
APPLICATION No: 19/73625/REM
APPLICANT: Realacre Developments Limited
LOCATION: Burgess Farm , Hilton Lane, Worsley, M28 3TL
PROPOSAL: Reserved matters application for appearance, landscaping, scale 

and layout for the erection of 9 dwellings pursuant to outline 
planning consent 17/71118/OUT

WARD: Walkden South

Description of Site and Surrounding Area 

The application site is located to the south of Hilton Lane in Walkden, which is in close proximity to Walkden 
Centre and is afforded easy access to sustainable transport links.  The site consists of a largely derelict locally 
listed farm yard complex measuring approximately 0.27ha. The complex consists of an historic brick built farm 
group comprising farmhouse, cottage, barns and other agricultural structures (C19th) with varying heights over 
1-2 storeys around a central courtyard arranged around an irregular shaped yard which are largely constructed 
in red brick under welsh slate gable ended pitched roofs.  

Given the historic nature of the site an attempt was made to formally designate the site for listing status however 
this was rejected by Historic England in April 2016 due to its ‘relatively late date, architectural modesty and 
extent of alteration means that the complex does not meet the strict national criteria for statutory listing’. 
Notwithstanding the above, the report went on to say ‘this assessment should in no way be interpreted as 
undermining the complex’s status on the local list of heritage assets’.

The site forms part of the wider re-development of the area which incorporated the construction of 179 dwellings 
on agricultural land to the south/ south-east with highway access to Hilton Lane via a newly constructed avenue 
running along the eastern boundary. As viewed within the street-scene the mixed Redrow and Bloor Homes 
development has been completed.  



Description of Proposal 

The Reserved Matters application seeks consent for the erection of 9 residential dwellings. The principle and 
access arrangements were established through the outline consent (17/71118/OUT), so this application only 
concerns appearance, landscaping, layout and scale. The outline planning permission gives consent for a 
maximum of 10 dwellings.  

Indicative Design Principles were agreed under the outline consent. These principles draw upon the historic 
context of the site through the retention and construction of the boundary wall along Hilton Lane, the retention of 
the Bothy/Smoke House chimney, the reuse of cobbles from the existing courtyard area and a mixture of 
staggered built forms on similar footprints to the existing buildings with corresponding architectural features.

The development has been designed to complement the development to the south of the site.  The appearance 
would consist of gables, pitched roofs, heads and cills and recessed windows.  The materials would be 
consistent throughout the development.  The scheme would provide 4 bedroomed properties in either terraced 
or detached form within various plot sizes.  With regards to scale, the development would comprise of two and 
half storey residential accommodation.

Within the front gardens the landscaping treatment is proposed to be relatively simple and comprises 
predominately lawned and paved areas. Where appropriate, planting is proposed to properties to improve visual 
interest and biodiversity.  

Vehicular access to the proposed development would primarily be via the existing road network with a new 
access off Hilton Lane provided to serve 5 properties.  In the main, the properties would have in curtilage 
parking, located to the side or front of the dwelling, these come in the form of parking bays or driveways..  
However, four of the dwellings would have tandum parking accessed to the rear via the proposed estate road.

Publicity

Site Notice: Non HH Affecting public right of way Date Displayed: 12 November 2019
Reason: Article 13 affect public right of way

Site Notice: Non HH Affecting public right of way Date Displayed: 20 June 2019
Reason: Article 13 affect public right of way

Press Advert: N/A

Representations

Eleven neighbouring residents were consulted regarding the application via letter dated 07.06.2019 with a reply 
by date 28.06.2019.  The application was later re-consulted on due to a redline change.  Six letters of objection 
and one letter of comments have been received.   The letters of objection can be summarised as the following:

 Highway safety concerns – the proposed access off Hilton Lane is too close to that proposed for the 
Bellway Homes scheme.  Access should be taken from Semington View;

 The redline plan covers an area of land own by the occupiers of 14 Semington View;
 The proposed access via Semington View would result in the loss of 4 spaces around the turning head, 

which are shared by the 5 adjacent properties.  No other additional parking is available;
 The existing farm provides a roosts for a colony of bats and a barn owl;
 The loss of a local heritage asset;
 When purchasing my property on Semington View, the residents were told that this would remain a cul-

de-sac, with no changes in terms of additional houses using the road.  This was a selling point as there 
would be no disruption from other cars going past the house.

