwelling. Re-submission of 18/72790/FUL
WARD: Eccles

Description of Site and Surrounding Area 

The application site forms a relatively level parcel of undeveloped land historically associated with No.25 
Ellesmere Avenue in Monton. The plot cannot be accessed from Ellesmere Avenue yet maintains highway entry 
via Monton Road to the north-eastern aspect, adjacent to an existing electricity sub-station and public footpath. 
The public footpath (8) runs along the western boundary, providing pedestrian access from Monton Road down 
towards an industrial estate along Old Wellington Road. 

The site is delineated by existing residential development; namely No.97 Monton Road to the north, the 
Victorian semi-detached properties of Nos.25 Ellesmere Avenue and 95 Monton Road to the east, the curtilage 
of No.32b Ellesmere Avenue to the south and west, and public footpath 8 to the north-western boundary. 

The character of the area is delineated by its historical context and derived by tree lined streets with a mixture of 
traditional fronting detached and semi-detached properties constructed across various eras of development in 
varying architectural styles. This has resulted in the site forming part of the Ellesmere Park Conservation Area.



The application site is also covered by a group Tree Preservation Order (13) which extends across Nos. 95-97 
Monton Road, No.25 Ellesmere Avenue, and partially Nos.23 (a and b) Ellesmere Avenue.

Description of Proposal 

Withdrawn Application 18/72790/FUL 

This application follows the withdrawal of planning application 18/72790/FUL which sought the construction of 
two semi-detached dwellings on the site with a shared driveway for the provision of six spaces to the front 
elevation accessed from Ellesmere Avenue. 



The dwellings would have been constructed in corresponding brickwork under a shared gable ended pitched 
roof and together measured 15m in width x 9.5m deep x 9.5m in height. 

In response to this previous submission the Case Officer raised substantive concerns with the appropriateness 
of the development which was deemed to represent an overdevelopment of the site and detrimentally impacted 
upon the private amenities of No.23b Ellesmere Avenue through overbearing effect and No.97 Monton Road 
through a loss of light entering the main garden area to the west of the adjacent dwelling house.  It was also 
questioned as to whether the principle of two semi-detached properties on the site would have been acceptable 
given corresponding built forms of this scale within the surrounding area face directly onto the street. 

Following the withdrawal of the application informal pre-application advice was given in which the principle of a 
single two storey detached dwelling house was discussed.  

The Proposal

This application now seeks permission for the construction of a contemporary two and half storey detached 
dwelling house with attached double garage measuring 11.7m in width x 7.3m in depth (14.5m including 
attached single storey garage) x 8.9m in height. The property shall be constructed in traditional facing brickwork 
under a main gable ended pitched tiled roofscape with uPVC anthracite windows and door details. The exact 
palette of materials is yet to be finalised.

In order to facilitate the proposed development 9 trees within the group TPO are to be removed (2 Category C 
and 8 Category U) along the north-east and south-west boundaries of the application site. 

The proposed elevations, floors plans and site plan are provided below.

Proposed Elevations



Proposed Ground and First Floor Plans

Proposed Second Floor Plans and Property Section. 



Proposed Site Plan

Publicity

Site Notice: Non HH Within Conservation Area - Posted 13th August 2019. 
Reason: Planning Application in Conservation Area

Press Advert: Manchester Weekly News Salford Edition Published 15th August 2019. 
Reason: Planning Application in Conservation Area 

Neighbour Notification 

43 neighbouring occupiers have been notified of the application.

Representations 

6 letters of objection have been received in response to the application’s publicity. In this regard the following 
summarised concerns are raised:

Principle of development
 The land described is in fact a back garden.
 This development seems to be at odds with Salford City Council’s planning policy of not allowing 

development in a ‘back garden' location.

Design 



 The house being set back would impact the current run of properties that all align along the road, the 
house would impact gardens for 23A, 23B, 23 and 25 Ellesmere Avenue as what is a current view of 
trees and space would be fully blocked by the house. 

 If the scheme was brought more in harmony with the adjacent building lines of properties actually on 
Ellesmere Avenue, it would fit in more with the surrounding area. The scheme still appears to be 
predominately in the rear garden aspect of the plot.

 According to the SPD document for Ellesmere Park, the Avenue was going to be part of the 
conversation area. Issues facing Ellesmere Park, section 3 sub paragraph 3.4. Loss of garden area and 
car parking, which this application will overrule. 

 This application to develop in the gardens of all of the surrounding properties is still completely un-
expectable.

 The applicant has now acquired an access road from Ellesmere Avenue by purchasing land. If the 
developer was to purchase enough land to develop on the build line of Ellesmere Avenue and use the 
parcel of land as garden (in line with the existing properties) there would no objection.

 The size, nature and location of the proposed development is both overbearing and not in keeping with 
the surrounding area of Ellesmere Avenue.

Highways 
 With the application submission of cars entering and exiting onto Ellesmere Avenue, this would add 

unreasonably to an already busy dead ended road, and make the area even more hazardous for 
pedestrians.

