
APPLICATION No: 20/74751/FUL
APPLICANT: Salix Homes And Step Places
LOCATION: Land At Kara Street And Liverpool Street, Salford, M6 5GG
PROPOSAL: Proposed residential development comprising 157 dwellings 

(Use Class C3) (of 111 houses and 46 apartments) across two 
adjacent sites, including new and realigned public highway, 
landscaping, open space and all other associated works

WARD: Langworthy

Description of Site and Surrounding Area 

This application relates to two plots at Liverpool Street and Kara Street. The Kara Street plot has a small 
frontage to Langworthy Road either side of Iceland Street. The plot then widens as it extends westwards and 
encompasses part of Nansen Street and Harmsworth Street. It is bounded to the south by Kara Street, to the 
west by Norway Street and to the north is a green triangle which sits between the application site and 
Greenland Street. This small ‘green triangle’ area does not form part of the site and is to be retained by the 
council to enable possible future expansion of the adjacent school. 



The Liverpool Street plot has a long frontage to Liverpool Street and extends northwards adjacent to the rear 
yards of the existing terraced dwellings on the eastern side of Goulden Street up to Alexander Street which 
bounds the site to the north. Further north of both of the two plots is Willow Street Primary School.

The immediate surrounding area is predominantly residential in nature with traditional rows of terraced 
dwellings. Further to the north east of the site is the Langworthy Road Neighbourhood Centre. The application 
plots themselves previously accommodated terraced housing which has since been demolished and cleared 
(between 2008-2012) with the sites now vacant and laid to grass and bounded with a knee rail.

The two sites extend to a total of approximately 1.58 hectares and are shown outlined in red on the aerial image  
below 

Description of Proposal 

Planning permission is sought for the redevelopment of the two parcels of land for residential purposes. A total 
of 157 units comprising 111 houses and 46 apartments are proposed and would comprise the following mix:

Apartments:
- 27 x 1 bed 
- 19 x 2 bed

Houses:
- 8 x 2 bed
- 102 x 3 bed
- 1 x 4 bed.

Of the above mix all the 46 apartment units are proposed to be affordable and 45 of the houses are proposed to 
be affordable (1 x 4 bed, 8 x 2 bed and 36 x 3 bed). The remaining 66 houses are proposed to be market 
housing. 
    
The scheme appears as a modern interpretation of rows of terraced properties. Terraced dwellings with back 
yards and/or roof terraces are proposed across the majority of the site and would largely follow the grid like 
pattern of streets which is already established within the area.



Where back to back terraces are proposed private amenity space would be provided by roof terraces rather 
than a traditional garden. These properties would also be provided with a small rear terrace area at first floor 
level which would also act as a kind of lightwell to provide light down to ground floor habitable rooms within the 
rear elevation and also create a courtyard area off the rear of the first floor habitable room. 

The proposed apartment blocks would be 3/4 storeys in height and would be sited to the south west of the site 
along the Liverpool Street frontage, separated by the existing roads at Goulden Street and Southern Street. 17 
undercroft parking spaces would be provided for the apartment buildings together with a further 4 spaces to the 
rear of building AA1 at the junction of Langton Street. These parking areas would be accessed via an access 
road that would run to the rear of the blocks from Langton Street and Southern Street. 

The access and road layouts would remain largely as existing. For the internal plots it is proposed to widen and 
green the streets, introduce trees and low level planting as well as creating space for off road parking and 
integrated bin stores. Bin stores for back yard terraces would be incorporated into the rear yard area. Small 
areas of green space would also be provided within the western parcel of the site.

The more traditional terraced rows would not be provided with any in curtilage parking but would rely on street 
parking as the existing terraced dwellings do. Units fronting Kara Street would largely be served by parking 
courts to the rear. 

The development would provide a total of 114 off road car parking spaces (93 for the houses and 21 for the 
apartments). 100% cycle parking would be provided for apartments. 

Publicity

Site Notice: Non HH Affecting public right of way Date Displayed: 12 February 2020
Reason: Article 13 affect public right of way

Press Advert: Manchester Weekly News Salford EditionDate Published: 20 February 2020
Reason: Article 15 Standard Press Notice/Article 15 Affect Public right of Way

Relevant Site History

The only relevant planning history for the sites are a number of applications relating to the demolition of 
previous terraced housing dating between 2004 – 2011.



Neighbour Notification 

282 neighbouring occupiers have been notified of the application.

Amended plan letters were sent to 13 neighbouring occupiers on 7th April 2020. The change related to the road 
layout to the eastern parcel of the site and therefore the amended plan letters were sent to those neighbouring 
occupiers adjacent to where the new road layout would adjoin Nansen Street. 

