
APPLICATION No: 19/73119/REM
APPLICANT: Mulbury Homes Limited
LOCATION: Land North Of Simpson Grove And East Of Border Brook Lane, Worsley, M28 

1LY  
PROPOSAL: Details of reserved matters for access, appearance, landscaping, layout and 

scale for development of up to 20 dwellings pursuant to outline planning 
permission 04/49623/OUT

WARD: Boothstown and Ellenbrook

Description of Site and Surrounding Area 

This application relates to a site to the north of Simpson Grove. The site sits to the rear of the existing 
residential dwellings along Border Brook Lane and Birchfield Drive and is bounded to the east by open space. 
To the south are light industrial units and the vehicular access point off Simpson Grove. A public right of way 
runs within the site along its western boundary linking Leigh Road to the south to East Lancashire Road to the 
north.  

The site comprises an open area of undeveloped land overgrown with trees, hedges and other vegetation. The 
site slopes down steeply to the footpath to the west of the site and also slopes downwards from north to south. 



The site contains no built structures. Boothstown neighbourhood centre is located approximately 100m to the 
south of the site and extends further east and west along Simpson Road. 

A small proportion of the site, on its eastern boundary and at the site entrance, is allocated on the UDP 
proposals map, along with the adjacent open space, under policy R6 - New and Improved Recreation Land and 
Facilities. The reasoned justification to the policy states that the development and improvement of the site will 
help to contribute towards ensuring the adequate provision and distribution of both formal and informal 
recreation land and facilities throughout the city. It goes on to state that, where appropriate, planning obligations 
will be used to secure their recreation use as part of new housing developments in the local area.

Outline planning permission 04/49623/OUT was granted on 14 October 2016 for the construction of up to 20 
dwellings on the site with all matters reserved with the exception of access via Simpson Grove. This permission 
was granted subject to conditions and a S106 legal agreement. 

Description of Proposal 

Reserved matters consent  is sought for access (within the site), appearance, landscaping, layout and scale for 
the development of 20 dwellings pursuant to outline planning permission 04/49623/OUT.

The development would comprise of the following mix of two storey dwellings:
- 1 x 3 bedroom detached dwelling (house type B)
- 10 x 3 bedroom semi-detached dwellings (house type C)
- 9 x 4 bedroom detached dwellings (house type D and E)

Vehicular access would be taken from the north of Simpson Grove as per the outline consent and would 
continue along the eastern side of the site up to a smaller road running across the site and to a turning head 
adjacent to the western site boundary, the public right of way and the boundary of 36 Border Brook Lane. A 
shared un-adopted drive would then provide access to plots 8-13.

Dwellings would be provided with two off road car parking spaces and 7 of the units would be provided with 
single garages. The public right of way to the western side of the site would be retained. 

Publicity

Site Notice: Non HH Site notice departure Date Displayed: 25 April 2019
Reason: Article 13 Departure from UDP and affect public right of way

Press Advert: Manchester Weekly News Salford Edition Date Published: 2 May 2019
Reason: Article 15 Affect Public right of Way Departure and affect public right of way

Neighbour Notification 

133 neighbouring occupiers have been notified of the application.

Representations 

In response to the initial application publicity, 23 objections have been received from 22 different addresses. 
One letter of support and a neutral representation have also been received.

In addition, an email has been received from Councillor Clarke requesting that the application is considered by 
the Planning Panel as well as a letter from Barbara Keeley MP on behalf of a local resident. 

During the course of the assessment of the application amended plans were received and neighbours were re-
notified. A further 2 objections from the same address were received in response to the notification of amended 
plans.

All representations received have been summarised below.

The objections raise the following concerns:

Highways
- Increased congestion
- Highway safety
- Lorries accessing the site are entering and leaving Simpson Grove near a blind bend;



- Access for emergency vehicles with Simpson Grove being of limited width and cars parked on either 
side 

- Development should not be approved without the infrastructure in place
- Traffic will already be increased by the RHS development
- Impact of construction traffic on existing buildings
- Access to the site should be via Garden Lane at the side of Aspull Engineering which is regularly used 

for their own deliveries. Limiting the number of houses and using this access would reduce congestion 
and provide a safer access point to the main road and emergency vehicles. 

- There is a need for traffic lights to control traffic at Chaddock Lane, Ellenbrook and Worsley
- Public transport is already oversubscribed and inadequate 
- The traffic is disproportionate for a single cul de sac road
- Boothstown doesn’t have a proper bus service with people having to walk for 30 minutes to Ellenbrook 
- When heavy equipment begins to be deployed there will be issues with the width of Simpson Grove and 

parked cars. When the contractor dealt with the gas issues on the field, double yellow lines were laid 
opposite the houses on Simpson Grove this would be advantageous during the build. A better option 
still would be for them to access the site from Garden Lane and through the open yard at the top.