 Parking along Ellesmere Avenue is significantly increased when there are classes ongoing at the 
dancing studio directly adjacent to the access drive proposed within this application. Cars park on both 
sides of the avenue, from the top to the bottom on evenings and weekends. Allowing this drive to exit 
onto the avenue would only add to the potential for a future accident to occur.

 This Ave. is already very busy due to the extra properties having been built and the cars being parked 
from the surrounding area.  A neighbouring properties garden wall has already been demolished three 
times, the last one by a builders supply lorry last November. The amount of construction traffic is 
obviously going to be horrendous. Wouldn't the entrance onto Monton Road be a better proposition 
where the entrance already exists?

 Driveway would be opposite the proposed entrance and exit of an adjacent property. The Avenue was 
never intended for this.

Amenity 
 The total disruption to our lives on Ellesmere Avenue where one neighbour has lived for years is 

unnecessary.
 The sight lines shown do not pick up the rear bedrooms and windows on the side elevation of No.23, 

these would be directly overlooked. It is noted that the recently constructed property to the other side of 
the plot has no rear windows to ensure no overlooking so that would appear to be a precedent now not 
being followed. 

 It was assumed that given the established properties on Ellesmere Avenue have large gardens and 
good views and sunlight that this section of land – which is overlooked from all directions with existing 
neighbouring properties on Monton Road, Ellesmere Avenue and Ellesmere Green - would not be 
developed on as there had been previous planning permission applications turned down.

 It would mean that the front elevation of the house would directly look into a number of windows on 
neighbouring properties.

Trees
 The plans reference tree T16 and T13 – both trees are actually within the border of No.23 and provide a 

block to the flats behind, if removed it would open up views for all of the flats to the back into a 
neighbouring property. On the basis tree T16 is within No.23’s fence line and the neighbour would not 
allow this to be removed.

 Regarding the mature trees on this plot which are part of the aesthetics of the Avenue. These trees 
originally had TPOs put on them, but all of a sudden these have been lifted/removed.

Miscellaneous 
 Look at the dreadful house the applicant built on the adjacent land on Monton Road. 
 The application is not to enhance the area but to make money.



 The plans again seem to focus on maximising the size of what can be built on the plot with no real 
concern for overlooking houses on Ellesmere Avenue nor what the plot probably suits in the local area

 Ellesmere Avenue is a quiet road with a number of senior citizens.
 If the property that was developed by the same builder at 95 Monton Road included this land as 

gardens for 2-3 properties instead of the already granted and developed individual property with 
minimal garden and parking then he would have the same amount of properties which ran to an existing 
build line.

 A neighbouring occupier was told that a parcel of land which didn't run to an existing build line and is 
overlooked from all angles would not be developed on.

Relevant Site History

18/72790/FUL - Erection of 2 no dwellings - Application Withdrawn - 12 July 2019

5/49912/TPO - Crown raise to 5m one sycamore (1), remove limb overhanging the road from one maple and 
formatively prune accordingly one maple (T2) - Approve - 28 February 2005
     
Consultations

Highways – 
No objection subject to a condition requesting that the applicant submit a Construction Management 
Statement/Plan to ensure no increase in risk to pedestrians and road users will occur during the construction 
period. In addition, the following informatives are recommended for attachment:

 With regards to site access boundary treatment it is recommended any non-permeable boundary wall 
must not be more than 0.6m high and any higher boundary must be permeable in the form of decorative 
guard railing.

 The works on the adopted highway will be delivered by an s171 agreement and Greater Manchester 
Roads Activities Permit Scheme (GMRAPS). 

 The applicant should request the LHA to undertake a dilapidation Survey prior to construction and on 
completion of the development. This is to ensure the adopted footway and carriageways are not 
damaged by construction vehicles of the development and ensure the works on the adopted highway 
are properly implemented. 

 The applicant must protect the construction of footway, carriageway and utility services. Existing utility 
services that are affected by the development would need the applicant to seek approval from relevant 
service companies prior to any highway works to be undertaken adjacent to any utility services, this 
includes diverting and protecting of services.

 Regarding the adopted carriageway and footways, any amendments to the carriageway need to be re-
instated using similar materials or material than is approved by the council’s highway engineers

Senior Drainage Engineer – 
No objection. Recommended informative highlighting that a public sewer/drain passes through the site and 
therefore the applicant should contact United Utilities. 

Greater Manchester Ecological Unit – 
No objection subject to conditions requesting that:

 No removal of or works to any trees shall take place between 1st March and 31st August inclusive;
 Prior to the commencement of development an invasive non-native species protocol shall be submitted 

to and approved by the local planning authority given the discovery of Japanese Knotweed;
 A scheme for biodiversity enhancement measures is submitted. 

Air Quality, Noise, Contaminated Land – 
No objection subject to conditions requesting:

 Noise generative works are restricted;
 Prior to the commencement of the development a Phase 2 Site Investigation Report shall be submitted 

to and approved in writing by the Local Planning Authority. Should unacceptable risks be identified a 
land remediation strategy shall be submitted and implemented in accordance with the approved details;

 A verification report is submitted confirming that al remedial works have been undertaken on site.  



