
APPLICATION No: 19/74462/FUL
APPLICANT: Seddon Construction Limited
LOCATION: Former Salford City Council Offices, Astley Road, Irlam, M44 

5LL 
PROPOSAL: Erection of 27no. residential properties, together with open 

space and associated works
WARD: Cadishead

Update Report

This planning application was reported to the Planning and Transportation Regulatory Panel on the 6th February 
2020. Members resolved to support the officer recommendation subject to planning conditions and the signing of 
a S106 agreement. 

The purpose of this report is to seek authorisation to amend the previous recommendation to enable the council 
to enter into a Section 111 Agreement with the applicant in accordance with Section 111 of the Local Government 
Act 1972. It is not the purpose of this report to revisit the planning merits.  

The Section 111 agreement is a legally binding covenant that will require Great Places Housing Association to 
enter into an agreement with the council under Section 106 of the Town and Country Planning Act 1990 once it 
has acquired a legal interest in the land.

At the present time Great Places Housing Association is not in a position to enter into a planning obligation with 
the Council as local planning authority under a S106 agreement because it does not yet have an interest in the 
land, and as the landowner and the local planning authority, the Council cannot covenant with itself to comply with 
the planning obligations. 

The Section 111 Agreement will require the applicant to enter into the Section 106 upon acquiring an interest in 
the land and will prevent implementation of the planning consent until the Section 106 has been completed. The 



applicant has agreed to enter such an agreement. The planning consent will not be issued until such time as the 
Section 111 agreement had been completed.

The recommendation is hereby amended to read: 

That planning permission be granted subject to the following planning conditions and that:

i. The City Solicitor be authorised to enter into a Legal agreement under Section 111 of the Local 
Government Act 1972 to secure the following:

 To require the applicant to enter into the Section 106 agreement upon acquiring an interest 
in the site and to prevent implementation of the planning consent until the Section 106 has 
been completed. 

ii. The City Solicitor be authorised to enter into a legal agreement under Section 106 of the Town and 
Country Planning Act 1990 to secure the following heads of terms:

 A Clawback Mechanism to secure a review of scheme viability at an agreed point in time to 
determine whether the planning obligations up to the maximum level of contribution can be paid.

iii. That the applicant be informed that the Council is minded to grant planning permission, subject to the 
conditions stated below, on completion of such legal agreement;

iv. That authority be given for the decision notice relating to the application be issued, (subject to the 
conditions and reasons stated below) on completion of the above-mentioned legal agreement.

Description of Site and Surrounding Area 

This application relates to a former Council site located on the northern side of Astley Road in Irlam. The land is 
laid to concrete hardstanding which demarcates the location of the demolished Council buildings with informal car 
parking and two vehicular access points interspersed by undesignated public open space. The site also 
accommodates a number of trees towards its north-west and south-east boundaries which are afforded protection 
through Tree Protection Order 2013/00491/ATPO. 



The area is predominantly residential in nature and bounded by a variety of single and two storey dwellings 
positioned along the north, west and part of the eastern boundary. The Caroline Street Play Area also lies to the 
eastern aspect with play equipment and a parcel of public open space.  To the southern aspect, beyond Astley 
Road, lies the Mosslands Medical Practice with highway access along MacDonald Road to St Teresa’s RC 
Primary School and the Irlam and Cadishead Academy. 

The site falls gently towards the north-eastern aspect, most notably on the boundary with Astley Road. 

Description of Proposal 

Permission is sought for the construction of 25 houses and two apartments arranged amongst a cul-de-sac setting 
with public open space formed to the south-eastern and south-western portions of the application site.  

The applicant’s Affordable Housing Statement indicates that the scheme will comprise the following tenure and 
unit mix:



Vehicular access into the site will be maintained via Astley Road, from the western access point which will be 
widened, with the eastern access removed and incorporated into a ‘L’ shaped area for the provision of public open 
space. 

The scheme incorporates 2, 3 and 4 bedroomed semi-detached and terraced dwellings properties constructed in 
corresponding Ibstock Oakmoor Orange and Ibstock Oakmoor Cream facing brickwork with a mixture of Ibstock 
Ravenhead Smooth solider coursing under gabled ended hipped tiled roofs in Forticrete SL8 slate grey. The white 
windows would feature decorative brick and stone cills/lintels and canopies to the main entrances.  

Each property will be served by two car parking spaces either fronting the road frontage or tandemly to the side 
elevation. The two apartments arranged over two storeys provide two, 2 bedroomed flats with one car parking 
space each. 

The proposal seeks to provide the following accommodation:

Number of 
units

House Type Approximate 
Size (sqm)

2 2 bedroomed apartment 60
10 2 bedroomed house 72
10 3 bedroomed house 82
2 3 bedroomed house 80
1 3 bedroomed house 80
2 4 bedroomed house 102

Total 27

Figure 1 – Street-scene along Astley Road

Figure 2 – Street-scene along estate road



Figure 3: Proposed Principal Elevations 

Figure 4: Proposed Principal Elevations 

Figure 5: Proposed Principal Elevations 



Figure 6: Proposed Principal Elevations 

Figure 7: Proposed Elevations - Apartments



Figure 8: Proposed Site Plan

In order to facilitate the proposed development a number of trees will be felled. Additional landscaping will be 
incorporated into the scheme to mitigate this loss, with the provision of 2:1 replacement. 

The existing land levels will be slightly altered to the western portion of the site to provide level access into the 
estate road. The topography of the land will thereafter slope down towards to the east to its current levels. 

In terms of boundary treatments, the applicant will seek to utilise the existing timber/palisade fencing surrounding 
the application site and 1.8m high close boarded fencing to demarcate rear curtilages. Principal and side 
elevations will be delineated by landscaping. 

It is envisaged that the estate road and the majority of the associated car parking spaces to individual plots will 
be formed of tarmacadam, whilst shared spaces will be faced in black tarmacadam with red chippings and 
pathways/patios in grey concrete flags. 
 
Publicity

Site Notice: Non HH Article 15 Date Displayed: 6 January 2020
Reason: Wider Publicity

Press Advert: Manchester Weekly News Salford EditionDate Published: 12 December 2019
Reason: Article 15 Standard Press Notice

Neighbour Notification 

108 neighbouring occupiers have been notified of the application by letter dated 29th November 2019. 



Representations 

Three letters of representation have been received in response to the application publicity which detail the 
following summarised concerns:

Visual Amenity 
 It is not realistic that 27 properties can fit on the site; 
 The amount of green space should not be reduced; 
 The current site is lower than Astley Road. There is no indication as to whether it is intended to maintain 

this level or build up the level of the site before construction; 
 There is no detail relating to the nature of the boundary of the site. It is intended to have a fence or wall, 

and how tall would this be? 