Summary of the remaining representation:

 Having three vehicle entrances within such close proximity may discourage people from walking and 
encouraging unnecessary vehicle use in these developments.  It may be more satisfactory for vehicle 



entrance to all of these nine houses be gained either from Burgess Way or Semington View rather than 
Hilton Lane.

Relevant Site History

16/67766/OUT
Outline planning application with matters reserved except for access, for the demolition of a vacant and 
derelict farmhouse, cottage and associated buildings and the erection of up to 10 dwellings.  Approved 
on 4 November 2016

17/71118/OUT
Outline planning application with all matters reserved except for access, for the demolition of a vacant 
and derelict farmhouse, cottage and associated buildings and the erection of up to 10 dwellings.  
Approved on 20 March 2018

Consultations

Highways -  
There are no highways related objections to the development subject to conditions and an informative.

Senior Drainage Engineer -  
No comments received to date  

Air Quality, Noise, Contaminated Land -  
No comments to add for this reserved matters application.  

Network Rail (LNW) -  
As the proposal includes works which may impact the existing operational railway and in order to 
facilitate the above, the applicant / developer should liaise directly with Asset Protection to set up the 
Basic Asset Protection Agreement (BAPA).

Ramblers Association (Manchester Area) -  
No comments received to date  

Planning Policy

Development Plan Policy

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

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

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

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

Unitary Development Plan DES9  -  Landscaping



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

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

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

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

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

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

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

Unitary Development Plan CH8  -  Local List of Buildings of Archectural 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.

Local Planning Policy

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

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

Supplementary Planning Document  -  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.



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.

National Planning Policy

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 July 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

The principle of residential development on the site was deemed acceptable through the granting of outline 
planning permission (17/71118/OUT) for the re-development of the site for up to 10 dwellings.  The assessment 
concerned the loss of a non-designated heritage asset. The following extract from 17/71118/OUT  summarises 
the position.

The Heritage Assessment (Feb 2016) indicates that the farmhouse dates from around 1850 with 
outbuildings associated with the growth of the farmstead being constructed over the preceding years. 
The Advisor further confirms that disappointingly the buildings have very few original internal features 
and structurally are of a very poor state of repair, with serious settlement issues and extensive decay of 
brickwork, timber and plasterwork.   

In appraising the significance of the group, the Heritage Assessment takes into consideration the 
positive contributions the site achieves upon the immediate setting of the area by way of the buildings’ 
relative ‘picturesque appeal’ and intrinsic rural architectural appearance. Notwithstanding this, the 
Historic Buildings Advisor does not consider that this alone is justification for the buildings’ preservation 
merely that the distinctiveness of the farm complex provides an element of townscape interest as 
viewed by passersby. Furthermore, the buildings are considered to be architecturally unremarkable and 
of little aesthetic value due to the significant alterations undertaken previously and poor physical 
condition. To this end the Historic Buildings Advisor advocates that the retention of the whole group 
could not be justified on heritage grounds given the extensive amount of rebuilding works required 
which further to discussion with a Structural Engineer are unsuitable for conversion and economically 
unviable for restoration. 



The Structural Survey prepared by Thomasons which demonstrates that the farmstead is in a poor 
condition with significant water ingress causing irreparable damage to the structural integrity of the 
buildings.  In order to just make the buildings water tight an extensive list has been prepared which 
indicates that given the extent of the repairs needed that renovation is unlikely to be economically viable 
and would result in the majority of the structures requiring reconstruction; thereby resulting in the loss of 
historic fabric and the integrity of the farmstead. It is also understood that in the event planning 
permission is not granted, the buildings will continue to deteriorate given that the repairs required in 
order to make the buildings stable, water tight and compliant within modern Building Regulations are 
unviable.  