Planning Policy

Development Plan Policy

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

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

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

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

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

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

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

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

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

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



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

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

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

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:

i. the importance of the development plainly outweighs the nature conservation and amenity value of the 
landscape feature; and

ii. 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 EN13 – Protected Trees
This policy states that Development that would result in the unacceptable loss of, or damage to, protected trees 
will not be permitted. Where the loss of trees is considered acceptable, adequate replacement provision will be 
required.

Other Material Planning Considerations

National Planning Policy

National Planning Policy Framework (NPPF) 2019

Local Planning Policy

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

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

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

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

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 were 
subject to public consultation until 18th March and 22nd March 2019 respectively.  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 

The main considerations in the determination of this application include:
 Principle of development;

i) Mix, type and density
 Impact upon the character and appearance of the area
 Trees and ecology;
 Amenity;
 Highways and parking; 
 Drainage and flood risk;
 Land contamination; and
 Sustainability

Principle of development 

Paragraph 7 of the NPPF sets out a presumption in favour of sustainable forms of development with Paragraph 
117 explaining that ‘decisions should promote an effective use of land in meeting the need for homes and other 
uses, while safeguarding and improving the environment and ensuring safe and healthy living conditions.’ This 
includes the promotion and support of development of under-utilised sites, especially if this would help to meet 
identified needs for housing. 

For the purposes of this application the site is considered to represent Greenfield land owning to its revocation 
within the definition of previously developed land within Appendix 2 of the NPPF (2019). The framework does 
not advocate a sequential approach whereby development of previously developed land is prioritised over 
Greenfield land and therefore attention should be given to the general design policies of the development plan 
and the potential impact that any such development would have upon the character and appearance of the area 
or the amenities of the local environment.  

In this regard the application site is located within Sub-Area 3 of the Ellesmere Park conservation area whereby 
the SPD recognizes that given the number of later houses of varying styles, often replacing older properties as 
infill development, the area presents a more mixed feel. Notwithstanding this, it is requested that development 
retain the spaciousness and relatively low density of development. 

In referencing sustainability, the site lies within close proximity to both Eccles Town Centre and Monton 
Neighbourhood Centre, in addition to other local services and facilities within the local area enhances the 
sustainability of the site for redevelopment opportunities.  As such, it is considered that the principle of 
residential development on the site is acceptable subject to other material considerations detailed within the 
following sections of this report. 



i) Mix, type and density

Paragraph 59 of the NPPF details the Government’s objective to significantly boosting the supply of homes to 
meet the needs of groups with specific housing requirements. 

UDP Policy H1 seeks to ensure that new housing developments are built at an appropriate density of no less 
than 30 dwellings per hectare throughout the city and should contribute towards the provision of a balanced mix 
of dwellings in terms of size, type, tenure and affordability. It goes on to further state that in determining whether 
the proposed mix and density of dwellings on a site is appropriate and acceptable, regard will be had to criteria 
A to H which enforces the importance of constructing a mix of dwellings which respect the physical 
characteristics of the site and remain accessible to local services and amenities.  

Policy H1 of the UDP has been supplemented by policies in the adopted Housing Planning Guidance. 

Policy HOU1 of the Housing Planning Guidance explains that within West Salford the large majority of dwellings 
should be in the form of houses rather than apartments. The reasoned justification for this requirement is to 
protect the existing character and associated density of residential development in the area. 

Policy HOU2 goes further in requesting that the majority of new houses should have at-least three bedrooms.  

The proposal seeks the construction of a four/five bedroomed dwelling house and thus is considered to meet 
the requirements of Policies HOU1 and HOU2 of the Planning Guidance and paragraph 59 of the NPPF. In 
referencing Policy H1, the proposed density complies with the provisions of criteria A-H to warrant the principle 
acceptability of the scheme.  

Impact upon the character and appearance of the area

Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that when considering 
whether to grant planning permission for development which affects a conservation area, “special attention shall 
be paid to the desirability of preserving or enhancing the character and appearance of that area”. The meaning 
of “preservation” is taken to be the avoidance of harm.

The NPPF (February 2019) recognises that all heritage assets are an irreplaceable resource and should be 
“conserved in a manner appropriate to their significance, so that they can be enjoyed for their contribution to the 
quality of life of existing and future generations” (NPPF para 184).  

Paragraph 193 states that when considering the impact of a proposed development on the significance of a 
designated heritage asset, great weight should be given to the asset’s conservation with greater weight given, 
the more important the asset. 

Paragraph 194 then continues to say that any harm to, or loss of the significance of a designated heritage asset 
should require “clear and convincing justification”. 

Paragraph 195 states that where a proposed development will lead to substantial harm to or total loss of 
significance of a designated heritage asset, permission should be refused unless it can be demonstrated that 
the substantial harm or total loss of significance is necessary to achieve substantial public benefits that 
outweigh that harm or loss.  Paragraph 196 states that where a proposal leads to less than substantial harm to 
the significance of a designated heritage asset, this harm should be weighed against the public benefits of the 
proposal including, where appropriate securing its optimum viable use.

At a local level, Policy CH3 of the UDP requires development to preserve or enhance the character and 
appearance of the conservation area through the protection of features which contribute towards the designated 
heritage asset. 