Loss of Green space
- The field was once a very important recreational area and since the clean-up it was promised to be 

returned to its former glory but instead it’s been left to look an eyesore
- Loss of important recreational field
- Green spaces should be retained and the land should be remain green space with a park, benches and 

playing field
- If this field goes to a small patch it will be a very sad loss
- Please keep our green space and put the area back to how it used to be
- Why do we have to build on every spare piece of land
- The only green area left in Boothstown will be the RHS site which will not be free
- There is more need for development of green fields for leisure and play parks than housing

Residential Amenity/Pollution
- Increased pollution
- Impact on public health
- The building of houses on this land is not safe in light of the methane gas issues over the years
- Noise pollution of heavyweight goods vehicles travelling to and from the site
- Dust, dirt and noise during construction
- We need a recreational space to be able to escape to nature and enjoy
- Disturbance of contaminated land and impact on health of existing and future residents
- No lights should be placed around the field or benches which would provide areas for anti-social 

behaviour
- Overbearing impact on amenity of residents due to difference in land levels between Border Brook Lane 

and the application site
- Front elevations facing rear gardens and rear windows at a significantly higher level
- Loss of view
- Loss of light
- Loss of privacy 
- Impact of 2 storey dwelling on bungalows on Birchfield Drive  
- The continued erosion of living green space in Boothstown is having a detrimental effect over what used 

to be a feeling of village life and lifestyle and now feels like sprawling city environment
- Impact on air quality 
- Residents were not aware of the sale of this land for housing in 2004
- There has been an increase in rats since the disturbances when previously testing the site
- Will residents be re-housed if the project goes ahead

Other 
- Empty properties should be tenanted or demolition and re-build with greater capacity
- Impact on services, doctors, schools etc.



- As few dwellings as possible should be allowed to be built
- What improvements are proposed to the footpath
- What is the precise location of proposed tree planting 
- 20 houses and potentially 40 cars on this small plot of land is ridiculous
- It is very likely that this field will see further second phases that see another line of properties adjacent 

to Birchfield Drive
- Major developers overrule planning departments due to the ‘system’ currently in place and this has to 

stop
- Will building the houses cause subsidence 
- Properties will be unaffordable for first time buyers.
- There are already too many new homes under construction in Boothstown
- Why is Salford Council even considering the use of green belt land when there are expanses of brown 

belt land within Salford that should be developed first 
- Has anything been put in place to ensure the improvements to recreation areas, footpaths etc. will be 

carried out

Ecology
- The wildlife has decreased – we now have no bats, frogs and it seems the bird life is lowering
- Lots of wildlife and bats on the field will be impacted by the development

In respect of the objections received, members are advised that outline planning permission has already been 
granted for the erection of up to 20 dwellings and as such the principle of residential development has already 
been accepted. As part of the outline consent, planning conditions and a legal agreement were secured to 
ensure that the impacts of the development are appropriately mitigated. Where objections raised relate to 
matters of principle these matters should not be revisited as part of this reserved matters approval. The 
quantum of development proposed as part of this application is the same as that considered acceptable and 
approved under the outline consent and only matters of detail in terms of internal access roads; landscaping, 
layout and scale are for consideration under this application. 

Letter of support 
1 representation supporting the application has been received which sets out the following:

- I support the application but hope developers and planners can take into consideration the mature trees 
behind houses on Birchfield Drive

- I hope the planning panel can do more to apply pressure for a better development of the green space 
with the football area and also a play area with equipment for children of Boothstown who for years 
have had to cross Leigh Road to get to parks and green spaces

Neutral representation
1 Neutral representation has also been received which sets out the following:

- Although I can’t see the need for more houses in Boothstown this development is obviously going to 
happen; 

- I hope work times and schedule are going to be mindful of neighbours;
- I was pleased to see the much needed green space will be landscaped and hope this will remain the 

case even when the methane gases have left the landfill site;
- The local residents will really appreciate the sorting of the field even if the houses mean more cars on 

the already over packed roads of Boothstown. 

Relevant Site History

04/49623/OUT - Outline planning application for up to 20 dwellings with all matters reserved with the exception 
of access via Simpson Grove - Approved – 14 October 2016.     

10/59388/FUL - Removal of waste material from the rear gardens of 33-45 Birchfield Drive including the 
demolition and rebuilding of single storey rear extensions at 39-45 Birchfield Drive; installation of impermeable 
barrier trench to the rear of 27 to 47 Birchfield Drive; installation of vent trench to northern end of Simpson 
Grove adjacent to 33 Simpson Grove; and associated contractors compound – Approved 19 November 2010.



Extent of red line boundary for application 10/59388/FUL

Consultations

Air Quality, Noise, Contaminated Land – No objection to the reserved matters application as the outline 
application contains relevant conditions with respect to environmental matters.

Design For Security – Having reviewed the plans and submitted Crime Impact Statement (CIS) 
(Ref:2018/0140/CIS/01 | Date:06/03/2018) – we would recommend that the client adhere to all recommendation 
made within section 3.3 of the CIS and recommend conditions to ensure the scheme is carried out in 
accordance with the recommendations set out in section 4, is built to secured by design standards and achieves 
secured by design accreditation before occupation. 

Highways - No objections subject to conditions. Please refer to highways section of report for further discussion.   

Senior Drainage Engineer - No comments have been received to date however drainage matters were 
considered at outline stage and the details are required to be submitted and agreed through condition 5 of the 
outline consent which states: “Prior to the commencement of any development, a surface water drainage 
scheme and means of disposal, based on sustainable drainage principles with evidence of an assessment of 
the site conditions (inclusive of how the scheme shall be managed after completion) shall be submitted to and 
approved in writing by the Local Planning Authority. 