Loss of TPO trees
 At least 4 TPO trees are to be removed. There is no justification for the removal of these trees as crown 

reduction would preserve the integrity of them. 

Existing Use 
 Although not a car park, the site is currently used for overflow parking, particularly during the day;
 What arrangements will be made to ensure that traffic can flow freely on Astley Road?
 Are there any plans (possibly working in conjunction with Salford Council and the opposite Health Centre) 

to provide alternative parking for those vehicles which currently park on the site; and
 There are at least 25 vehicles parked regularly at the site. 

Highway Safety 

 This section of Astley Road is narrower than other sections of the road. Will this be widened? Or will traffic 
or parking restrictions be in place to manage the flow of the traffic. This is particularly relevant given the 
flow of large lorries that use Astley Road;

 This stretch of Astley Road is particularly congested during school drop off/pick up times;
 If this application goes through there is a worry that those residents at Astley Court (a supported 

residence) will not have access to ambulances and the level of congestion could restrict fire engines. 

Miscellaneous 
 The Council’s Public Access website is not user friendly  with a lot of documents, poorly structured, with 

very generic information and only minimal reference to the specifics of the local area;
 There is no detail relating to how long the construction is expected to take, what will be the working hours, 

and how disruption to adjacent properties will be avoided during construction. 

Notwithstanding the above, one representation noted that the style and overall quality of the residential 
environment was impressive. 

Relevant Site History

17/69466/DEMCON – Prior notification for the demolition of Irlam Council offices. No objections 06.03.2017

12/62523/ACV – Assets of community value for the Former Council Offices, Astley Road, Irlam. No Decision 
Required. 

11/60671/DEMCON – Prior notification for the demolition of Council Offices, Astley Road, Irlam. No objections 
08.08.2011

05/50302/DEEM3 – Outline planning application for the development of land for residential purposes. Approve 
03.05.2005. 

Consultations

Highways - No objection subject a S38/278 Agreement through a Traffic Regulation Order (TRO) to restrict car 
parking at the access junction onto Astley Road, incorporate waiting restrictions and a 20mph speed limit. 



Transport For Greater Manchester (TFGM) – No objection subject to:
 Each dwelling having provision for secure cycle storage within the site curtilage of the property

Air Quality, Noise, Contaminated Land - No objection subject to conditions/informatives requesting:
 Prior to occupation the applicant shall provide a single electric vehicle charging points for all residential 

properties;
 That the scheme be implemented in accordance with a Construction Environmental Management Plan to 

be submitted;
 Prior to the commencement of development the applicant shall submit a land contamination remediation 

strategy 
 Pursuant to the above condition, a verification report which validates that all remedial works undertaken 

on the site were completed in accordance with those agreed shall be submitted;
 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.

United Utilities Water Ltd - No objection subject to the scheme being implemented in accordance with a drainage 
strategy to be submitted and agreed prior to the commencement of development. 

Design For Security – No objection. It is recommended that a condition to reflect the physical security 
specifications set out in the Crime Impact Statement should be added to any grant of permission. 

Senior Drainage Engineer – No objection subject to the scheme being implemented in accordance with the 
submitted drainage strategy and that foul and surface water shall be drained on separate systems. 

Environment Agency - No comments received to date.  

Greater Manchester Ecological Unit - No objection subject to conditions requesting that
 No removal of or works to any trees or shrubs shall take place between 1st March and 31st August inclusive 

to safeguard nesting birds, their nest and eggs protected under the Wildlife and Countryside Act 1981 (as 
amended); and

 The biodiversity enhancements and landscaping plan shall be implemented in full. 

Planning Policy

Development Plan Policy

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

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

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

Unitary Development Plan H1 - Provision of New Housing Development
This policy states that all new housing will contribute toward the provision of a balanced housing mix; be built of 
an appropriate density; provide a high quality residential environment; make adequate provision for open space; 



where necessary make a contribution to local infrastructure and facilities required to support the development; 
and be consistent with other policies of the UDP.

Unitary Development Plan H4 – Affordable Housing
In areas where there is a demonstrable lack of affordable housing to meet local needs, developers will be required, 
by negotiation with the city council, to provide an element of affordable housing, of appropriate types, on all 
residential sites over 1 hectare, irrespective of the number of dwellings, or in housing developments of 25 or more 
dwellings.

Unitary Development Plan H8 – Open Space Provision with New Housing Development 
Planning permission for housing development will only be granted where adequate and appropriate provision is 
made for formal and informal open space. The open space will be provided either as part of the development or 
through an equivalent financial contribution.

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

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 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 R1 – Protection of Recreational Land and Facilities 
This policy states that the development of existing recreational land or facilities will not be permitted unless:

i. The development is for formal or informal recreation purposes that would contribute to the continued 
recreation use of the site;

ii. Adequate replacement recreation provision, of equivalent or better accessibility, community benefit and 
management, is made in a suitable location, to the satisfaction of the city council;

iii. It has been clearly demonstrated that the site is surplus to recreational requirements, and the 
development would facilitate the wider regeneration of the local area; or

iv. The development is ancillary to the principal use of the site. 

Unitary Development Plan EHC4  -  Reuse of Existing Health, Community Facility
This policy states that planning permission for the reuse or redevelopment of existing or former health or 
community facilities will be granted where there is a clear lack of demand for the existing use, or alternative 
provision is made and where the development is consistent with the other policies and proposals of the UDP.

Policy E5 -  Retention of Employment Land
Saved UDP Policy E5 seeks to protect the employment function of established employment areas.
 
Other Material Planning Considerations

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.

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 – Trees and Development
This policy document contains a number of policies used to assess and determine planning applications to 
safeguard trees and provide sufficient mitigation for any loss.

Planning Guidance -  Flood Risk and Development



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

Supplementary Planning Document  -  Established Employment Areas
This document contains a number of polices that promotes sustainable economic growth, which both enhances 
prosperity and reduces inequalities.  The document encourages the provision of a wide range of employment 
opportunities, having regard to evidence based conclusions on need and demand.

National Planning Policy

National Planning Policy Framework
National Planning Policy Guidance

Local Planning Policy

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

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

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

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

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

Appraisal 

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

i. Loss of Employment Land;
ii. Loss of Community Facilities;
iii. Asset of Community Value;
iv. Loss of Public Open Space; and
v. Residential Development;  

 Visual Amenity 
 Designing Out Crime
 Residential Amenity 
 Access, Highways and Parking
 Air Quality
 Land Contamination 
 Flood Risk and Drainage
 Ecology
 Sustainability 
 Planning Obligations 



Principle of development 

UDP Chapter 3 identifies a Spatial Framework for the City and recognises that the opportunities and the need for 
development, regeneration and environmental protection vary in their scale and nature across the city.  