To resolve concerns expressed by Panel Members regarding the loss of the site’s heritage, during the 
assessment of the previous application (16/67766/OUT), the applicant developed the proposal through 
discussion with Local Ward Councilors.  A contextual plan was developed indicating how any future 
development could be brought forward.  Several key parameters were agreed that would preserve the 
historic context of the site, which would be included within the final design at reserved matters stage.  
These were as follows:

• The retention/construction of the stone boundary wall along Hilton Lane as an interpretation of 
the existing;

• A new detached/semi-detached building in a similar position to the existing farmhouse;
• A break in the proposed building line, with ancillary/mews type properties fronting onto Hilton 

Lane to reflect existing building lines;
• Chimneys to the new detached/semi-detached unit to reflect those present on the existing 

farmhouse;
• Bay windows to the detached/semi-detached unit, to reflect those in the existing farmhouse;
• Materials to match those existing (where possible);
• The reuse of the cobbles from the existing courtyard area in the new access to the site; 
• The retention and renovation of the Bothy/Smoke House building within the development, for 

use as a garage or other ancillary building;
• Garages/ancillary buildings to have low pitched roof detail to match the pitch of the existing 

barns; and 
• Ancillary building frontages onto Hilton lane to have blank elevations to match the existing 

barns. 

The applicant has utilised the majority of these design principles within the development. Disparity from the 
agreed principles has occurred where the applicant has introduced a terrace to the Hilton Lane frontage instead 
of a detached/semi-detached building. The proposed terrace would be located in a very similar position to two 
existing outhouses but set back from the footway slightly, which is not dissimilar from the existing urban grain in 
terms of footprint.  

The other key variance from the agreed design principles is the demolition of the Bothy/Smoke House. The 
applicant has established that this structure is not structurally sound.  However, to retain a sense of what was 
there the chimney within the boundary wall would be retained and the brick from the structure (and others) 
would be used to build the boundary wall and garages facing Hilton Lane.

Conclusion 

Considering the accepted positioned that the farmstead is in poor condition, of low heritage value and that key 
design principles, which were agreed to retain an element of the historic legacy, have been employed (in the 
main), the proposal is acceptable. As concluded under the outline application (17/71118/OUT), the 
redevelopment of the site would provide a public benefit in terms of additional housing stock and in economic 
terms provide additional short term employment opportunities within the construction industry.  Therefore, the 
public benefits of securing the sites optimum viable use outweighing the harm caused.

Design, Appearance and Security 

At the heart of the National Planning Policy Framework (NPPF) as amended (2019) is a presumption in favour 
of sustainable development.  Sustainable development can be achieved through the planning system navigating 
three objectives that are interdependent. One of these objectives refers to providing a strong, vibrant and 
healthy community by ensuring a well-designed and safe built environment.  This philosophy is interwoven with 



the need to provide development in the right places and at the right time to support growth, innovation and 
improved productivity and protecting and enhancing our built environment.

Paragraph 124 of the NPPF outlines that the ‘creation of high quality buildings and places is fundamental to 
what the planning and development process should achieve.’ Good design is indivisible from good planning.  
More specifically, development should function well and add to the overall quality of the area; be visually 
attractive as a result of good architecture and layout; sympathetic to local character; establish or maintain a 
strong sense of place; and, create places that are safe, inclusive and accessible with a high standard of amenity 
for existing and future users (para 127, NPPF 2018). The NPPF (2018) states that ‘permission should be 
refused for development of poor design that fails to take the opportunities available for improving the character 
and quality of an area and the way it functions.... (para 130, NPPF 2018).

Policy DES1 of the UDP requests 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.  This is further supported by policy DES9 regarding landscaping and H1 which 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 and make adequate provision for open space.

Policy DES10 indicates 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.

As previously outlined, a number of design principles have been agreed to ensure the site retains its historic 
character.  The majority of these principles have been employed within the design.  