The surface water drainage scheme shall be restricted to existing runoff rates and no surface water shall 
discharge to the public sewerage system either directly or indirectly.”

Environment Agency - No comments to make  

Group Leader Landscape Design - No objections raised. A southern link to the public right of way would be 
desirable.

Greater Manchester Ecological Unit – No objections, please refer to the Ecology section of the report for further 
discussion.

United Utilities – It should be noted that United Utilities previously commented on the Outline Application 
(Planning Ref: 04/49623/OUT) to which this application relates. The response letter to this reserved matters 
application draws attention to points in relation to foul and surface water (conditions 4 and 5 of the outline 
consent related to foul and surface water. They also provide general information with regards to management 
and maintenance, water supply and UU property, assets and infrastructure. A copy of the comments from UU 
have been provided to the agents. 

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

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

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

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

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

Unitary Development Plan 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 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 R6  -  New Improved Recreational Land
This policy allocates sites for new or improved recreational use: 1. Glazebrook Valley 2. Liverpool Road 3. 
Duncan Mathieson Playing Fields 4. Rutland Road/Chatsworth Road 5. Ferry Hill Tip 6. land off Sandy Lane 7. 
River Irwell Old Course 8. Kersal High School 9. Pell Hall Hospital 10. Stowell Memerial Playing fields 11. Robin 
Hood Sidings 12. Duchy Road 13. Consiton Road 14. Ellenbrook Brickworks 15. Bedford Fields 16. Alder Forest 
17. Cleverly Nursery 18. Brookhouse Community Woodland 19. Bridgewater Canal 20.  Simpson Grove.

Other Material Planning Considerations

National Planning Policy

National Planning Policy Framework
National Planning Policy Guidance

Local Planning Policy

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

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

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.

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

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

Appraisal 

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 2018).
 
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.



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

Now the GMSF and Local Plan are published documents decisions, including those by the Council and 
ultimately by inspectors on appeal, are able to start to afford them some weight as emerging policies.  However, 
as the weight given depends on the stage of the plan; unresolved objections; and consistency with the 
Government’s policies, the weight currently to be attached to the GMSF and Local Plan is only limited.  The 
weight moving forward will be reviewed and is likely to depend on the extent to which there are unresolved 
objections emerging from the consultation process.

In addition, following the publication of the National Planning Policy Framework (NPPF) it is necessary to 
consider the weight which can be afforded to the policies of the Council's adopted Unitary Development Plan 
(paragraph 213 NPPF February 2019).

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

The main planning issues to be considered in determination of this application are as follows: -  

 Principle of development
 Housing Mix, Type and Density 
 Planning Obligations/S106 requirements 
 Design and Layout
 Amenity

i) Impact on existing residents
ii) Amenity of future occupiers

 Landscaping and Ecology
 Trees 
 Highways and Parking
 Fire access

Principle of Development

Part of the application site and the area to the east of the site is allocated on the UDP proposals map for new 
and improved recreational land and facilities and as such UDP policy R6 is relevant (20. Land to north of 
Simpson Grove, Boothstown & Ellenbrook). Notwithstanding this, recreation improvements have not been 
delivered and there is currently no implementation plan for improvements to the site. 

The assessment of the outline permission had regard to the recreational allocation of the site and adjoining land 
and concluded that the principle of developing the site for residential purposes was acceptable. There have 
been no changes which would warrant a different view being reached at this time and the principle of the 
development remains acceptable. 

Housing Mix, Type and Density

The NPPF sets out that local planning authorities should deliver a wide choice of high quality homes and create 
sustainable, inclusive and mixed communities.

Type of dwellings 

Policy HOU1 of the housing planning guidance states that, within the part of the city where the proposed 
development is located, the large majority of dwellings should be in the form of houses rather than apartments. 
Alternative approaches on individual sites may be permitted where it can be clearly demonstrated by the 
applicant that there are specific circumstances that justify this, particularly having regard to criteria A-H of UDP 
policy H1. 

The scheme proposes 20 houses and as such accords with the requirements of Policy HOU1 of the Housing 
Planning Guidance.



Size of dwellings

Policy HOU2 of the housing planning guidance states that where houses are proposed the majority should have 
at least three bedrooms. 

The development proposes 11 x 3 bed (55%) and 9 x 4 bed (45%) houses and is therefore in accordance with 
the requirements of policy HOU2 given that all of the proposed dwellings are 3 bed or larger.

The density across the site is approximately 29 units per hectare which is in accordance with the requirements 
of UDP policy H1 and is considered acceptable in this location. 

Planning Obligations/S106 requirements

The S106 agreement associated with the outline consent secures an education contribution to mitigate the 
impacts of the development. This will be calculated using the formula set out in policy OB3 of the Planning 
Obligations SPD.

The S106 agreement also requires the developer to submit an open space works scheme for the approval of the 
Local Planning Authority to include:

- Footpaths, an informal space for playing football, two benches and tree planting;
- A timetable for implementation of the works and future maintenance arrangements.

An open space scheme has been submitted and has been revised through the course of this application. The 
revised open space scheme is consistent with the requirements of the s106 agreement. The tree planting and 
landscaping proposed as part of the open space scheme is also considered acceptable by GMEU and the 
Council’s Landscape team.