The NPPF (2019) advocates a presumption in favour of sustainable development with paragraph 7 of the NPPF 
advising that there are 3 dimensions to the creation of sustainable development – economic, social and 
environmental. Accordingly, emphasis is made to the role of the planning system to support strong, vibrant and 
healthy communities.

Paragraph 118 of the NPPF identifies that planning decisions ‘should give substantial weight to the use of 
brownfield land within settlements for homes’ through the promotion of under-utilised land and buildings. In this 
regard the site is not considered to be of high environmental value and therefore meets the definition of previously 
developed land as outlined in Annex 2 of the NPPF.

The application site is not located within a defined strategic allocation and therefore constitutes a ‘windfall site’ for 
the purposes of this assessment. It is classified as previously developed land due to the previously developed 
nature of the site and remains sustainably located within close proximity to local amenities, services and different 
modes of public transport within Irlam. 

i) Loss of Employment Land

Saved UDP Policy E5 seeks to protect the employment function of established employment areas. The site is 
considered to fall within this definition given the size of the site (over the 0.5 hectare threshold). In addition, the 
last use was offices which the Established Employment Areas SPD confirms to be a use which the policy covers.  

The second part of the policy confirms planning permission will only be granted for the re-use or redevelopment 
of sites or buildings within an established employment area where: 

1. The development would not compromise the operating conditions of other remaining employment 
uses; and

2. One or more of the following apply:
a. the developer can clearly demonstrate that there is no current or likely future demand for the 
site or building for employment purposes;
b. there is a strong environmental case for rationalising land uses or creating open space;
c. the development would contribute to the implementation of an approved regeneration strategy 
or plan for the area; or
d. the site is allocated for another use in the UDP.

The loss of the employment site was previously considered by the council in November 2015 as part of a 
residential pre-application scheme. Reviewing this current proposal there would appear to be no material change 
in circumstance which would warrant a different view to be taken with regards to the loss of employment land, 
which was previously accepted. 

Planning application 05/50302/DEEM3 was considered under the now superseded UDP. Policy EC3 of the 1995 
UDP which was not dissimilar to the current approach set out in saved UDP Policy E5. In 2005, the council took 
the view that the loss of the site would not result in a material shortfall of sites and premises available for 
employment use. In reaching this view, the relatively small size of the site (0.8 hectares) was taken into 
consideration and the use of the building not only for employment purposes but also regularly by community 
groups for meetings etc. 

No details of the marketing of the site had been provided with previous pre-application schemes, nor are any 
details included with this current submission. However in January 2015, a search of Urban Vision’s property 
website revealed that at that time the site had been advertised for sale since at least December 2013. During this 
period, the council’s property team confirmed that although there had been substantial interest shown by 
developers for this site, no expressions of interest had been for office or employment uses. This in itself, 
notwithstanding the previous dual use of the site, would suggest that there is or was little/no demand for the reuse 
of the site for employment purposes. On this basis, and given that this is an isolated site within a predominantly 
residential area, the council considers that the loss of employment land is acceptable. 



ii) Loss of Community Facility 

Saved UDP Policy EHC4 confirms that planning permission for the re-use or redevelopment of existing or former 
health or community facilities will be granted where there is a clear lack of demand for the existing use, or 
appropriate alternative provision is made. 

The former council buildings were principally used as offices, however, the site was historically known to provide 
an ancillary community function up until the closure of the buildings in 2011. Notwithstanding this, permission was 
granted for the redevelopment of the site for residential purposes in 2005 (05/50302/DEEM3). To this end it is 
clearly evident that given the site has remained vacant for nearly 10 years due to being surplus to requirements, 
there is no realistic community function to uphold and as such an efficient use of the land for residential purposes 
is appropriate. 

iii) Asset of Community Value 

The application site was listed as an asset of community value in 2012 (12/62523/ACV) under S87 of the Localism 
Act 2011 due to an application made by a registered local charity who had planned to expand its delivery 
programme in the area. 

Under the terms of the legislation, registration as an asset of community value (ACV) covers four aspects:
 Removal of permitted development rights for change of use and demolition of public houses: by law, from 

May 2017 owners seeking to change a pub's planning use class or to demolish it must apply for planning 
permission so as to allow its users (for example, a pub's regular drinkers) to comment;

 Material planning consideration: ACV status is a material consideration in a planning application and can 
be used by the local planning authority and Planning Inspectorate as a factor in refusing planning 
permission for full or partial change of use or demolition;

 Community right to bid: this allows an ACV to be purchased by a group representing its users or the local 
community;

 Compulsory purchase rights: an ACV-registered building can be compulsorily purchased by the local 
authority or council "if the asset is under threat of long-term loss to the community".

The listing of a property as an ACV lasts for 5 years after which it is automatically delisted and the restrictions 
imposed by the covenant are removed. In this instance 5 years passed without the site coming forward for any 
community use and as a consequence was subsequently delisted. To this end the previous listing does not form 
a material consideration in the determination of this planning application. 

iv) Loss of Public Open Space

Saved UDP Policy R1 sets out that the development of existing recreation land or facilities will not be permitted 
unless one out of the four criteria listed in the policy can be satisfied. Of relevance to this site are criteria ii and iii. 
Criteria ii sets out that either adequate recreation provision, of equivalent or better accessibility, community benefit 
and management, would need to be made in a suitable location. Alternatively, criteria iii confirms that it would 
need to be clearly demonstrated that the site is surplus to recreational requirements, and the development would 
facilitate the wider regeneration of the local area. 
 
The reasoned justification to the policy confirms that the policy applies to all existing sites and facilities that have 
a recreation use and value, including land used for informal recreation pursuits. In this regard the amount of open 
space within the site is limited, but all the same the provisions of Policy R1 are still applicable.