The continual building frontage has been maintained, with the stone boundary wall retained and introduction of 
a redbrick wall made from reclaimed bricks. A redbrick wall would be situated within a similar location to existing 
farm buildings. The proposed garages would provide punctuation between the different types of boundary 
walling and have low pitched roof detail and blank elevations to match the existing barns.  The dwellings would 
have chimneys and bay windows to reflect those present on the farmhouse.  These design features create a 
cohesive edge to Hilton Lane with improved pedestrian access through the widening of the footway.

The main difference between the current proposal and the illustrative layout (originally agreed) is that instead of 
a detached/semi-detached property next to the terrace the applicant is now proposing two terraces adjacent to 
Hilton Lane.  This is considered a marginal alteration and would represent the existing grain.  

As previously outlined, the applicant is not proposing to retain the Bothy/Smoke House building within the 
development for use as a garage or other ancillary building as originally intended.  However, the applicant is 
intending to retain the chimney within the stone boundary wall.  In addition, as previously outlined, the applicant 
has agreed to widen the pedestrian footway so the stone wall and chimney would be rebuilt 1m back from the 
highway.

The site would also contain three detached 
buildings; one to the Burgess Way frontage 
and the other two would face Semington 
View.  The dwelling to Burgess Way would 
respect the scale, form and detailing of the 
existing properties with a double driveway 



to the side of the property.  The dwelling would 
be set back from 2 Burgess Way, which allows 
the retention of the existing verge and retains 
the sense of space leading to the junction with 
Hilton Lane.

The properties facing north-west 
would have vehicular access via 
Semington View.  With regards to 
design, the proposed form would be 
the same as the existing properties 
on Semington View with detailing 
that would complement the 
streetscene.  The scale of the 
dwellings would be slightly bigger; 
however, this would sit comfortably 

within the streetscene given their position at the top gradient and that the units would step down in the same 
rhythm as those existing.

The dwellings would be constructed from redbrick to match the existing properties on site. A condition 
concerning materials has been attached to the outline planning permission (17/71118/OUT), which would 
ensure the chosen redbrick is appropriate. To ensure that the windows are recessed deep enough to provide a 
sufficient reveal, a condition regarding fenestration detail is recommended.

Plot 6 is positioned in a prominent location 
on the corner with Burgess Way and Hilton 
Lane. Originally the boundary treatment 
was abutting the footpath. The impact of 
this would have been to lose the sense of 
space at the junction and to visually 
compete with plot 7. To avoid this, the 
applicant has set the boundary treatment 
associated with plot 6 back and landscaped 
the side garden. In order to provide a sense 
of place and consistency across the 
scheme, the boundary treatment to the side 
would be a 1.2m high redbrick wall 
constructed from reclaimed brick with a 
steel railing atop for reasons of security.  

None of the proposed parking spaces would 
be off Hilton Lane to ensure a car free 
visual street-scene. Car parking would be 
available off Burgess Way and Semington 

View, which is consistent with the existing urban grain.

There is no adopted standard concerning garden sizes. However, saved policy H1 requires that development 
provides a high quality residential environment and adequate level of amenity in accordance with DES1.  Plots 1 
to 3 would have relatively small rear gardens. The development as a whole would have plots that vary in size; 
therefore, there would be choice for future occupiers.  Furthermore, the gardens associated with plots 1 to 3 are 
big enough to facilitate residential amenity.

Developments are required to incorporate appropriate hard and soft landscaping provision (saved UDP policy 
DES9).  As discussed above, the applicant is intending to retain and reposition the stone wall and use reclaimed 
redbrick to provide walling within the remaining areas to the Hilton Lane frontage and Burgess Way side.  The 
reuse of materials and retaining the firm boundary line will provide a sense of place by maintaining the historic 
urban form of the site.  The historic value of the site is further reinforced by the re-use of the cobbles to the top 
(northern portion) of the internal access road, as agreed within the design principles.  