In terms of future maintenance and the timetable for implementation, the submission sets out that Mulbury 
Homes will be responsible for the delivery of the open space area and initially the management and 
maintenance of the space until such time that all the Mulbury residential development is completed and all the 
properties sold. The responsibility will then pass to a Peel Management Company who will maintain and 
manage the open space going forward. The Management Company will manage the open space with an annual 
service charge from the Mulbury residential scheme. 

The applicant sent consultation letters regarding the open space scheme to local residents, ward councilors and 
the neighborhood manager and has provided copies of responses, together with the applicant’s response, to the 
Local Planning Authority. The extent of consultation is considered acceptable as is the proposed open space 
scheme. The implementation of the public open space scheme is controlled through the S106 agreement with 
section 6.1 (schedule 3) of the agreement stating that the owner covenants not to commence development until 
it has created the open space works scheme. The open space works are intended to commence on site within 1 
month of the approval of the reserved matters application and works are expected to take approximately 5-7 
weeks to complete. Planting will take place in the first appropriate available planting season for each species to 
ensure the planting is successful.

Design and Layout

The proposed site layout plan is broadly similar to that shown indicatively at outline stage but with some 
alterations to the internal access road and the configuration of houses. It is considered that the proposed layout 
is an improvement on that shown indicatively at outline stage. The access road would continue adjacent to the 
open space and an internal road would be provided towards the top end of the site extending from east to west 
with a smaller access drive coming off and leading to those houses proposed at the south western corner of the 
site. There would be a pedestrian link to the existing footpath that runs along the western side of the site.

The properties are orientated as such that they would front the main access road and the open space beyond. 
The properties at the northern end of the site would front the smaller internal access road also providing natural 
surveillance. The proposed development would provide a mix of detached and semi-detached dwellings of a 
traditional design and whilst all would be of similar styles, four different house types are proposed.

Dwellings would each be provided with private garden areas to the rear with plot sizes considered to be 
consistent with those of existing properties within the surrounding area. Dwellings would largely front the street 
or areas of public open space. Plots 7 and 8 also include a frontage to the internal access road to ensure they 
successfully address both street scenes. 



Dwellings proposed are all two storeys in height as indicated at outline stage. It is considered that the height, 
scale and massing of the proposed development would be appropriate and would not appear incongruous. In 
addition, the house types are of appropriate design and appearance and would be in keeping with existing 
dwellings in the surrounding area.

Design and Crime

Condition 9 of the outline consent states: “Any application for the approval of reserved matters, save for 
landscaping and appearance, shall be accompanied by a Crime Impact Statement which shall examine all 
aspects of site security including site car parking, pedestrian footways, entrances, internal layout, boundary 
treatments and external security measures. Development shall be carried out in accordance with the Crime 
Impact Statement and all site security measures shall be retained thereafter unless otherwise agreed in writing 
by the Local Planning Authority.”

This reserved matters application is supported by a Crime Impact Statement. Design for Security have been 
consulted on the application and have recommended conditions to ensure the development is implemented in 
accordance with the recommendations set out in sections 3.3 and 4 of the document and that the scheme 
achieves secured by design accreditation prior to occupation.

Section 3.3 of the CIS makes the following recommendations:
- Side boundaries of properties adjacent the public footpath should be clearly defined to prevent misuse.
- Rear boundaries adjacent to the public footpath, and publicly accessible areas in general, should be a 
minimum of 2100mm high.
- Where driveways are located at the side of dwellings it is highly recommended that dusk-till-dawn lighting is 
provided on the gable end to deter offenders from targeting vehicles.
- Front gardens should be well defined with a low boundary treatment or low level planting (i.e. to an 
approximate height of 1000mm).
- The entrance to the cul-de-sac should be defined with a change of surface colour/texture or other symbolic 
barrier (i.e. rumble strip).
- The site boundary adjacent the existing footpath should be defined with a low boundary to prevent the 
development being used as a shortcut to the adjacent fields.
- Access in to rear gardens from the front garden should be restricted to residents. Gates into rear gardens, 
from front gardens, should be positioned as close to the front elevation as possible to restrict access to the 
sides of properties to residents. Gates should be a minimum of 1.8m high and lockable from both sides. Where 
a passageway is created between two houses it should be secured with access restricted to residents.

The submitted plans indicate the provision of a retaining wall with 1.2m high railings as well as a planting strip 
between the public right of way and curtilage of adjacent dwellings. A 1.8m high wall would be provided along 
the rear garden of plot 14 and planting between the wall and adjacent public right of way. The side elevation of 
the garage at plot 13 would sit along its side boundary and a 1.8m high close boarded fence would run from the 
rear of the garage to the rear boundary of the plot. Whilst it is acknowledged that Design for Security 
recommend a 2.1m high boundary in these locations the 1.8m boundary proposed together with the difference 
in levels and the 1.2m high retaining wall and railings along the footpath edge is considered sufficient to ensure 
privacy and resident security. The retaining wall and boundary railings would also ensure that the footpath is 
clearly defined and does not appear as part of the residential curtilage of adjacent dwellings. Fencing/gates 
would be provided to restrict access to rear gardens to residents only. Front gardens would be open plan but 
would include planting to clearly define public and private space. Road surfaces would be tarmac to adopted 
roads and block paving to the shared drive area serving plots 8-13 with metal studs to demarcate the boundary 
between adopted highway and shared area. 