As evidenced on the proposed site plan the scheme provides two areas of informal public open space cumulatively 
measuring 1400sqm and facing onto Astley Road with retained linkages to an existing grassed area and the 
Caroline Street playground to the east. The open spaces will be landscaped with semi-mature trees, pockets of 
bulb mixes, wildflowers and hedging to encourage a greater use of the land by the public. It is therefore considered 
that the proposal affords a sufficient level of recreational provision within an accessible location which will benefit 
the local community in accordance with the provisions of Policy R1 ii) of the UDP. The applicant has also submitted 
a Landscape Management Plan as a means of demonstrating that the informal areas will be managed correctly 
for the foreseeable future. It is considered reasonable to therefore attach a condition to any grant of permission 
requiring that the Landscape Management Plan is implemented and maintained. 

https://en.wikipedia.org/wiki/Planning_use_classes_in_England
https://en.wikipedia.org/wiki/Planning_application
https://en.wikipedia.org/wiki/Planning_Inspectorate
https://en.wikipedia.org/wiki/Compulsory_purchase


v) Residential Development 

The NPPF at paragraph 8a) confirms an overarching objective of the planning system is to ensure that a sufficient 
number and range of homes can be provided to meet the needs of present and future generations. Saved UDP 
Policy H1 sets out all new housing development will be required to contribute towards the provision of a balanced 
mix of dwellings within the local area in terms of size, type, tenure and affordability. 

Policy HOU1 of the council’s adopted Housing Planning Guidance sets out within the west of the city, the large 
majority of dwellings should be in the form of houses rather than apartments in order to protect the existing pattern 
of residential development and enhance the local distinctiveness of the area. The proposal seeks the provision of 
a scheme predominantly comprising houses with two, two bedroomed apartments and is therefore considered to 
comply with Policy HOU1. 

Housing Planning Guidance Policy HOU2 confirms that new houses within this area should provide at least three 
bedrooms however acknowledging that 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, in particular having 
regard to criteria A-H of UDP Policy H1. Additionally, where apartment schemes are proposed, the floorspace and 
layout should allow for them to be adaptable to changing needs and typically be 57sqm or above (para.4.31 of 
Housing Planning Guidance). 

In determining whether the proposed mix and density of dwellings on a site is appropriate and acceptable, Policy 
H1 outlines the following material considerations: 

a) “The size of the development;
b) The physical characteristics of the site;
c) The mix of dwellings in the surrounding area;
d) Any special character of the surrounding area that is worthy of protection;
e) The accessibility of the site, and its location in relation to jobs and facilities;
f) Any specific need for, or oversupply of, residential accommodation that has been identified;
g) The strategy and proposals of the Housing Market Renewal Initiative; and
h) Any other relevant housing, planning or regeneration strategies approved by the

City Council.”

The proposal seeks the provision of 15, 3 to 4 bedroomed houses alongside 10, two bedroomed houses. Whilst 
this mix does not strictly conform with Policy HOU2, the scheme would nonetheless complement the established 
pattern, tenure and mix of residential development within the locality. Additionally, the applicant has alluded to a 
demonstrable need for this type of affordable accommodation in the area which has been corroborated by the 
Council’s affordable housing advisor.  

It is also recognized that the size of the apartments corresponds with the provisions of para.4.31 of the Housing 
Planning Guidance in meeting the space standards the Council is seeking to achieve. 

The National Planning Policy Framework (NPPF) emphasises the importance of the delivery of high quality 
housing across all tenures, including affordable housing. In this respect Paragraph 62 states that where a need 
for affordable housing is identified, policies specifying the type of affordable housing required should be set. 

As outlined within Criterion 1 of Policy H1 of the UDP all new housing development will be required to contribute 
towards the provision of a balanced mix of dwellings within the local area in terms of size, type, tenure and 
affordability. This is supplemented by Policy H4 which underlines that “In areas where there is a demonstrable 
lack of affordable housing to meet local needs, developers will be required, by negotiation with the city council, to 
provide an element of affordable housing, of appropriate types, on all residential sites over 1 hectare, irrespective 
of the number of dwellings, or in housing developments of 25 or more dwellings.” 

Following discussion with the Council’s Housing Strategy and Enabling team, the affordable housing and tenure 
mix have been agreed to meet local housing need and strategic housing priorities. As such, the principle of 
affordable housing in this location is encouraged.  

Taking the above considerations into account the principle of residential development on the site is accepted. 

Visual Amenity 



Siting, scale and design

Section 12 of the NPPF seeks to achieve well-designed places which are visually attractive as a result of good 
architecture, layout and appropriate and effective landscaping works. Proposals should also be sympathetic to 
local character, including the surrounding built environment and landscape setting. 

Policy DES1 of the adopted UDP states that developments should respect the character of the area within which 
they are set and contribute to the local character and distinctiveness. 

Also of relevance is the Shaping Salford Supplementary Planning Document which recognizes the semi-rural 
character of Irlam and Cadishead and therefore the requirement for development to complement the prevailing 
character, density and appearance of the street-scene. 

The applicant has submitted a comprehensive level of detail to assess the proposed development. In this regard 
the layout complements the established character and appearance of the surrounding area and remains 
integrative through an appropriate density of development and permeability between dwellings. The scale and 
massing of the proposed residential units is also representative of the adjoining built form with a traditional design 
approach which takes inspiration from the architectural features associated with the properties along Astley Road. 
In respect to materials, the proposed alternating brickwork and tiling provides visual interest and remains 
sympathetic to the prevailing character of the area. 

Figure 9 – Street-scene along Astley Road

Figure 10 – Street-scene along estate road

The landscaping works will retain the site’s open characteristics with the retention of protected trees and creation 
of public open space along the Astley Road frontage. Additionally, the proposal seeks to incorporate landscaped 
buffers in order to enhance the natural environment and complement the verdant characteristics of this section of 
Astley Road. 

Tree Works

The following documents have been submitted as a means of satisfying policy TD1 of the Trees and Development 
Supplementary Planning Document (2006):

 Tree Survey and Constraints Report
 Arboricultural Impact Assessment (AIA) Version 2 

The tree survey and constraints report has been undertaken to inform and influence the design of the scheme 
prior to an Arboricultural Impact Assessment being commissioned. In this regard 28 records have been made 
across the site compromising of 24 individual trees and 4 tree groups, of which there are 3 Tree Preservation 
Orders (TPO’s). 

The tree survey classifies the trees on site into the following categories:



Category A: Trees of high quality and value: in such a condition as to be able to make a substantial contribution 
(a minimum of 40 years is suggested). Trees in this category are the best trees on the site and 
should be retained wherever possible.

Category B: Trees of moderate quality and value: In such a condition as to make a significant contribution (a 
minimum of 20 years is suggested). 

Category C: Trees of low quality and value: Currently in adequate condition to remain until new planting could 
be established (minimum 10 years is suggested), or young trees with a stem diameter below 
150mm.

Category U: Trees in such a condition that any existing value would be lost within 10 years and which should, 
in the current context, be removed for reasons of sound arboricultural management. 

The Council’s Arboricultural Advisor has reviewed the submission and outlines the intention of the applicant to fell 
2 category A trees (T9 and T10); 6 category B trees (T12, T13, T14, T19, T21 and T22) along with 6 trees and 3 
groups categorised as C (T11, T15, T16, T17, T18, T24, G1, G3 and G4).