Policy CH3 is supplemented by Policies DES1 and H1 of the UDP which require that development responds to 
its physical context and respects the positive character of the local area in which it is situated whilst contributing 
towards local identity and distinctiveness. 

In addition to the above, the Ellesmere Park SPD remains a material consideration in the determination of this 
application. 



The application site is located within sub-area 3 of the Ellesmere Park conservation area as defined by the SPD. 
The relevant text acknowledges that there are a number of later houses of varying styles on infill developments 
which give the area “a more mixed feel”. In contextual terms however the site, nor its surroundings, is 
recognized within Policy 3 of the SPD as a gateway or entry point which strengthens the identity of the area and 
responds to its prominent location. 

Policy 5 outlines that development should retain the spacious character of the area through retaining the visual 
breaks between buildings, the creation and retention of amenity space and the assurances that development is 
sympathetic in terms of scale, massing and site coverage. Additionally, it is requested that development should 
typically reflect the strong building lines reflective of the street-scene. 

It is acknowledged that the scheme does not strictly conform to Policy 5 given the proposals set back position 
from the public highway. Notwithstanding this, consideration must be given to the site’s unique position on the 
peripheries of the conservation area whereby the land is of a sufficient acreage to accommodate a dwelling of 
the size proposed which would include sizeable private amenity space (Policy 8) without impacting upon the 
openness and permeability of the site from public vantage points along Monton Road or Ellesmere Avenue and 
the visual breaks this creates. 

In referencing scale and massing the proposal remains proportionate to the surrounding built form with a 
reduced ridge height to further moderate its prominence when viewed in context with neighbouring residential 
properties. This is evidenced in the table detailed below which demonstrates that the development is 
subordinately scaled and clearly not of a scale which would otherwise dominate the street-scene:

Eaves Height (m) Ridge Height (m)

Nos. 95 and 25 8.0 -10.0 10.5 -12.5
Nos. 23 a and b 6.2 10.8
No.97 6.5 10.1
Proposal 5.0 8.7

The development is also sympathetically designed with a traditional built form which incorporates contemporary 
fenestration details in order to enhance the aesthetics of the scheme and integrate more appropriately within the 
conservation area. Whilst the material palette has not been finalized, it is understood that red multi-brick and a 
grey reconstituted tiled are to be used. This corresponds with the prevailing character of the area in accordance 
with Policy 6 subject to a condition attached to any grant of permission requesting that such details are 
submitted to and approved by the Local Planning Authority prior to any above ground works taking place.

In respect to landscaping, a new vehicular access is to be created onto Ellesmere Avenue with car parking set 
far back into the application site. The access will remove a small section of hedgerow however would not 
detrimentally harm the aesthetics of the road given the relatively small amount of hardstanding visible and the 
degree of shrubbery being retained in compliance with Policy 7. 

Having regard to trees, three Norway Maples (T4, T5, and T6) will be removed within close proximity of 
Ellesmere Avenue. However, it has been confirmed that to the rear all notable trees shall be retained and thus 
the verdant characteristics of the site from the public footpath and Monton Road will be preserved. It is however 
considered reasonably necessary to attach a condition requesting the submission of a comprehensive 
landscaping plan which incorporates the retained trees and also provides replacement tree planting for those to 
be felled within close proximity of Ellesmere Avenue (T4, T5, and T6) in accordance with Policy 10 of the SPD.

The bin storage area will be located next to the proposed dwelling (as outlined in the proposed site layout plan) 
and therefore would not be considered visually obtrusive in accordance with the provisions of Policy 11. 

Overall, it is considered that the proposed development would have a neutral impact upon the significance of 
the designated heritage asset and through appropriate landscaping works and a sympathetic palette of 
corresponding materials has the ability to contribute towards the local identity and distinctiveness of the area. As 
such, the proposal is considered to comply with policies DES1 and CH3 of the UDP, the Ellesmere Park SPD 
and the relevant paragraphs of the NPPF (2019). 



Trees and Ecology 

A BS 5837 Arboriculture Report has been submitted as a means of satisfying policy TD1 of the Trees and 
Development Supplementary Planning Document (2006). The report acknowledges the blanket TPO (13) and 
describes the overall number and quality of the trees and hedges across the application site. It is also 
recognized that the plot is positioned on the peripheries of the Ellesmere Park Conservation Area whereby great 
weight is given to the protection of existing mature trees and landscaping, where practicable (Policy 10 of the 
SPD)

In response the Council’s Arboricultural Advisor considers the report to contain a fair and accurate appraisal of 
the trees recorded on the site with an acknowledgement that in order to facilitate the proposed development 10 
trees (2 Category C and 8 Category U) are to be removed. 

For reference:

Category C trees are those of low quality with an estimated remaining life expectancy of at least 10 years, or 
young trees with a stem diameter below 150 mm.

Category U trees are those in such a condition that they cannot realistically be retained due to:
 Serious, irremediable or structural defect;
 Showing signs of significant, immediate or irreversible decline;  or
 Those affected by pathogens or significant health issues. 

Notwithstanding the health of those trees to be lost, it is considered given the grouped amenity value that they 
create for the preservation and enhancement of the wider conservation area, that a tree replacement scheme is 
appropriate in this instance. Such a scheme shall be included within the comprehensive landscape plan 
requested previously within this report. 