In terms of section 4, this relates to physical security. With regards to doors, window specification etc, it is 
considered that this level of technical detail is beyond the scope of planning control and as such an informative 
is recommended to draw the applicant’s attention to the recommendations made by Design for Security and to 
advise the applicants to ensure the development receives Secured by Design accreditation before occupation.

Amenity

The application has been reviewed by Urban Vision’s Environmental Consultant who raises no objections to the 
development as the outline permission contains relevant conditions with respect to environmental matters.

i) Impact on existing residents



There are existing residential properties that directly bound the proposed residential development to the north 
and west. To the east is an area of open space and to the south the site is bounded by commercial units and 
the existing head of Simpson Grove.

The Council would normally require the following separation distances to be retained in order to protect the 
residential amenity of surrounding properties as well as ensuring adequate amenity is provided for future 
occupiers of the development:
- minimum of 21m between first floor facing habitable room windows
- minimum of 9m between ground floor habitable room windows and single storey blank gable walls
- a minimum of 13m between ground floor habitable room windows and two storey blank gable walls-
- a minimum of 9m between the first floor habitable room window and a two storey blank gable

It is acknowledged that there are significant levels differences between the application site and surrounding 
dwellings with those to the north being set at a higher level and those to the west being set at a lower level. 

Condition 11 of the outline consent states: “The subsequent reserved matters application shall be accompanied 
by information showing the existing and proposed levels.”

Levels plans together with sections through the proposed development have been submitted in support of the 
application.

The rear elevations of the proposed dwellings would retain a distance of 21m from the properties to the north, 
along Birchfield Drive at their closest point and this separation is considered acceptable.

The existing residential dwellings along Border Brook Lane sit at a lower level to the application site. As such 
the separation distances between the side gables of the proposed new dwellings at plots 13 and 14 have been 
increased from the usual 13m to take account of the levels difference.

The dwelling at plot 14 would sit approximately 4.8m higher than the existing dwellings at 38 and 40 Border 
Brook Lane. Its side gale would retain a distance of between approximately 18m and 19m from the rear 
elevations of 38 and 40 Border Brook Lane. The single storey garage at plot 14 would be offset from the rear of 
40 Border Brook Lane but would retain a distance of approximately 14.7m from its rear elevation and would 
retain a distance of approximately 19.4m from the rear elevation of 42 Border Brook Lane. 

The dwelling at plot 13 would sit approximately 5.2m higher than the existing dwellings at 24 and 22 Border 
Brook Lane. Its side gable would retain a distance of approximately 17.6m from the rear elevation of 24 Border 
Brook Lane. The single storey garage at plot 13 would retain approximately 15.3m form the rear elevation of 22 
Border Brook Lane. 

The separation distances set out above are considered acceptable and it is not considered that the proposed 
development would result in an unacceptable loss of amenity to these residents in terms of privacy, loss of light 
and overbearing impacts. 

Occupiers of surrounding residential dwellings would also have access to the public open space proposed to the 
east of the site which is to be improved as part of the proposed development and is a benefit to the wider 
community.  

ii) Amenity of future occupiers

Within the site itself separation distances largely meet the distances set out above and are considered 
acceptable. 

All dwellings would benefit from a private rear garden which would provide future occupants with an adequate 
sized area of outdoor amenity space which is supported and residents would also have access to the public 
open space proposed to the east of the site.

Condition 7 of the outline consent states: “Prior to the commencement of the development a scheme for the 
erection of a 2.0 metre high acoustic barrier along the boundary of the site with the industrial yard to the south 
shall be submitted to and approved in writing by the Local Planning Authority. The barrier shall be erected in 
accordance with the approved scheme prior to first occupation of the development and retained thereafter.”

The submitted plans indicate the provision of a retaining wall with 2.0 meter high acoustic barrier along the 
common boundary of the adjacent commercial yard, the side boundary of plot 1 and rear boundaries of plots 11, 
12 and 13. An elevation of the proposed acoustic fencing has also been provided. Urban Vision’s Environmental 



consultant has reviewed the proposed acoustic barrier and has confirmed it is acceptable. The condition 
attached to the outline consent requires the acoustic fencing to be erected in accordance with the approved 
details prior to first occupation of the development and retained thereafter and as such no further conditions are 
required to be attached to this reserved matters application in respect of the acoustic barrier.

In light of the above it is considered that the proposed dwellings would provide future occupants with an 
adequate level of amenity in accordance with UDP policies, DES7 and EN17.

Landscaping and Ecology

The application site currently accommodates trees, hedges and vegetation. The site is not the subject of a tree 
preservation order and is not located within a conservation area. 

The outline permission is based on an ecological assessment carried out in 2014, when no significant ecological 
constraints were identified.  Whilst given the land locked nature of the site, colonisation by protected species is 
extremely unlikely, five years is sufficient to change the overall value of the site and for species such as 
Himalayan balsam to have colonised the site. As such Greater Manchester Ecology Unit required the ecological 
survey be reviewed and revised as required.

Following initial comments from GMEU an updated ecology report was provided which identified no new 
ecological issues other than those to be expected when a site is not managed for 4 years. This includes an 
increase in the area of scrub, i.e. more mitigation for loss of bird nesting habitat as well as the grassland moving 
from amenity grassland to species poor grassland. These primarily impact on the level of mitigation required by 
condition 8 of the outline consent. 