As explained previously, a Tree Preservation Order extends across two locations whereby trees T9, T10 and T12 
are protected yet are due to be felled to facilitate the proposed development. 

It is accepted that category C trees should not be allowed to constrain a development and the proposed removal 
of T11, T15, T16, T17, T18, T24, G1, G3 and G4 to facilitate the development is considered acceptable.  Retention 
of the category A and B trees should, however, be attempted. In this instance the Council’s Arboricultural Advisor 
has reviewed the supporting documentation and notes the number of trees to be felled, in particular those which 
are protected under a TPO. In response, it is acknowledged that the loss of the trees is regrettable however 
consideration has been given to the trees local amenity value over the short, medium and long-term whereby the 
need to make an efficient use of the land, in addition to the earthworks proposed, does not allow for such retention. 

In response, the applicant recognises the need to mitigate for the loss of the trees and has consented to submit 
a tree replacement scheme by way of an appropriately worded condition to any grant of planning permission 
whereby the quality of the replacement trees will remain an important consideration. 

Paragraph 2.3.1 of the report also provides a thorough account of how a new footway will be established within 
the Root Protection Area (RPA) of T6 (a Special Measure Area’s (SMA)) and how a section of existing hard-
standing within the RPA of T1, T2, T3, T4 and T6 will be re-purposed, with all works carried out under Arboricultural 
supervision by the consulting Arboriculturist. This approach is agreed by the Council’s Advisor. 

Whilst the loss of the trees is regrettable sufficient justification has been submitted in order to support the scheme 
with the inclusion of a tree replacement scheme to mitigate this loss. As such, the proposal sufficiently complies 
with the Trees and Development Supplementary Planning Document (2006). 

Designing Out Crime 

UDP policy DES10 states that developments must be designed to discourage crime, anti-social behaviour and 
the fear of crime and support personal and property security. The Design and Crime Supplementary Planning 
Document contains a number policies used to assess and determine planning applications and is intended as a 
guide in designing out crime.

The Secure by Design team at Greater Manchester Police has been consulted and responded with no objection 
to the proposed development subject to recommending the attachment of a condition to any grant of permission 
advising that the development be completed in accordance with the physical security specifications set out within 
Section 4 of the supporting Crime Impact Statement. Whilst recognizing the benefits of the identified security 
specifications, it is not within the jurisdiction of the Local Planning Authority to enforce those details. As such, the 
recommendations of Section 4 shall be incorporated into an informative on the decision notice, as opposed to a 
condition in the grant of permission. 

Residential Amenity



Policy DES7 of the UDP 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.

The following separation distances should be maintained between the existing and proposed dwellings:

 21m between facing habitable room windows (plus 3m for an additional storey);
 16m between habitable room window and three storey gable; 
 9m between ground windows and single storey gable or first floor habitable room windows and two storey 

gable; and
 13m between habitable room window and two storey gable.

An assessment of the site layout plan reveals that the spatial standards outlined above are compliant and provide 
existing and future residents in and around the proposed development with an appropriate level of amenity, 
alongside an adequate level of private outdoor amenity space, to meet the stipulations of Policy DES7 of the UDP. 
It is also noted that dual outlooks within habitable rooms on corner plots have been incorporated into the scheme 
to create an environment which promotes safety and inclusiveness and reduces the fear of crime.  

In respect to noise and disturbance, Policy EN17 is of relevance and requires that adequate measures are 
incorporated into developments to ensure occupants are provided with a satisfactory level of amenity. In this 
regard the majority of the proposed dwellings lie adjacent to other residential units and therefore the degree of 
disturbance attributed by this development on the local area is unlikely to represent harm. However, it is 
recognized that Plots 16-21 will lie within close proximity to i) an electricity sub-station and/or ii) the existing 
Caroline Street Play Area and the proposed public open space for the development. 

The application is supported by a Noise Impact Assessment whereby measurements undertaken on a weekday 
afternoon and weekend afternoon have shown there is little use of the playground, and certainly not in a way 
which will significantly impact the health, amenity and quality of life for future residents. Additionally, the report 
concludes that the impact of the electric substation on the amenities of those occupants within the nearest 
sensitive receptors (the apartments) will also be acceptable.   As such, it is not considered necessary to mitigate 
against any loss of amenity future residents might experience. 

Access, Highways and Parking

The development seeks the provision of two car parking spaces per dwelling and one car parking space per 
apartment unit. This is considered acceptable and compliant with the provisions of Policy A10 of the UDP. 

In respect to the impact of development upon the highway network it is recognized that the proposal will lead to 
an intensification of use upon Astley Road. Notwithstanding this, the Local Highway Authority is satisfied that 
subject to:

 The incorporation of double yellow lines at the junction of the developments estate road and Astley Road;
 The continuation of the pedestrian pavement to the south-west;
 Waiting restrictions; and likely the 
 Installation of a 20mph speed limit. 

The proposal is acceptable and will not lead to a severe cumulative impact to the detriment of the public highway. 
Further details on these highway improvements will be dealt with as part of a S38/278 Agreement between the 
applicant and the Local Highway Authority.  

As outlined within a preceding section of this report the application site is currently used as a car park for local 
residents, the nearby school and the adjacent Medical Centre.  This is an informal arrangement and one which 
has not been previously agreed by the Council. As such, the Local Highway Authority does not consider that there 
is an obligation for additional car parking to be provided or retained as an overflow car parking for adjoining uses. 
Whilst this might increase demand for on-street car parking on neighbouring roads, this is not considered a 
sufficient reason alone to refuse the application on highway grounds.  



It is also noted that Transport for Greater Manchester have raised no objection, considering the prospective trip 
generations to be low and access arrangements acceptable. This is on the proviso that each dwelling is provided 
with secure cycle storage and that the construction management plan submitted in support of this application is 
attached to any grant of approval. 

To this end the proposal is considered compliant with Policies A2, A8 and A10 of the UDP and would not create 
a severe on highway safety as requested through paragraph 109 of the NPPF. 

Air Quality

The development is not within the Greater Manchester Air Quality Management Area (AQMA), however there is 
potential for the number of vehicle movements generated as a result of the development to have a detrimental 
impact on the AQMA and air quality further afield. There is also the potential for fugitive dust emissions during the 
construction phase to impact on the AQMA and also nearby receptors.

The application is supported by an Air Quality Impact Assessment which uses detailed dispersion modelling, 
verified against local monitoring, to assess whether there will be a significant impact of the development against 
IAQM and EPUK guidance  “Land-Use Planning and Development Control: Planning for Air Quality”, 2017.