Representations 

11 letters of representation have been received in response to the application publicity. The following concerns 
have bene raised

- Several of the reports, including the flood, air quality and secure by design reports, make 
recommendations which would improve quality or mitigate impact. How would I know if the applicant 
has agreed to those recommendations? How would such design or construction changes be enforced?

- When is it proposed that the work would begin? How long would this take?
- It is indicated in the documents that the applicant expects some lenience in fulfilling planning 

obligations. How might I best indicate that this reasoning is flawed (eg 'new green space' will be on 
currently grassy open areas) and that I wish for all planning obligations to be met in full? How might I 
indicate that I wish for the contribution to Council funds to be significant?

- My neighbours have tried to contact the www.karastreetconsultation.co.uk without any joy.
- We have looked at the plans on the website www.karastreetconsultation.co.uk and it seems that there 

are going to be houses built with rooftop gardens. The residents of 4-36 Goulden Street do not want this 
type of house at the back of their block as we definitely don't want people invading our privacy.

- It would be preferable for low rise housing to be built at the rear of our properties. We are also very 
worried about the loss of light in our houses which would not be acceptable under any circumstances. 

- It would be ideal if you could set up another meeting with the residents of the area before these plans 
are set in stone as we would also like to have our say on what is built next to our premises because this 
will affect all of us in the future. We have a very nice community and would like it to continue with 
people being happy in the area they have lived in for many, many years and who hope to remain here 
for the foreseeable future. 

- Balconies / verandas overlooking the rear of our gardens will result in a loss of privacy. These types of 
houses are not in keeping with the existing properties that they are being aligned to. (The property's in 
question would be on Nansen Street). We do not object to 6 houses being built there as there were 
houses built there in the past, they were without verandas/ balconies.

- Lack of community consultation, limited or no opportunity to comment on the matter.
- How green will the development be and what steps are being taken to make the properties energy 

efficient? 

A number of the representations made claim that there has been no opportunity to comment, however the 
applicants undertook extensive public consultation prior to the submission of the application (further details set 
out in the community consultation section of this report) and the extent of the letter drop to residents included 
these addresses. Other issues raised will be considered throughout the appraisal of the proposal below.

Consultations

Ramblers Association (Manchester Area) - No objections.

Design For Security - Recommend that a condition to reflect the physical security specifications set out in the 
Crime Impact Statement is added if the application is approved.

Boundary treatments, car parking and landscaping will be considered as part of the appraisal of the proposed 
development and discussed within this report. The remaining parts of the physical security section of the Crime 
Impact Statement relate to specifications such as secure access, alarms, windows, doors etc. 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.

http://www.karastreetconsultation.co.uk/
http://www.karastreetconsultation.co.uk/


Air Quality, Noise, Contaminated Land - No objections subject to conditions. Please refer to the relevant 
sections of the report for further discussion.

Senior Drainage Engineer – No objections. Recommends a condition to ensure the development is carried out 
in accordance with the submitted drainage strategy.

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

Greater Manchester Ecological Unit - No objections subject to a condition to ensure that all mitigation and 
enhancement as identified in section 5 of the report are implemented including provision of the lighting scheme 
and landscape details. A condition has been recommended in this regard and a landscaping condition is also 
recommended. 

The Open Spaces Society - No comments received to date  

Peak and Northern Footpaths Society - No comments received to date  

United Utilities Water Ltd –Recommend conditions to ensure the development is carried out in accordance with 
the submitted drainage strategy and requiring foul and surface water to be drained on separate systems.

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

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

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

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

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

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

Unitary Development Plan A10  -  Provision of Car, Cycle, Motorcycle Park
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.

Other Material Planning Considerations



National Planning Policy

National Planning Policy Framework 

National Planning Policy Guidance 

Local Planning Policy

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

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

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

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.

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

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

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

Community consultation 

The applicants have undertaken pre application discussions with the Local Planning Authority prior to the 
submission of the application and in addition have undertaken consultation with the local community.

The statement of community consultation and other supporting documents submitted with the application set out 
details of community consultation that has been undertaken prior to the submission of this planning application. 



A leaflet drop was undertaken to over 1000 local residents, ward councillors, businesses and schools providing 
details of the proposed development, a link to the consultation website and inviting people to a consultation 
event. 

The public consultation event took place at Langworthy Cornerstone, Liverpool Street, on the 18th December 
2019 (between 16:00 and 19:00), and gave local residents an opportunity to speak to the applicants, planning 
consultants and architects and make comments should they wish to. 

Design boards were displayed at the event as well as a physical model and fly through of the scheme. The 
event was attended by BDP (architects), NJL (planning agents) as well as Salix Homes and Step Places 
(applicants). Feedback forms were provided at the event and a website was created with feedback details 
provided to engage on the proposals being developed. 