During the assessment of the outline application it was considered that there was scope for mitigiation through a 
combination of on and off-site mitigation. An ecological mitigation plan is required via condition 8 of the outline 
consent. This is required prior to development commencing and is therefore not required as part of this reserved 
matters application. Condition 8 of the outline consent states: “Prior to the commencement of development an 
ecological mitigation and management plan shall be submitted to and approved in writing by the Local Planning 
Authority.  The content of the plan shall include elements to mitigate for the loss of trees, the pond, shrubs and 
nesting habitat.  The approved plan shall be implemented in accordance with the approved details.”

In addition to the open space scheme discussed earlier in this report, the application is also supported by a 
landscape plan, landscape management plan, bird and bat box scheme, planting plan and planting schedule. 

The submitted plans and documents have been reviewed by the council’s landscape team and the GMEU. 
Landscape and planting plans have been updated throughout the course of the application to address initial 
comments received in terms of the number of trees/shrubs to be provided as well as to improve the number of 
native species within the mix. Wildflower grassland was also added to the public open space area.

Landscape queried whether an additional link to the public right of way at the southern end of the site was 
possible. The levels difference at this part of the site means that an appropriate access would be difficult to 
achieve. A link is provided further north within the site and would be within close proximity for all houses within 
the development given its relatively small scale.

The submitted bat and bird box scheme identifies locations for the provision of 4 bat boxes and 4 bird boxes 
across the site. Three different types of bird box are proposed:

- 2 x schwegler 32mm nest box – suitable for a range of garden birds including common passerines
- 1 x 28mm vivara pro Seville nest box – suitable for blue tits, tree sparrows, great tits, coal tits and a 

range of common passerines;
- 1SP schwegler sparrow terrace nest box – designed to target house sparrows.

The submitted documents have been reviewed by the Council’s landscape team and also by the GMEU. 
Landscape are satisfied with the information submitted. GMEU also confirm that the information submitted is 
sufficient to fulfill the requirements of condition 8 attached to the outline consent.

The condition attached to the outline consent requires the approved plans to be implemented in accordance 
with the approved details. The condition does not include a trigger for implementation and as such a condition is 
recommended to ensure the ecological mitigation proposed across the landscape and planting plans together 
with the bat and bird box scheme are implemented prior to first occupation of the development and thereafter 
maintained in accordance with the submitted management plan. 



Trees

The application is supported by an arboriculture report. 20 individual trees, 2 hedges and 10 group features 
have been recorded. It is proposed that in order to facilitate the development 4 category B trees and 17 
category C trees would be removed.

8 category U trees have been recorded and these should be removed as part of good Arboricultural 
management of the site and are not being removed to facilitate the development.  Category C trees should not 
be allowed to constrain a development and the proposed removal of category C trees to facilitate the 
development is considered acceptable.

Retention of the category B trees should be attempted however, given the contribution to the overall amenity 
value of the area in the short, mid and long-term; the footprint of the proposal; the available space and the 
earthworks proposed, retention is not possible. The loss of these trees can be mitigated against by securing 
replacement planting.

A Tree Constraints Plan (TCP; labeled as ‘Drawing 1 – Tree Numbering and Categorisation’) has been supplied 
showing the layout of the surveyed trees and the existing layout. A depiction of the type of temporary protective 
fencing to be used has been included within the report appendices.

A tree removal plan (drawing 2) has been supplied and identifies all trees on the site with those proposed to be 
removed outline in red.

A tree protection plan has also been submitted which identifies the retained trees and gives an indication of the 
location of the protective fencing. This submitted plan is not to scale and as such the full extent of the protective 
fencing is not clear. A condition is recommended requiring the retained trees to be surrounded by protective 
fencing to the extreme circumference of the spread of the branches of the trees (or such positions as may be 
agreed in writing by the Local Planning Authority).  

A brief Arboricultural Method Statement has been submitted which is sufficient for the scope of this 
development. The submitted landscaping plan includes tree planting both within and outside of residential 
curtilages and is considered sufficient to provide replacement planting for the 4 category B trees to be felled to 
accommodate the development. A condition is recommended to ensure the landscaping and tree planting is 
implemented in accordance with the details submitted.

Highways and Parking

Simpson Grove has residential dwellings to the north, east and west with commercial units immediately to the 
south west (with a small number of residential dwellings towards the southern end). Parking spaces serving the 
commercial units are located between the units and Simpson Grove. Whilst there are no parking restrictions 
along Simpson Grove the presence of the parking spaces serving the commercial units and driveways for 
residential dwellings means that on street parking along Simpson Grove is limited.

To the eastern side of the site is a Public Right of Way (definitive footpath 91). The PROW provides access from 
Garden Lane along the side of the application site and through to Birchfield Drive, Standfield Drive and the East 
Lancashire Road. The site is located within close proximity of Chaddock Lane/Simpson Road and Leigh Road, 
all of which are established bus routes.

Proposed dwellings would be provided with two off road car parking spaces and 9 of the dwellings would have 
single detached garages. 

Access to the site from Simpson Grove has been established through the granting of the outline consent. The 
proposed site access is 5.5m wide with 2m wide footways on either side and will tie-in with the existing adopted 
footway and carriageway at the top of Simpson Grove and good forward visibility would be provided from 
Simpson Grove to the new estate road and vice versa. 