In accordance with the above the proposal is considered compliant in satisfying Policies EN12 and EN13 of the 
UDP, Policy TD1 of the Trees and Development SPD and the provisions of the Ellesmere Park SPD subject to 
the incorporation of conditions requesting that the retained trees shall be protected during construction, that a 
tree replacement scheme is submitted and that the development be implemented in accordance with a 
submitted Arboricultural Method Statement.

Having regard to ecology, the NPPF incorporates measures to conserve and enhance the natural and local 
environment, including 'Biodiversity and Geological Conservation'. Paragraph 175 of the NPPF requires that in 
determining planning applications significant harm resulting from a development should be avoided, adequately 
mitigated, or, as a last resort compensated for; and opportunities to incorporate biodiversity in and around 
developments should be encouraged.

The application is supported by an Ecological Assessment by Tyrer Ecological Consultants Ltd whereby a 
daytime survey was conducted on the 5th July 2019. The results of the survey concluded that all trees to be 
found on site where entirely absent of features which could support the roosting of bats with no areas 
considered suitable for the breeding bird habitats of any Schedule 1 WCA-listed species. It was however 
observed that areas of Japanese Knotweed have been identified across the site which is classed as ‘invasive’ 
within Schedule 9 (Part II) Wildlife & Countryside Act (1981) (as amended). In this regard Natural England and 
DEFRA (2014) give the following advice relating to invasive plant species:

“‘You must not plant in the wild or cause certain invasive and non-native plants (all species listed under 
Schedule 9(Part II) WCA 1981) to grow in the wild. This can include moving contaminated soil or plant cuttings. 
You can be fined or sent to prison for up to 2 years.”

In light of the above the report identifies that the presence of Japanese Knotweed should be eradicated from the 
site and soil treated prior to the commencement of construction works to ensure the spread of the invasive 
species is controlled. 

In the determination of this application the Greater Manchester Ecological Unit has reviewed the Ecological 
Assessment and agrees with its contents therein subject to conditions requesting that:



 There should be no removal of any hedgerows, trees or shrubs between 1st March and 31st August 
unless a competent ecological has undertaken a careful, detailed check of vegetation for active bird’s 
nests;

 A scheme for Biodiversity Enhancement Measures should be submitted in accordance with Paragraph 
175 of the NPPF; and

 Due to the site being overcome with Japanese Knotweed a method statement for the eradication of 
Japanese Knotweed shall be submitted to the Local Planning Authority prior the any commencement of 
works on site. 

In referencing to the removal of vegetation between 1st March and 31st August inclusively, it is not the role of the 
planning system to replicate separate legislation and therefore an informative, rather than a condition, is 
recommended for attachment to any grant of planning approval advising the applicant of the stipulations 
outlined within the Wildlife and Countryside Act (1981) (as amended).  

In respect to the Biodiversity Enhancement Measures and the removal of Japanese Knotweed, the attachment 
of such conditions is considered necessary as a means of ensuring the preservation and enhancement of the 
local environment in accordance with the NPPF (2019). 

Amenity 

Policy DES7 of the UDP states that all new development 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.

In assessing the appropriateness of development on the amenities of neighbouring occupiers the Council 
applies the following design principles:

 A minimum distance of 10.5m between a principal window of any habitable room and the common 
boundary facing the property – this may be reduced if an established common boundary exists; 

 A minimum of 9m between a facing habitable room window and a single storey gable elevation; and
 A minimum distance of 21m between facing principal windows of habitable rooms.

No.97 Monton Road

No.97 Monton Road is positioned along the northern boundary of the application site and located between 4-5m 
north-east of the proposed development. In this regard the rear elevation of No.97 has been designed with no 
habitable room windows facing the application site, only a rear door and a landing window. Equally, the 
proposed development does not incorporate any windows on the side elevation with those on the first floor rear 
elevation closest to the common boundary comprising bathrooms and a dressing room. To this end it is not 
considered that the proposed development would create a loss of privacy or overbearing effect to the detriment 
of the neighbouring occupants. 

In support of this application a shadows study has been commissioned which clearly demonstrates that the 
proposal would not severely impact upon the level of light entering the usable garden areas to the north-west of 
No.97. It is recognized that the narrow strip of curtilage between the southern building line of No.97 and the 
common boundary would see a reduced level of light throughout the day; however it is known that this section of 
garden is unused with sufficient provision afforded elsewhere to ensure the overall impact of development is 
neutralized. 



No.95 Monton Road and No.25 Ellesmere Avenue 

No.95 Monton Road is located to the east of the application site and forms one part of a prominent Victorian 
semi-detached villa on the corner of Monton Road and Ellesmere Avenue. 

In this regard the separation distances between the nearest habitable window on the rear of No.95 to that of the 
front elevation of the proposed development (first floor window to the master bedroom) is 19m. This is below the 
Council’s guidelines of 21m however consideration is given to the angled orientation of the proposed 
development to No.95 and the incorporation of the pitched roof to the attached double garage which largely 
obscures any direct views towards the rear elevation of the adjacent property. It is also recognized that there 
does not appear to be a private curtilage to the rear of No.95, with the area being open to hardstanding and 
inter-visibility from Monton Road. As a consequence it is considered that the relationship between the two 
properties is acceptable. 