A development website was created which went live at midnight on the 18th December and provides:
- Background on Salix Homes, Step Places and the application site;
- The vision for the proposed development, the evolution of the masterplan; 
- An explanation of the proposed development and gives residents an opportunity to make further 

comments on the scheme.

The supporting Design and Access Statement sets out that over the course of the event very positive 
commentary was received on the principle and type of development with many of the attendees also interested 
in living or purchasing properties within the development. It goes on to say that a comment was also received 
after the event regarding overlooking of existing properties and their yard area from the high level terraces. The 
applicants have responded setting out that the design incorporates high level screens to these terraces to 
prevent direct overlooking with the same design being applied to all properties that overlook existing yard 
spaces. 

The statement of community involvement concludes that the received responses were generally favourable and 
confirmed that the local community wish to see ongoing regeneration in the area.

The table below sets out a summary of comments received together with the developers response.

Consultation matter Consultation response Development response
General principles Support for regeneration of the sites and 

delivering new housing.
Salix Homes and Step Places are 
committed to the regeneration

Highways One way streets and vehicle routings 
strategy supported. 

Overall support for removing cars and 
parking from the streets. 

Concerns at effects of additional 
development, particularly during school 
pick up and drop off times. 

One way streets are retained within the 
proposed development, with dedicated 
parking provided for most proposed 
units. 

This issue is addressed in the 
supporting Transport Statement.

General Design Overall support for the design.

Interest in the proposed design of the 
streets and public spaces.

Strong design rationale promoted 
throughout the development, as detailed 
in the Design & Access Statement

Layout Support for the overall layout.

Inclusion of green space supported.

Range and mix of unit supported, 
provided suitable and accessible for 
existing Salford residents.

Proposed layout shown in the submitted 
plans, with further detail included in the 
Design & Access Statement.



External amenity 
space 

Concern at loss of amenity/privacy for 
Langworthy Road residents as a result 
of the upper floor external amenity 
areas. 

Mesh screen added to proposed 
terraces to provide further privacy. Mesh 
design then developed and screens 
added to other properties which face 
existing rear yards, to maintain privacy.

Unit size Overall support for the type and size of 
properties proposed. 

Provision of family homes welcomed.

Further detail provided within the Design 
& Access Statement and Planning & 
Delivery Statement.

Housing Mix Support for inclusion of ‘social housing’ 
and a range of house types. 

Further details have been provided 
within the submitted Design & Access 
Statement and Planning & Delivery 
Statement.

Landscape Welcome inclusion of landscaping and 
planting across the scheme. 

Support for the landscape proposals to 
create space for residents and form a 
sense of community.

Provision of open spaces, planting, 
green space and play areas within the 
scheme, as detailed in the Design & 
Access Statement. 

Appraisal 

The Revised Draft Greater Manchester Spatial Framework (‘GMSF’) was subject to public consultation at the 
start of 2019. The next version of the plan is expected to be published in summer 2020. In accordance with 
paragraph 48 of the National Planning Policy Framework it is considered that very limited weight can be given to 
the policies in the GMSF.

The Publication Salford Local Plan: Development Management Policies and Designations (‘Local Plan’) was 
published on 27 January 2020 and comments are being invited until 20 March 2020.  This is the version of the 
document that the city council would like to adopt and has been subject to a significant amount of public 
consultation in previous stages of its production. However, in accordance with paragraph 48 of the National 
Planning Policy Framework the weight that can be given to the Local Plan currently is limited. Following the end 
of the period for comments, the city council will consider the comments made to determine the extent to which 
there are unresolved objections to the policies in the Plan. Those policies with less significant (or no) objections 
will be capable of carrying more weight than those with significant unresolved objections.
  
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 this pre application request are as follows: -  

 Principle of development
 Residential use

i) Housing mix
ii) Affordable Housing
iii) Planning Obligations

 Design and layout
i) Layout of the development
ii) Scale and Massing
iii) Appearance of the house types and apartments

 Amenity



i) Houses
ii) Apartments 
iii) Conclusion on amenity

 Air Quality 
 Noise
 Land contaminated 
 Flood risk and drainage
 Highways and parking

i) Site accessibility 
ii) Traffic Impact Assessment
iii) Site layout
iv) Car parking, cycle parking and refuse

 Trees and Landscaping 
 Ecology
 Sustainability
 Conclusion
 Value Added

Principle of Development

At the heart of the NPPF is a presumption in favour of sustainable development. The NPPF chapter 11 encourages 
the effective use of land by reusing land that has been previously developed provided that it is not of high 
environmental value.  