Internal roads would run from south to north adjacent to the public open space and continue from east to west 
with a turning head provided adjacent to the public right of way. These roads are intended to be adopted. A 
further un-adopted access would provide vehicular access to plots 9-13. Whilst this would be unadopted the 
submitted plans indicate that it would be constructed to accommodate a 26 ton vehicle. A swept path has been 
submitted that demonstrates that internal roads and turning heads are appropriate for a 9.86m refuse vehicle. 



To ensure no increase in risk to pedestrians and road users, it is recommended that speed reduction features 
and a 20mph zone traffic regulation order be introduced on the new estate roads and along Simpson Grove. 
Whilst traffic regulation orders fall outside of the remit of the planning process, a condition is recommended to 
ensure full details of highway works including the provision of a 20mph speed limit are submitted to and agreed 
with the Local Planning Authority. 

The land levels across the site mean that retaining walls are required including along the site edge adjacent to 
the public right of way and proposed turning head. Steps would provide access from the new development to 
the public right of way. 

A drainage condition is attached to the outline consent with full details to be submitted and agreed by the Local 
Planning Authority. This will also require consideration to ensure the drainage scheme is sufficient to ensure no 
unacceptable impact on the steps and public right of way.

As the retaining walls will support the proposed adoptable road and public right of way they will become the 
responsibility of Salford City Council. As such full details will be required to be submitted and agreed. Full details 
of the proposed vehicle restraint barrier proposed at the turning head to prevent vehicles overrunning onto the 
steps and public right of way are also required. As such, a condition is recommended to ensure full details of the 
proposes, steps, vehicle restraint barrier and retaining walls are submitted for written approval and an 
informative is recommended to advise the applicants of the need to have the details agreed with Urban Vision’s 
structures team. 

The nature of the development is likely to require the temporary closure of footpath No. 91 Worsley during 
construction. An informative is recommended to advise the applicants of the requirement to obtain a temporary 
closure. 

Subject to the condition and informative outlined above no objections are raised on highways grounds. 

Fire access

The fire authority initial consultation response stated “The Fire Authority require vehicular access for a fire 
appliance to within 45m of all points within the dwellings. The access road should be a minimum width of 4.5m 
and capable of carrying 12.5 tonnes. Additionally if the access road is more than 20m long a turning circle, 
hammerhead, or other turning point for fire appliances will be required. The maximum length of any cul-de-sac 
network should be 250 m.”

Vehicle access for the Fire Authority is considered through part 5B section 13 of the building regulations; 
however it is important to ensure that the layout approved by the Local Planning Authority can be delivered in 
accordance with the requirement of building regulation’s. As a result the submitted plans have been revised 
during the course of the application. 

The outline consent approved the principle of the development of the site for residential purposes and approved 
the access from Simpson Grove. The access via Simpson Grove from Simpson Road is in excess of 250m. 

The submitted plan indicates that the whole of the estate roads, including the shared surface areas will suitable 
to take a 26 ton vehicle. The fire authority noted the roads should be capable of accommodating 12.5 ton, 
however the 26 ton capacity is a highways requirement. The turning areas proposed are also acceptable and 
will allow an emergency vehicle to turn. The estate roads and shared surface area would be a minimum of 4.5m 
in width as required by the fire authority and all dwellings would be within 45m capable of being reached by the 
fire hose without the fire engine having to reverse more than 20m. As such whilst the final details in relation to 
fire access and the need for any further mitigation in the form of sprinklers etc will be considered through 
building regulations the submitted site layout demonstrates that the site would be compliant with the fire access 
requirements. 

Recommendation
Approve

Conditions

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

- 1203-M-LP01 – Location plan
- 1203-M-PL10 Rev D – Slab levels
- 1203-M-PL11 Rev D – Fire access



- 1203-M-MB01 Rev E – Materials and boundaries
- 1203-M-PL01 Rev N – Planning layout
- 1203-M-HT-B – Housetype B
- 1203-M-HT-C – Housetype C 
- 1203-M-HT-D Rev A – Housetype D
- 1203-M-HT-E – Housetype E
- 1203-M-HT-GAR – Single garage 
- 1203-M-RS01 Rev E - refuse strategy
- 1203.SS.001 Rev F – Site sections A-A to D-D
- 1203.SS.002 Rev B – Site sections E-E to J-J
- P2507-02-01 Rev F – Longitudinal sections sheet 1
- P2507-02-02 Rev B – Longitudinal sections sheet 2
- 2996 102 Rev R – POS layout and planting plan
- 2996 202 Rev F – Planting plan sheet 2 of 2 

- P2507-03-03 Rev C – Swept path analysis
- 002 rev R2 – Bird and Bat box plan
- 2996 201 Rev G – Planting plan sheet 1 of 2
- 2996 101 Rev K – Landscape layout
- Drawing 1 – Tree numbering and categorisation
- Drawing 2 – Tree removal
- Drawing 3 – Protective fencing

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

2. 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.

3. 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 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.