Within the front gardens the landscaping treatment is proposed to be relatively simple; comprising predominately 
lawned areas and hard-surfaced areas for walkways and refuse storage (behind the walling).  However, tree 
and shrub/hedge planting is proposed to front of plots 1 and 6 and communal areas to improve visual interest 
and create a sense of place within the streetscape.  Conditions are recommended to secure the submission of 
full landscape details and implementation and full details of refuse storage to ensure enhancement of the 
streetscene.  

The development would provide additional activity, overlooking and surveillance to the area. The development 
would provide secured plots with double fronted properties overlooking vulnerable areas (providing natural 
surveillance). Considering this, the development has been designed to ensure it does not increase opportunities 
for crime and anti-social behaviour in accordance with UDP Policy DES10. 

Conclusion

The proposal is considered to offer a positive design solution that responds to the local context. The massing, 
design detail and layout would enhance the character and appearance of the streetscene and would take full 
advantage of the opportunities to re-develop the site to provide a high standard of urban design. The proposal 
also provides a high standard of accommodation for future residents. Considering these factors the proposal is 
compliant with the aforementioned policy.

Residential Amenity 

According to paragraph 127 of the NPPF (2018) development should provide a high standard of amenity for 
existing and future users. UDP Policy DES7 states that development will not be permitted where it would have 
an unacceptable impact on the amenity of the occupiers or users of other developments. The House Extension 
Supplementary Planning Document is used as a guide to determine what distances are likely to be acceptable 
between principle windows and blank gables/sides and windows to avoid the introduction of dominance or 
overlooking. A distance of 10.5m should be achieved between a principle window and a boundary or 21m 
between windows. A distance of 13m should be achieved between a two storey gable and a principle window.  

Bellway Homes have submitted a planning application (19/73971/FUL) concerning the field to the west of the 
host site, which proposes the erection of up to 209 dwellings, creation of open space and associated 
infrastructure and works. This application was approved by Planning Panel subject to conditions and the signing 
of a S106 agreement. The dwellings proposed to the host site would be at least 16m from the shared boundary.  
Directly opposite the site, the Bellway Homes scheme proposes a wildflower meadow and an estate road.  
Therefore, the proposed development is unlikely to introduce any harm to future occupiers of the neighbouring 
development.

The northern side of Hilton Lane (opposite the site) does not have any properties so would not introduce any 
harm with regards to residential amenity. The adjacent properties to the south-east and south-west (2 Burgess 
Way and 14 Semington Way respectively) have bathroom/hallway windows within the side elevations facing the 
site.  Plot 7 would have an en-suite bathroom window contained within the southern elevation at first floor, which 
would be sufficient distance from the neighbour.  The distance between no.14 and the first floor en-suite window 
associated with plot 8 would be approximately 2.3m. Considering the distance between no.14 and plot 8, to 
ensure no harm is introduced, a condition concerning obscure glazing is recommended.

With regards to the development itself, the proposed distance between principle windows and gable ends does 
not quite meet with the guidance.  However, the deficit is less than a metre and the properties that would look 
onto the gable ends would be set between 1.2m and 1.7m higher.  Considering this, on balance, the proposal is 
acceptable in this regard.  

The majority of the garden depths would exceed the recommended 10.5m. However, plots 1-3 would be 
significantly below this standard. The deficit would not result in overlooking of principle windows due to the 
layout of the site and appropriately sized boundary treatment.  The side windows within plot 9 are secondary 
windows (that support larger windows within the front and rear elevations) so their proximity to neighbouring 
boundary treatment would not introduce harm in terms of outlook.  



Conclusion

On balance, the proposal would provide a development with a high standard of amenity for existing and future 
residents.  Therefore, the proposal accords with the aforementioned saved policy in this regard.   

Highway Safety

The NPPF sets out within paragraph 108 that any significant impacts from the development on highway safety 
should be adequately mitigated against. Paragraph 109 states that development should only be prevented or 
refused on highways grounds if there would be an unacceptable impact on highway safety or residual 
cumulative impacts on the road network would be severe.

UDP policy A2 states that development proposals 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.  
Policy A8 states that development will not be permitted where it would have an unacceptable impact upon 
highway safety. Policy A10 of the UDP requires development to make adequate provision for disabled drivers, 
cyclists and motorcyclists, in accordance with the Council’s minimum standards.