As confirmed by the proposed site layout plan submitted in support of this application the Council’s prescribed 
separation distances would be achieved (between 21-24m) between the front habitable room windows of the 
proposed development and those to the rear of No.25. This is further improved by the expanse of established 
vegetation between the two built forms which would filter any direct views. 

To this end it is considered that the proposal would have an acceptable impact upon the amenities of the 
occupants to No.97 Monton Road.

Nos 23 a and b Ellesmere Avenue

In respect to concerns raised by residents in Nos.23 a. and b. there are no windows incorporated into the side 
elevation of the proposed dwelling and therefore no such overlooking would occur into the private amenity areas 
of those properties to warrant concerns to be raised. In respect to overbearing effect, the proposed site layout 
plan clearly depicts a 45 degree angle from the mid-point of the nearest ground floor habitable room window of 
No.23b to the furthest corner of the proposed dwelling measuring a distance of 13.5m. This is considered to be 
an acceptable relationship and would meet the stipulations of the Council’s Householder Extensions SPD in 
ensuring that the scheme will not create an oppressively overbearing effect to the detriment of the existing 
occupants. 

Having regard to the side elevational windows serving No.23 b, these are noted to be secondary windows and 
located between 6-7m from the proposed access drive connecting the application site to Ellesmere Avenue. To 

No.95 No.25



this end it is considered that sufficient distance has been maintained to ensure the amenities afforded to the 
occupants of No.23 b are maintained which is further improved by the inclusion of a 1.8m high fence and 
established hedging extending along the common boundary. 

Other neighbouring properties 

In relation to those properties further afield, properties along Ellesmere Green, beyond the public footpath and 
established line of mature trees to the west are at a sufficient distance (approximately 32m) to ensure the 
amenities afforded to adjoining occupants are preserved. 

Having regard to those properties sited along Ellesmere Avenue (Nos.7, 7a and 9), the only issue which would 
likely occur is headlights from vehicles existing the application site. Whilst this might be considered an 
annoyance, it is nonetheless only at periodic times during the day with the dwellings sufficiently set back into 
their respective plots (between 26-37m from the proposed entrance) to ensure the level of light pollution is 
controlled.  This impact is also filtered by the established boundary treatments along Ellesmere Avenue. 

In relation to the concerns raised by local residents in respect to noise and disturbance during construction, the 
Council’s Environmental Consultant, alongside the Local Highway Authority, have requested the submission of 
a Construction Environmental Management Plan through the attachment of a condition to ensure the risks 
involved during the construction of the new dwelling are mitigated and the noise generative construction 
activities are restricted to more socially acceptable hours, namely:

o Monday – Friday: 08:00 – 18:00
o Saturday: 09:00 – 14:00
o Sunday and Public No noise generative working / deliveries

Holidays

Amenity for future occupants

It is considered that the amount of useable outdoor private amenity space is acceptable and level of window 
coverage and associated outlook is sufficient to ensure occupants have a view whilst ensuring the level of 
sunlight/daylight entering the properties is satisfactory.

Air Quality

The development lies on the edge of the Greater Manchester Air Quality Management Area, declared for an 
exceedance of the UK Limit Value of Nitrogen Dioxide (NO2). The main source of NO2 is road traffic from  
Monton Road. It is known that concentrations of NO2 reduce quickly with increasing distance from the source, 
and the nearest façade of this development is approximately 16m from the carriageway.  As such, it is 
considered the new property will not be in an area exposed to levels of NO2 and therefore no mitigation is 
required to negate such impact. 

Taking this into consideration the proposed development is considered compliant with Policies DES7 and EN17 
of the UDP. 

Highways and Parking

UDP Policy A8 states that development will not be permitted where it would i) have an unacceptable impact 
upon highway safety ii) cause an unacceptable restriction to the movement of heavy goods vehicles along 
Abnormal Load Routes. Whilst policy A10 requires the 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.

Paragraph 109 of the NPPF requires that “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”.

The Council’s Highways Officer has reviewed the proposed development and considers the incorporation of a 
new access point and drop kerb along Ellesmere Avenue to be acceptable with adequate visibility to enable 



safe entry and egress. Additionally, the level of car parking for the provision of at least 5 cars is considered 
acceptable with sufficient hardstanding allowing for the maneuverability of vehicles within the site.   

The applicant has annotated an area to the side elevation of the proposed development for the storage of bins. 
This is considered acceptable by the Highway Officer and reasonably distanced from Ellesmere Avenue to 
ensure accessibility to waste vehicles. 

The proposal seeks the construction of one additional dwelling which is not considered to represent an 
intensification of use to the detriment of the highway network, nor would it result in an increase in traffic 
congestion to a ‘severe level’. As such, the proposal is compliant with Policy A8 of the UDP. 

Drainage and Flood Risk

The NPPF provides policy guidance relating to flood risk. Paragraph 163 provides specific advice with respect to 
the determination of planning applications stating that local planning authorities, when determining planning 
applications, should ensure flood risk is not increased elsewhere.