4. Prior to first occupation of the development a scheme shall be submitted to and agreed in writing by the 
Local Planning Authority to detail highway works. Those works shall include:
- Full details of proposed steps, retaining walls and vehicle restraint barriers including structural 
calculations and slope stability report;
-  Provision of traffic calming features and 20mph speed limit along Simpson Grove (new and existing 
parts);
-  Provision of parking restrictions at the turning heads and along the eastern side of the proposed 
highway;
-    Associated footway renewal and resurfacing works;

The development shall be implemented in accordance with the approved details and the agreed highway 
works shall be implemented in full prior to the first occupation of the development and shall be retained as 
such thereafter.

Reason: In the interests of the safe and efficient operation of the highway network and to minimise 
potential conflicts between pedestrians, cyclists and other road users in accordance with policies DES2, 
A2 and A8 of the City of Salford Unitary Development Plan and the National Planning Policy Framework



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

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

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

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

6. No development shall be started until all the retained trees within (or overhanging) the site as shown on 
Drawing 3, titled “The proposed developments, root protection areas and protective fencing” have been 
surrounded by substantial fences which shall extend to the extreme circumference of the spread of the 
branches of the trees (or such positions as may be agreed in writing by the Local Planning Authority).  
Such fences shall be erected in accordance with the specification detailed within appendix E of the 
submitted tree survey ref: 5837:2012 by Beechwood Industries Ltd and dated 30th April 2019 and shall 
remain until all development is completed and no work, including any form of drainage or storage of 
materials, earth or topsoil shall take place within the perimeter of such fencing.

Reason: To safeguard existing trees and to ensure that adequate provision is made for their protection 
whilst the development is carried out in accordance with Policy EN12 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework.

7. The development hereby permitted shall be carried out in accordance with the submitted Arboricultural 
Method Statement, section 10.0 of the BS 5837:2012 Arboricultural report by Beechwood Industries Ltd 
and dated 30th April 2019.

Reason: To safeguard existing trees and to ensure that adequate provision is made for their protection 
whilst the development is carried out in accordance with Policy EN12 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework.

8. The felled trees shall be replaced in accordance with the Simpsons Grove Planting Plan Sheet 1 
(Drawing No: 2996 201 Rev. G dated August 2018) and accompanying schedule, Simpsons Grove 
Planting Plan Sheet 2 (Drawing No: 2996 201 Rev. F dated August 2018) during the first available 
planting season. If any of the replacement trees are removed, uprooted, destroyed, die or become 
severely damaged or seriously diseased within 5 years of planting they shall be replaced within the next 
planting season by trees of similar size and species to those originally planted, unless otherwise agreed 
in writing by the Local Planning Authority.



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

9. The landscaping works shown on the approved landscaping and planting plans shall be carried out in 
accordance with any timing / phasing arrangements agreed or within 18 months of first occupation of the 
development hereby permitted, whichever is the later. The landscaping shall be managed in accordance 
with the approved Landscape management Plan ref: 2996 501 B dated June 2019. 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, the Nature Conservation and Biodiversity Supplementary Planning Document and the 
National Planning Policy Framework.

10. The development hereby permitted shall be carried out in accordance with the approved bat and bird box 
scheme by E3p, report ref: 80-134-R2-1 November 2019 with bat and bird boxes installed prior to first 
occupation of the development and retained as such thereafter. 

Reason: To secure opportunities for the enhancement of the nature conservation value of the site and to 
support protected species in accordance with the Nature Conservation and Biodiversity Supplementary 
Planning Document and the National Planning Policy Framework.

Notes to Applicant

1. STANDING ADVICE - DEVELOPMENT LOW RISK AREA

The proposed development lies within a coal mining area which may contain unrecorded coal mining 
related hazards.  If any coal mining feature is encountered during development, this should be reported 
immediately to the Coal Authority on 0345 762 6848.

Further information is also available on the Coal Authority website at:
www.gov.uk/government/organisations/the-coal-authority 

This Standing Advice is valid from 1st January 2019 until 31st December 2020.

2. In relation to condition 4, the applicants are advised that:
- A commuted sum will be required for the future maintenance of the retaining wall and vehicle 
restraint barrier;
- The full design details for the retaining walls adjacent to the turning head and along the length 
of the public right of way will need to be agreed by Urban Vision’s Structures team and details shall be 
submitted via the 'Approved in Principle' process.
- The applicants will need to enter into a Section S38 and S278 Agreement with Salford City 
Council. To action, the applicant is advised to contact John Proctor, Engineering and Highways division 
of Urban Vision on 0161 779 4894.

3. 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.

4. The applicant's attention is drawn to the comments from design for security set out in the submitted 
Crime Impact Statement and in particular the recommendations set out in sections 3.3 and 4 of the 
statement.

5. The applicant is advised of the need for a temporary closure of public right of way 91 during 
construction. Further information can be found at https://www.salford.gov.uk/parking-roads-and-
travel/footpaths-and-pavements/public-rights-of-way/.

6. In relation to condition 5 (CEMP) the applicants are advised that:
- No building materials shall be stored on the public right of way right of way.

https://www.salford.gov.uk/parking-roads-and-travel/footpaths-and-pavements/public-rights-of-way/
https://www.salford.gov.uk/parking-roads-and-travel/footpaths-and-pavements/public-rights-of-way/


- Construction works shall be managed so as not to damage or alter the surface of the right of way.
- Vehicle movements shall be managed so as not to interfere with the public's use of the way.
- 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.

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