An assessment concerning the impact of the proposal on the local highway was undertaken as part of the 
outline application and principle means of vehicular access agreed at that stage.  However, the Local Highway 
Authority has a number of interests in the chosen layout of the scheme.  

The layout plan has been amended so the access arrangements are the same as those agreed at outline.  To 
enhance the safety of the site, the footway fronting Hilton Lane was also agreed at outline to be widened to 2m; 
the layout plan also now incorporates this change.

The parking arrangements originally proposed have been altered slightly to ensure that the spaces are easily 
accessible. The two parking spaces associated with plot 6 have been made into tandem parking to narrow down 
the vehicular access and crossover point, creating a more desirable pedestrian environment and enhance 
safety to road users by increasing the distance between Hilton Lane / Burgess Way junction and driveway.  

To avoid residents parking on the Hilton Lane frontage, which would obscure visibility at the nearby junctions 
(including that going into the site) a Traffic Regulation Order is recommended, which could be secured by way 
of condition.

Worsley Definitive Footpath 135 runs to the west of the site. The applicant intends to resurface the footpath to 
the Local Highway Authority standard, which would greatly improve access as the public right of way (PRoW) 
currently becomes very muddy in poor weather. The footpath should be made up with gravel or stone chipping 
to give it natural rural feel. The existing palisade boundary fence would be removed and replaced with 20m 
length of 1.5m high timber post and rail fence and a 5.5mm length of 1.8m high closed boarded timber fence 
between the PRoW footpath and the development. Construction details, material and boundary treatment are 
recommended to be secured by way of condition.

The estate road is considered acceptable. The proposed estate road is not designed to accommodate refuse 
collection vehicle manoeuvres. However, the applicant does not envisage refuse vehicles to enter the site and 
all refuse collection will be undertaken from Hilton Lane, Burgess Way and on Semington View. 

Conclusion

The proposed development would provide at least one parking space, if not two, per dwelling and a layout that 
is considered to maintain highway safety standards. With the suggested conditions in place and those attached 
to the outline application, the development is acceptable with regards to layout and service arrangements.  
Considering these factors, the proposal would not introduce harm to highway safety and is compliant with the 
aforementioned policy.

Ecology 

Most ecological issues were resolved at the outline stage.  However, the habitat and protected species survey 
submitted with the outline application is now 2 years old.  Such surveys expire after two years. Therefore, a 



condition requiring the site to be re-surveyed prior to commencement of development if commencement is 
undertaken after the next survey season is necessary.  

One of the representatives received notes that a barn owl has been seen roosting on site.  If this is the case, the 
developer will have to provide mitigation for the loss of the roost. To ascertain if a barn owl is on site, a condition 
concerning the appropriate survey work is recommended.  

Conclusion

With the recommended conditions in place, the proposal is considered to comply with the aforementioned policy 
and paragraph 175 of the NPPF.

Environmental Protection, Drainage, Arboriculture and Planning Obligations

All relevant matters concerning Environmental Protection, Arboriculture, Drainage and Planning Obligations 
have been assessed under the outline application. Therefore, it is not relevant to discuss them here.

Representations

A number of the concerns raised by local residents have been addressed within the main body of the report. 
The remaining matters shall be addressed here:

Originally the redline plan covered an area of land owned by the occupiers of 14 Semington View.  The 
applicant has acknowledged this mistake and amended the redline plan.  The application was re-advertised and 
neighbours re-consulted on accordingly.

Residents have raised concern that the proposed access off Hilton Lane is too close to that proposed for the 
Bellway Homes scheme to the west.  Concern has also been raised that having three junctions closed together 
may discourage sustainable travel. Access from Burgess Way or Semington View is considered more 
appropriate.  