Policy EN19 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.

The application site is located within Flood Zone 1 and the site is considered ‘more vulnerable’ owing to its 
proposed residential use. Notwithstanding this, the application does not require the submission of a Flood Risk 
Assessment given the application site is below 1ha in size. 

In light of the above, an approved Detailed Drainage Strategy that demonstrates how the above elements and 
the requirements of Policy EN19 will be achieved within the developments constraints will be required for this 
development prior to commencement of the works. The detailed drainage strategy should consist of a written 
Drainage Design Statement document that explains how the drainage system(s) are proposed to work 
supplemented by appended calculations and drawings. Where possible/appropriate the Detailed Drainage 
Strategy should be supplemented with industry standard drainage design software network model files as this 
will greatly accelerate the approval process. Such details are required prior to commencement of works on site 
given the drainage issues associated with the proposed development. 

Land contamination

The NPPF states that planning decisions should ensure that the proposed site is suitable for its new use taking 
account of ground conditions, including pollution arising from previous uses and any proposals for mitigation 
including land remediation or impacts on the natural environment arising from that remediation. 

The application has been assessed against UDP policy EN17 which is considered to fully accord with the 
provisions of NPPF.

As explained by the Council’s Environmental Consultant the site remained undeveloped until approximately 
1936 when a building is shown on historic mapping until approximately 1953.  Alongside this there are also 
identified off site former contaminative uses.

In accordance with land contamination risk the proposed end use is considered sensitive. In this regard the desk 
study report submitted alongside the application has assessed the potential for a pollution linkage between any 
identified source, and a receptor.  The assessment considers there is a potential for contaminants to exist on 
site and recommends further investigation in the form of an intrusive investigation.

In this regard the conclusions of the report are accepted however in order 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 UDP and the NPPF a condition requesting the submission of a Phase 2 
Investigations Report shall be submitted to the Local Planning Authority alongside thereafter a verification report 
which validates that all remedial works undertaken on site were completed in accordance with those previously 
agreed.



Subject to the incorporation of the conditions detailed above, the proposal is considered compliant with Policy 
EN17 of the UDP and relevant paragraphs of the NPPF. 

Sustainability

The sustainability checklist submitted alongside the application states that the development will feature a 
number of energy efficiency measures/initiatives. These include: 

 Thermal insulation exceeding building regulation requirements, including double glazing;
 Provision of photovoltaic panels;
 Incorporation of energy efficient measures for water consumption below 120L per person, per day; and 
 The use of locally resourced materials where practical. 

It is therefore considered that sufficient provision has been made to enhance the sustainability of the 
development in accordance with the provisions of the NPPF (2019). 

Recommendation

Approve subject to conditions

1. The development shall be begun not later than the expiration of 3 years beginning with the date of this 
permission.

Reason: Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990. 

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

Location Plan
Proposed Fencing 3346:05
Site Plan Revised Scheme 3346:07
Proposed Floor Plans 3346:10 Rev D
Proposed Elevations 3346:11 Rev B
Proposed floor Plans 3346:14 Rev B

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

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

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

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

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

(c) Any trees or shrubs planted or retained in accordance with this condition which are removed, 
uprooted, destroyed, die or become severely damaged or become seriously diseased within 5 years of 



planting shall be replaced within the next planting season by trees or shrubs of similar size and species to 
those originally required to be planted, unless the Local Planning Authority gives its consent in writing to 
any variation.

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

5. No development shall be started until all the retained trees within (or overhanging) the site as shown at 
Appendix A Tree Constraints Plan of the submitted Arboricultural Method Statement by Treestyle 
Consultancy have been surrounded by substantial fences. Such fences shall be erected in accordance 
with the fence specification depicted at Appendix E General Tree Protection Considerations of the 
submitted Arboricultural Method Statement by Treestyle Consultancy and shall remain until all 
development is completed and no work, including any form of drainage or storage of materials, earth or 
topsoil shall take place within the perimeter of such fencing.

Reason: In accordance with TD1 of the City of Salford Unitary Development Plan and the Trees and 
Development SPD and NPPF (2019).

Reason for pre-commencement condition: In order to safeguard retained trees during the construction 
period. 

6. The development hereby approved shall be carried out in accordance with the submitted Arboricultural 
Method Statement  reference TreeStyle Consultancy95 Monton Road, Monton BS5837.

 
Reason: In accordance with TD1 of the City of Salford Unitary Development Plan and the Trees and 
Development SPD and NPPF (2019).

7. Prior to the commencement of development (except for demolition and enabling works) a Phase 2 Site 
Investigation report shall be submitted to and approved in writing by the Local Planning Authority.  The 
investigation shall address the nature, degree and distribution of land contamination on site and shall 
include an identification and assessment of the risk to receptors focusing primarily on risks to human 
health, groundwater and the wider environment.  

Should unacceptable risks be identified the applicant shall also submit and agree with the Local Planning 
Authority in writing a contaminated land remediation strategy prior to commencement of development 
(except for demolition and enabling works) . 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.