As explained by the Council’s Environmental Consultant, the air quality assessment uses a high resolution 
dispersion model to predict concentrations of NO2 at the façade of the proposed properties.  The model uses 
various input parameters including traffic volumes and speeds, percentage of HGV within the traffic, 
meteorological data and topography data. 

The model inputs have been reviewed and they are considered to be representative of the conditions in the area.  
The conclusions of the model are therefore accepted, and as such site specific mitigation is not required over and 
above baseline mitigation.

Current guidance from the IAQM and EPUK guidance “Land-Use Planning and Development Control: Planning 
for Air Quality”, 2017 suggests that a minimum baseline mitigation be provided on all developments through the 
provision for electric vehicle infrastructure and low NOx boilers.

Paragraph 148 of the NPPF summarises that the planning system should support the transition to a low carbon 
future through shaping places which contribute towards reductions in greenhouse gas emissions. 

In line with the Greater Manchester Air Quality Action Plan, and with consideration of the cumulative impact of 
development within the City region it has been recommended that the developer provide a single electric vehicle 
charging point for all residential properties with dedicated in-curtilage off road parking. 

In response to the above the applicant has explained that the insertion of vehicle charging points represents a 
significant costing against a scheme which is finely balanced in terms of viability. Whilst this argument is duly 
noted it is nonetheless essential for developments to contribute towards the reductions in greenhouse gas 
emissions and therefore, at the very least, the applicant should be required to incorporate connection points/wiring 
within the properties to ensure the infrastructure is available should vehicle charging points be needed in the 
future. This is recommended through the attachment of a condition. 

Land Contamination 

The application is supported by a Land Contamination Assessment which identifies that historical development 
on the site included that attributed to agriculture and thereafter the Irlam Council Offices circa 1965. In this regard 
such features have the potential to introduce pollutants into the site which may adversely impact human health, 
groundwater or the wider environment.

The proposed end use is for residential properties with private gardens, which are considered a sensitive end use 
with respect to land contamination risk.  

The desk study report submitted with the application has assessed the potential for a pollution linkage between 
any identified source, and a receptor.  Previous investigations identified underlying peat across the site, and a 
number of hydrocarbon hotspots.  The submitted site investigation has identified elevated concentrations of lead 



(one sample), and hydrocarbons (6 samples) and therefore the report recommends remediation is required in the 
form of a clean capping layer for private gardens.

The Council’s Environmental Consultant accepts the conclusions of the report subject to the attachment of 
conditions requesting the submission of the remediation strategy prior to development commencing, alongside a 
condition requesting that prior to occupation of the development a verification report is submitted which 
demonstrates that the remediation took place. This is considered necessary and is recommended for attachment 
to any grant of permission. 

Flood Risk and Drainage

Policy EN19 of the UDP states that any application for development that is considered likely to be at risk of flooding 
or increase the risk of flooding elsewhere will need to be accompanied by a Flood Risk Assessment (FRA). In this 
regard the site is not located within a Flood Zone, nor does it form part of a Critical Drainage Area and therefore 
a FRA was not required. Notwithstanding this, a FRA in addition to a Drainage Strategy has been submitted as a 
means of demonstrating that the disposal of surface water from the site would not exacerbate existing flooding 
levels.

The applicant has provided a drainage strategy with accompanying plans and calculations which indicate that a 
gravity system restricting surface water discharge to 20 l/s with suitable attenuation storage has been proposed 
and agreed by United Utilities. Additionally, source control SuDS techniques in the form of permeable paving with 
sub-base storage to all private drives and communal parking areas will be provided, alongside private water butts 
where practicable. To this end given the site is not located within a Flood Zone nor does it form part of a Critical 
Drainage Area, the drainage strategy and accompanying SuDS are accepted and considered compliant in 
demonstrating compliance with Policy EN19 of the UDP. 
 
Ecology

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

The Greater Manchester Ecological Unit (GMEU) has reviewed the submitted Extended Phase One Habitat 
Survey, alongside a Bat Roost Assessment and the proposed Biodiversity Enhancement Measures.
 
The surveys identified that there were no protected species identified on the site, nor were there any trees capable 
of being used as bat roosts. Notwithstanding this, the trees may however be used by nesting birds. As all nesting 
birds, their nest and eggs are protected under the Wildlife and Countryside Act 1981 (as amended), the Greater 
Manchester Ecological Unit (GMEU) advise that a condition be attached to any permission to require that no 
removal of or works to any trees or shrubs shall take place between 1st March and 31st August inclusive, unless 
a competent ecologist has undertaken a careful, detailed check of vegetation for active birds' nests.

It is recognized that the all nesting birds, their nest and eggs are protected under the Wildlife and Countryside Act 
1981 (as amended) however it is not the purpose of the planning system to replicate legislation and therefore it is 
recommended that the application is made aware of the above by way of informative, rather than a condition 
attached to any grant of permission. 

In respect to the proposed Biodiversity Enhancements the GMEU is satisfied that those identified within the 
amended document (Version 3) are appropriate and should be incorporated into the scheme in line with recent 
government guidance for biodiversity net gain.  These include the creation of:

- Native wildflower meadows;
- General tree and shrub planting;
- Artificial roosting for birds, sparrows and bats; and 
- Holes within garden fences for hedgehog passage. 

Sustainability 



Paragraph 153 of the NPPF requires new development to be designed to minimise energy consumption. This is 
encouraged through the Sustainable Design and Construction SPD which seeks new development to improve its 
impact on the environment and to build into proposals a design that maximises the sites potential, utilises green 
technologies and encourages the occupiers to use sustainable modes of travel.

In the support of this application a Sustainability Checklist has been submitted following the principles of the 
identified UDP policies and the Sustainable Design and Construction SPD (2008). As indicated with the Checklist, 
the following principles have been incorporated into the scheme:

 The layout of the houses including internal room layout maximises the amount of sunlight received in 
principal rooms;

 The homes will feature good levels of airtightness and thermal insulation in exceedance of building 
regulation requirements;

 The development will utilise energy efficient goods; 
 The development incorporates water saving devices; 
 The developer intends to use locally sourced materials for construction whereby the proposals achieve a 

BRE Green Guide 2006 Rating of D or above;
 Consideration has been given to the provision of facilities for recycled waste; 
 The development incorporates biodiversity net gain through the proposed biodiversity enhancements. 
 The development will encourage the use of sustainable transport methods through the provision of cycle 

storage. 

In addition to the above the applicant has demonstrated that the proposed development, being sited on brownfield 
land, is the most appropriate location for a residential scheme which benefits from accessible public transport 
networks and employment opportunities across the Greater Manchester area. 