Access off Hilton Lane has been consented under the outline application. The LHA raise no concerns regarding 
the proximity of the accesses to one another as the Burgess Farm access would only serves 5 dwellings with 8 
parking spaces; therefore, is not anticipated to generate frequent traffic movement. There are many examples of 
this type of arrangement throughout the city where there are two junctions located next to each other and 
leading into a residential area. Having an access off Hilton Lane is unlikely to discourage sustainable travel; 
relocating the access to lengthen the journey travelled by vehicle by a couple of extra minutes is unlikely to put 
people off moving by car.

The parking that would be lost on Semington View is not official parking.  The residents are using the turning 
head as unofficial overspill parking, which for reasons of highway safety should probably not be used for such 
purposes.  

Those that bought homes on Semington View were told by the developer that the cul-de-sac would not change 
in terms of additional houses using the road.  This is not a planning matter but a civil one between the occupiers 
of Semington View and the developer.   

Value Added 

The layout plan has been amended to take account of comments concerning the positioning of the units, 
landscaping and LHA requirements. Additional information has also been requested concerning streetscenes 
and the structural integrity of the Bothy/Smoke House.

Recommendation

Approve subject to the following conditions:

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



Proposed Location Plan 17/1177/100 A
Proposed Site Plan 17/1177/200 F
Proposed Floor Plans - Units 1-3 18/1177/201 
Proposed Elevations - Units 1-3 18/1177/202 A
Proposed Floor Plans - Units 4-6 18/1177/203
Proposed Elevations - Units 4-6 18/1177/204 A
Proposed Floor Plans - Unit 7 18/1177/205 A
Proposed Elevations - Unit 7 18/1177/206 A 
Proposed Chimney and Wall to Bothy 18/1177/208 A
Proposed Covered Parking Area 18/1177/209 A
Proposed Streetscene 19/1177/210 A
Proposed Floor Plans - Unit 8 18/1177/211 
Proposed Elevations - Unit 8 18/1177/212
Proposed Floor Plans - Unit 9 18/1177/213
Proposed Elevations - Unit 9 18/1177/214

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

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

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

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

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.

3. Notwithstanding the details shown on the approved plans, all of the redbrick walling shall be constructed 
from reclaimed bricks from the buildings demolished.  The walling shall be erected prior to first 
occupation of the development and retained as such thereafter.

Reason: In order to ensure a satisfactory appearance in the interests of visual amenity in accordance 
with Policies CH8, DES1 and DES9 of the City of Salford Unitary Development Plan and the 
requirements of the National Planning Policy Framework.

4. Notwithstanding the details shown on the approved plans, prior to the demolition of the Bothy/Smoke 
House, a method statement concerning how the Chimney will be demolished and rebuilt shall be 
submitted to and approved in writing by the Local Planning Authority.  The Chimney shall be re-built in 
accordance with the approved details prior to the first occupation of the development and retained as 
such thereafter.

Reason: In order to ensure a satisfactory appearance in the interests of visual amenity in accordance 
with Policies CH8, DES1 and DES9 of the City of Salford Unitary Development Plan and the 
requirements of the National Planning Policy Framework.

5. Notwithstanding the details shown on the plans hereby approved, no above ground construction works 
shall be undertaken until drawings of the window details at a scale of 1:20 and fenestration specification 



have been submitted to and approved in writing by the Local Planning Authority. The development shall 
be constructed in accordance with the details so approved.

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.

6. If the development hereby approved does not commence before 1st March 2020, an ecological report 
(undertaken by a qualified ecologist) establishing whether the onsite structures are being used by bats 
and/or a barn owl shall be submitted to and approved in writing by the Local Planning Authority prior to 
commencement of development (including demolition).  If the buildings are being habited by protected 
species, the submitted report shall include recommendations concerning how/when demolition works 
should be undertaken and mitigation for the loss of the roosts/nest with an appropriate timescale for 
implementation.

The recommendations/mitigation works shall be implemented in full accordance with the approved 
report and agreed timescales.  

Reason: To avoid the loss of roosting/nesting sites for bats/birds without any necessary mitigation 
employed in accordance with paragraph 174 of the National Planning Policy Framework.