8. Pursuant to condition 7 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

9. No works shall take place until a strategy of surface water drainage for the site using sustainable 
drainage methods and which includes details of how water quality will be improved, and how existing 
surface water discharge rates reduced, has been submitted to and approved in writing by the Local 



Planning Authority. The approved strategy shall be implemented prior to first occupation or use of the 
development hereby approved unless alternative timescales have been agreed in writing as part of the 
strategy.

Surface water discharge rate is restricted to 50% of the existing discharge rate or to greenfield runoff, 
whichever is greater, as per the user guide to the Salford City Council SFRA.

Reason: To ensure a satisfactory method of surface water disposal to reduce the risk of flooding 
elsewhere in accordance with policy EN19 of the City of Salford Unitary Development Plan and seeks to 
provide betterment in terms of water quality and surface water discharge rates and meets requirements 
set out in the following documents; 

 NPPF, 
 Water Framework Directive and the NW River Basin Management Plan
 The national Planning Practice Guidance and the Non-Statutory Technical Standards for 

Sustainable Drainage Systems (March 2015)
 Manchester, Salford, Trafford Strategic Flood Risk Assessment (SFRA) (2011) and associated 

technical guidance
 Environment Agency Pollution Prevention Guidelines (now withdrawn)
 Flood Risk Assessment/SuDS Requirements for new developments (Salford's SuDS Checklist)

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

10. 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; and
x. a community engagement strategy which explains how local neighbours will be kept updated on the 

construction process, key milestones, and how they can report to the site manager or other 
appropriate representative of the developer, instances of unneighbourly behaviour from construction 
operatives.  The statement shall also detail the steps that will be taken when unneighbourly 
behaviour has been reported. A log of all reported instances shall be kept on record and made 
available for inspection by the local a planning authority upon request.

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

11. A scheme for the Biodiversity Enhancement Measures, as set out in section 9.0 and Appendix II of the 
Inspection & Assessment in Relation to Bats & Breeding Birds by Tyrer Ecological Consultants Ltd dated 
17th June 2019 shall be submitted to and approved in writing by the Local Planning Authority. The 
approved scheme shall be implemented prior to first occupation of the development (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 create biodiversity enhancement in accordance with the provisions of paragraph 174 of the 
NPPF (2019). 

12. Prior to the commencement of development (including ground works, vegetation clearance), an invasive 
non-native species protocol shall be submitted to and approved in writing by the local planning authority, 
detailing the containment, control and removal of Japanese Knotweed on site. The measures shall be 
carried out strictly in accordance with the approved scheme.

Reason:  In order to prevent the spread of invasive species in accordance with the NPPF (2019)

Reason for pre-commencement condition: It is essential that the containment, control and removal of 
Japanese Knotweed on the site is removed prior to any implementation works on the site. 

13. 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.

Informatives:

1. Highways 

With regards to site access boundary treatment, any non-permeable boundary wall must not be more 
than 0.6m high and a higher boundary must be permeable in the form of decorative guard railing.

The works on the adopted highway will be delivered by an s171 agreement and Greater Manchester 
Roads Activities Permit Scheme (GMRAPS). (Please find contact detail below).

The applicant is to request the LHA to undertake a dilapidation Survey prior to construction and on 
completion of the development. This is to ensure the adopted footway and carriageways are not 
damaged by construction vehicles of the development and ensure the works on the adopted highway 
are properly implemented. (Please find contact detail below).

The construction of footway, carriageway and utility services must be protected. Existing utility services 
that are affected by the development would need the applicant to seek approval from relevant service 
companies prior to any highway working to be undertaken adjacent to any utility services, this includes 
diverting and protecting of services.

Regarding to adopted carriageway and footways, any amendments to the carriageway need to be re-
instated using similar materials or material than is approved by the council’s highway engineer

Useful contacts

Dilapidation Survey:

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

Highway Permits/Licensing:

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



2. Ecology 

No removal of or works to any trees shall take place between 1st March and 31st August inclusive, 
unless a competent ecologist has undertaken a careful, detailed check of vegetation for active birds' 
nests immediately before the vegetation is cleared and provided written confirmation that no birds will 
be harmed and/or that there are appropriate measures in place to protect nesting bird interest on site. 
Any such written confirmation should be submitted to the local planning authority.

3. Land Contamination 

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.

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.

4. A public sewer crosses this site and United Utilities have advised that they may not permit building over 
it. Advise that they will require an access strip width of six metres;  three metres either side of the centre 
line of the sewer which is in accordance with the minimum distances specified in the current issue of 
"Sewers for Adoption", for maintenance or replacement. In the light of this they advise that a 
modification of the site layout, or a diversion of the affected public sewer at the applicant's expense, 
may be necessary.  State that in order to establish if a sewer diversion is feasible, the applicant must 
discuss this at an early stage with their Developer Engineer at 
wastewaterdeveloperservices@uuplc.co.uk as a lengthy lead in period may be required if a sewer 
diversion proves to be acceptable.  State that deep rooted shrubs and trees should not be planted in the 
vicinity of the public sewer and overflow systems. Advise that the applicant can discuss any of the 
above with Developer Engineer, Will Harrison, by email at wastewaterdeveloperservices@uuplc.co.uk.