Planning Obligations 

As part of the determination of this application  consideration has been given to what contributions, if any, may be 
required to off-set any impacts the development might have upon the local area.  

In this instance the proposed development site is located within a Mid/High Value Area as defined by the refreshed 
Planning Obligations SPD (2019). 

In accordance with paragraph 56 of the NPPF (2019) planning obligations should only be sought where they are 
necessary to make a development acceptable in planning terms, directly related to the development; and fairly 
and reasonably related in scale and kind to the development.

The development is likely to result in the increased use of public realm, open space and education facilities within 
the vicinity of the site as a result of the increase in residents. Planning obligations have therefore been sought to 
mitigate against these impacts. 

In line with the provisions of the Planning Obligations SPD the following contributions have been sought:

Obligation Type Obligation Value Officer Recommended Projects

Open Space      £146,648 Towards access improvements to Prince’s Park; and/or 
refurbishment of Prince’s Park adventure play area; and/or 
possible refurbishment of Caroline Street play area (subject to 
the future of the site being secured lease extension with BT)

Education £48,754.86 Towards Pupil Planning Area 3 (Irlam & Cadishead)

Public Realm    £40,500 Towards entrance improvements (Lady James Hall/Garden 
Centre entrance from Liverpool Road)

Monitoring fee 1.5% of the value 
of the planning 

obligations (£5,000 
cap)



The applicant, whilst in agreement to provide a financial contribution, has advised that for reasons of scheme 
viability the development cannot support the level of contribution considered by the City Council as appropriate to 
mitigate its impacts, in accordance with the Planning Obligations SPD. The applicant has submitted a viability 
appraisal in support of their position.

Section 4 of the Planning Obligations SPD provides details of the circumstances where the City Council will 
negotiate with the developer where the developer considers that there are site specific issues which mean that 
the cumulative effect of policy requirements and planning obligations compromise the viability of the development. 

The applicant considers that the council should be flexible in seeking levels of planning obligations and refers to 
the NPPF which states that decisions should encourage the effective use of land by re-using land that has been 
previously developed. It is also highlighted that the scheme is for affordable housing whereby the deliverability of 
the site is finely balanced. 

The applicant’s viability appraisal has been assessed by the City Council’s surveyors. This assessment has 
concluded that no contributions can be sought without impacting upon the viability and deliverability of the scheme. 

Notwithstanding this, the applicant has agreed to enter into a clawback mechanism which is permissible through 
a Section 106 agreement. This mechanism would secure further contributions from the applicant should the 
viability of the development increase in the future. 

It is considered that the incorporation of a clawback mechanism via a S106 is, in this instance, appropriate taking 
into account the overall benefits of the proposed scheme and the overarching requirements of the NPPF.

In respect to affordable housing, Policy OB1 of the refreshed Planning Obligations SPD requires that in 
medium/high value areas, 20% of units are secured for affordable housing (equating to 5 properties on this 
development). In this regard the development proposes 100% of the dwellings as affordable housing which meets 
the provisions of the SPD. The method of securing the proportion of affordable housing in perpetuity is usually 
through a S106 agreement however the applicant has argued that for this development to be brought forward 
through Homes England grant funding the S106 route cannot be taken. As explained, the Homes England Audit 
Checklist does not allow for affordable homes to be grant funded through a planning obligation and therefore in 
securing the affordable homes an alternative solution by way of condition has been agreed through the attachment 
of an Affordable Housing Statement. 

Planning Balance and Conclusions

Section 38(6) of the Planning and Compulsory Purchase Act (2004) requires the determination of this application 
to be made in accordance with the development plan, unless material considerations indicate otherwise.

Paragraph 8 of the NPPF sets out the three dimensions to sustainable development as being: 

 Economic 
 Social 
 Environmental 

The NPPF advises that these roles should not be undertaken in isolation as they are mutually dependent. 
Furthermore, to achieve sustainable development economic, social, and environmental gains should be sought 
jointly and simultaneously.   

The proposal represents a sustainable form of development which would contribute towards the provision of 
housing in the area. The redevelopment of this site will make an important contribution towards the delivery of 
dwellings within the city and will result in the delivery of significant social, economic and environmental benefits. 

The application site remains a vacant, unattractive, underutilised brownfield site within a relatively sustainable 
location. It is hoped that with the grant of this permission a viable, appropriate development will be delivered at 
the site. For the reasons set out in the appraisal section above, it is considered that the proposed development is 
sustainable and that any adverse impacts of the development would not significantly and demonstrably outweigh 



the benefits of the development and as such it is considered that planning permission should be granted in 
accordance with the guidance of the NPPF and the saved policies within the City of Salford Unitary Development 
Plan. 

Recommendation

That planning permission be granted subject to the following planning conditions and that:

v. The City Solicitor be authorised to enter into a legal agreement under Section 106 of the Town and 
Country Planning Act 1990 to secure the following heads of terms:

 A Clawback Mechanism to secure a review of scheme viability at an agreed point in time to 
determine whether the planning obligations up to the maximum level of contribution can be paid.

vi. That the applicant be informed that the Council is minded to grant planning permission, subject to the 
conditions stated below, on completion of such legal agreement;

vii. That authority be given for the decision notice relating to the application be issued, (subject to the 
conditions and reasons stated below) on completion of the above-mentioned legal agreement.

Conditions 

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

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

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

Location Plan Dwg.S/AS/LP/01
Proposed Plans – Cottage Flats Dwg. CF-D-01
Proposed Plans – 3H864 3 Block Floorplan Dwg. 864-3BF – Rev A
Proposed Plans – 3H864 3 Block Elevations Dwg. 864-3B 
Proposed Plans – 4H1087 2 Block Plan Dwg.GP1087-2BF
Proposed Plans – 4H1087 2 Block Dwg.GP1087-2B
Proposed Plans – 3H897 2 Block Floorplan Dwg.GP897-2BF
Proposed Plans – 3H897 2 Block Elevations Dwg.GP897-2B
Proposed Plans – 2H753 3 Block Floorplan Dwg.GP753-3BF
Proposed Plans – 2H753 3 Block Dwg.FP753-3B
Proposed Plans – 2H753 2 Block Floorplan Dwg.GP753-2BF
Proposed Plans – 2H753 2 Block Dwg.GP753-2B
Proposed Street Scenes 1-1 and 2-2 Dwg. S/AS/SS/01 
Proposed Site Layout Dwg.S/AS/CSL/01 Rev A
Permeable Surfacing Plan Dwg. 510
Permeable Paving Construction Details Dwg. 511
Proposed Levels Plan Dwg. 595
Hard Materials Layout Dwg.S/AS/HSML/01
Materials Layout Dwg.S/AS/ML/01
Boundary Treatment Plan Dwg.S/AS>BTP/01
Boundary Treatment Details Dwg.S/AS/BTD/01
Waste Management Plan Dwg. S/AS/WM/01
Landscape Proposal Dwg. 6192.01
Landscape Management Plan Ref: BH/6192/LMP/Rev A/NOV19

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

3. No development shall be started until all the retained trees as shown at (Tree Protection Plan – Overview, 
Drawing No: TR-01 Rev V2) within (or overhanging) the site, have been protected using temporary 
protective fencing and temporary ground protection.  Such protection shall be installed in accordance with 



the description contained at (section 9.0 of Report Ref: 8225 Arboricultural Impact Assessment-Irlam-
27.08.19-V1-SB) and shall remain until all development is completed and no work, including any form of 
drainage or storage of materials, earth or topsoil shall take place within the perimeter of such protection.