Reason for pre-commencement condition: The survey work must be undertaken prior to any potential 
roosts/nest being destroyed.

7. Notwithstanding the details shown on the approved plans, prior to above ground works being 
undertaken, a scheme(s) concerning full details of the following matters, including a timetable for 
implementation, shall be submitted to and approved in writing by the Local Planning Authority: 

a. Access points onto Burgess Way and Semington View;
b. The boundary treatment on Hilton Lane, Burgess Way and Semington View;
c. Construction of the 2m wide footway on Hilton Lane and details and of the retaining structure 

behind the footway;
d. The alterations to Worsley Definitive Footpath 135, including construction details, materials and 

vehicle restraint details;
e. Street lighting within the development and review of the existing street lighting on Hilton Lane 

that fronts the development; 
f. Means of preventing on-street parking along the Hilton Lane Frontage; and,
g. The re-kerbing, re-surfacing and (where needed) alterations to the drainage system on the 

existing footway and carriageway fronting the development on Hilton Lane and Burgess Way.

The development shall be constructed in accordance with the approved scheme.

Reason: In the interests of highway safety in accordance with policies A8 and A10 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework.

8. 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.

9. The en-suite windows in the south-western elevation of plot 8 (as labelled on plan 17/1177/200 F) 
facing the common boundary with 14 Semington View shall be fitted with, and permanently glazed, in 
textured glass whose obscuration level is at least 3 on the Pilkington scale of 1-5 (where 1 is clear and 
5 is completely obscure).



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

10. Notwithstanding the details shown on the approved plans, prior to first occupation of the development, 
full details of the refuse storage for each property shall be submitted to and approved in writing by the 
Local Planning Authority.  The approved storage shall be installed prior to first occupation of each 
property and maintained and retained thereafter.

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.

Notes to Applicant

1. 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.

2. The applicant is reminded that this permission should be read in conjunction with planning permission 
17/71118/OUT.  Therefore, there is an obligation to discharge all conditions associated 17/71118/OUT.

3.
 Prior to undertaking any works on the PROW, the developer should first engage with the council's 

Public Rights of Way officer to seek approval and agree with the construction details, material used and 
other related matter. Please find contact details below.

 The works on the adopted highway will need to be delivered via a S278 highway work agreement. The 
works will include provision of 2m wide footway fronting the development on Hilton lane, modification of 
the existing vehicular access to current SCC design standard and relocation of existing gulley, 
provision of a new bridge clearance sign and lighting and review of street lighting. Please find contact 
details below.

 Full dilapidation/Condition Survey and applications for all forms of highway permits/licenses shall be 
made in advanced of any works being undertaken on the adopted highway. Please find contact details 
below.

Useful contacts

Dilapidation Survey:
 Developer should 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 should be made in advanced of any works 

being undertaken on the adopted highway 
 Note: NO boundary fencing shall be erected or positioned on any part of the adopted highway 

with first seeking the relevant permits/licenses from the Local Highway Authority Tel: 0161 603 
4046

S278 and S38 Works 
 The Developer should contact Neil Ashmall to arrange for the S278 element of the 

development. Neil Ashmall 0161 779 4883. 
 The Developer should contact John Proctor to arrange for the S38 element of the development. 

John Proctor: 0161 779 4894. 

Public Right of Way:
 All matters in relation to PROW shall contact John Lindsey. Tel: 0161 779 6029o



 Prior to undertaking any works on the PROW, the developer should first engage with the 
council's Public Rights of Way officer to seek approval and agree with the construction details, 
material used and other related matter. Please find contact details below.

 The works on the adopted highway will need to be delivered via a S278 highway work 
agreement. The works will include provision of 2m wide footway fronting the development on 
Hilton lane, modification of the existing vehicular access to current SCC design standard and 
relocation of existing gulley, provision of a new bridge clearance sign and lighting and review of 
street lighting. Please find contact details below.

 Full dilapidation/Condition Survey and applications for all forms of highway permits/licenses 
shall be made in advanced of any works being undertaken on the adopted highway. Please find 
contact details below.