Reason: In order to safeguard retained trees in accordance with the Trees and Development 
Supplementary Planning Document and the National Planning Policy Framework.

Reason for pre-commencement condition: Protective fencing should be erected around all retained 
trees prior to commencement of works to ensure any impacts upon the trees are appropriately mitigated

4. The development hereby approved shall be carried out in accordance with the submitted (Arboricultural 
Impact Assessment, Report Ref: 8225 Arboricultural Impact Assessment-Irlam-27.08.19-V1-SB).

Reason: In order to safeguard retained trees in accordance with the Trees and Development 
Supplementary Planning Document and the National Planning Policy Framework.

5. The felled trees (Category A T9, T10, Category B T12, T13, T14, T19, T21, T22 and Category C T11, 
T15, T16, T17, T18 and T24); shall be replaced in accordance with a tree replacement scheme which 
shall be submitted to and approved in writing by the Local Planning Authority. Two trees shall be provided 
for every tree removed and the scheme shall include details of: tree species; tree sizes (including the 
minimum height and circumference of stem at 1m from the ground level); plan indicating the location of 
the replacement trees; a timetable for tree planting and details of aftercare.

Reason: In order to replacement felled trees in accordance with the Trees and Development 
Supplementary Planning Document and the National Planning Policy Framework. 

6. The development shall be implemented and maintained in accordance with the Biodiversity Enhancement 
Measures Version 3 (dated 24.01.2020). 

Reason: In order to secure biodiversity net gains in compliance with the provisions of the National 
Planning Policy Framework 

7. The development shall be implemented in accordance with the Drainage Layout Plan Drawing No.500 
Rev B. The approved scheme shall be implemented prior to first occupation of the development unless 
alternative timescales have been agreed in writing with the Local Planning Authority.  

Foul and surface water shall be drained on separate systems.

Reason: To ensure a satisfactory method of surface water disposal to reduce the risk of flooding 
elsewhere in accordance with policy EN19 of the City of Salford Unitary Development Plan and seeks to 
provide betterment in terms of water quality and surface water discharge rates and meets requirements 
set out in the following documents; 
 NPPF, 
 Water Framework Directive and the NW River Basin Management Plan
 The national Planning Practice Guidance and the Non-Statutory Technical Standards for Sustainable 

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

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

8. The development shall be undertaken in strict accordance with the submitted Remediation Strategy 
(January 2020, Ref: A2770/20/RMS, Earth Environmental) or any variation to the remediation strategy as 
may be agreed in writing with the Local Planning Authority.

Reason:  To prevent pollution of the water environment and to ensure the safe development of the site 
in the interests of the amenity of future occupiers in accordance with Policy EN17 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework



9. Pursuant to condition 8; and prior to first use or occupation a verification report, which validates that all 
remedial works undertaken on site were completed in accordance with those agreed with the Local 
Planning Authority, shall be submitted to and approved in writing by the Local Planning Authority.

Reason:  To prevent pollution of the water environment and to ensure the safe development of the site 
in the interests of the amenity of future occupiers in accordance with Policy EN17 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework

10. The development shall be implemented in accordance with the approved Construction & Environmental 
Management Plan dated November 2019. The Statement shall be adhered to throughout the construction 
period.

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

11. Prior to first occupation of the development hereby approved, a scheme for the provision of junction 
protection measures for the junction of Astley Road and the new housing estate road shall be submitted 
to, and agreed in writing by the Local Planning Authority. The approved scheme shall be implemented 
prior to first occupation of the development or in accordance with a timetable agreed with the Local 
Planning Authority in writing. 

Reason: To preserve the safety of pedestrians and other road users in accordance with Retained Policy 
A8 of the Salford Unitary Development Plan and the National Planning Policy Framework.

12. 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.

13. Notwithstanding the details shown on the drawings hereby approved, details of secure cycle parking shall 
be submitted to and approved in writing by the Local Planning Authority. The approved cycle parking shall 
be implemented and made available for its intended use prior to the occupation of the development hereby 
approved and shall be retained thereafter.

Reason: To encourage more sustainable modes of travel in accordance with policies ST14, A2 and A10 
of the City of Salford Unitary Development Plan and the National Planning Policy Framework.

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

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

15. The affordable housing provision shall be provided in accordance with the approved Affordable  Housing 
Statement, January 2020, received on 24th January 2020. 

This condition shall not be binding upon a mortgagee, chargee or any receiver (including an administrative 
receiver) appointed by such mortgagee or chargee or any other person appointed under any security 
documentation to enable such mortgagee or chargee to realise its security or any administrator (however 
appointed) including a housing administrator (each a Receiver) of the whole or any part of the affordable 
housing or any persons or bodies deriving title through such mortgagee or chargee or Receiver. 



This condition shall cease to apply (and shall be of no further effect) to any dwelling in respect of which 
the full equity has been acquired by the individual owner/purchaser and/or their mortgagee OR any 
dwelling in respect of which a statutory or voluntary right to buy or acquire has been exercised.

Reason: To ensure the correct provision of affordable housing is made to meet the established need in 
the borough in accordance with saved UDP policy H1 and the National Planning Policy Framework.

16. The development hereby approved shall be implemented and maintained in accordance with the 
submitted Landscape Management Plan (Ref: BH/6192/LMP/Rev A/NOV19) unless otherwise first 
agreed in writing by the Local Planning Authority. 

Reason:  In the interests of amenity in accordance with Policies DES1 and R1 of the Salford Unitary 
Development Plan and the NPPF.

Notes to Applicant

1. Ecology 

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

2. Land Contamination 

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

3. Secure By Design

The applicant is advised to incorporate the physical security specifications set out within Section 4 of the 
supporting Crime Impact Assessment into the residential development. 