Whilst the sites are currently vacant and laid to grass they were previously accommodated by terraced dwellings 
and as such are classified as previously developed land. The site is not allocated on the Unitary Development 
Plan Proposals Map. As such the principal of the re-development of the site for residential purposes is 
acceptable subject to compliance with all other relevant planning policies.

Residential use

Housing applications should be considered in the context of the presumption in favour of sustainable development. 
Relevant policies for the supply of housing should not be considered up-to-date if the Local Planning Authority 
cannot demonstrate a five year supply of deliverable housing sites. The City Council does have a five year housing 
supply. Although there is a five year supply of deliverable dwellings this does not mean that planning applications 
for new housing should be refused. To maintain a five year supply the council has to continue to grant planning 
permission for sustainable development. Government projections show there is a need for new housing in the city 
into the long term.

The application site is located within an established residential area. It is well related to local amenities and has 
good transport links with Liverpool Street and Langworthy Road forming part of an established bus route and 
the metro link station on Eccles New Road also within walking distance. As such the site is considered to be in a 
sustainable location and it is not considered that its development for residential purposes would be 
inappropriate or result in significant harm to the local area. 

i) Housing Mix 

UDP policy H1 requires that all new housing developments will be required to contribute towards the provision 
of a balanced mix of dwellings within the local area in terms of type and size. In determining whether the 
proposed mix and density of dwellings on a site is appropriate and acceptable, regard will be had to criteria A to 
H of UDP policy H1.  

Policy HOU1 of the Housing Planning Guidance states that within this part of the city new developments should 
provide a broad mix of dwelling types and that apartments should only be the predominant form of provision on 
sites in the most accessible locations within Central Salford.



The proposed development is for 157 dwellings comprised of 111 houses and 46 apartments. As 71% of the 
dwellings on the site would be houses, the proposed development would comply with policy HOU1 given that a 
broad mix of dwelling types is being provided.

The density across site is approximately 99 units per hectare which is on the higher side but reflects the 
character of the surrounding area, which is predominantly rows of terraced dwellings, and is therefore 
considered acceptable in this location.

Policy HOU2 of the housing planning guidance states that where houses are proposed the majority should have 
at least three bedrooms. Across the site there would be the following mix of houses: 

- 8 x 2 bed (7%)
- 102 x 3 bed (92%)
- 1 x 4 bed (1%)

Given that approximately 92% of the houses proposed would be 3 bed the development would accord with 
HOU2 in this regard.  

Policy HOU2 also states that where apartments are proposed they should provide a broad mix of dwelling sizes, 
both in terms of the number of bedrooms and the net residential floor space. Small dwellings (i.e. studios and 1 
bed apartments) should not predominate, and a significant proportion of 3 bedroom apartments should be 
provided wherever practicable. Paragraph 4.31 of the reasoned justification clarifies that the majority of 
apartments should have two or three bedrooms, with a floor space typically 57 square metres or above. An 
alternative approach may be acceptable having regard to criteria A to H of UDP policy H1.

The apartments would provide 27 x 1 bed (59%) and 19 x 2 bed (41%) with sizes varying between 44-54m2 for 
one beds and 60-66m2 for two beds.

The apartment mix would be contrary to policy HOU2 given that studios and 1 beds predominate and no 3 bed 
apartments are proposed, however this is considered acceptable in this instance given that there are a 
significant number of 3 bed houses within the wider development to cater for those who require a larger 
property, and given that a high proportion of the one bed apartments are meeting a specific affordable housing 
need. Therefore on balance it is considered that the proposed development would accord with the requirements 
of UDP Policy H1.

ii) Affordable Housing

UDP Policy H4 requires 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. 

The application site is located within a mid/high value area and in this respect current policy contained within the 
Planning Obligations Supplementary Planning Document (adopted December 2019) requires 20% of dwellings 
to be affordable (75% social/affordable rent and 25% intermediate) and 10% of apartments to be affordable 
(100% intermediate).

This equates to a requirement for 22 houses and 5 apartments to be of affordable tenure. The development 
would provide over and above with 46 affordable apartments (100%) and 45 affordable houses (41%) proposed. 
The table below sets out the proposed affordable housing tenure mix: 

Apartments Houses
MIX 1 bed 2 Bed 2 Bed 3 Bed 4 Bed Total
Shared Ownership 0 0 0 29 0 29
Affordable Rent (AR) 18 19 1 1 1 40
SCC 9 0 4 4 0 17
Community Housing (AR) 0 0 3 2 0 5

91



The developers have engaged with the Housing Strategy and Enabling team to develop a suitable scheme to 
meet housing need and provide an improved housing offer in the neighborhood which is supported by the 
Housing Strategy and Enabling team. The scheme includes 17 units that will be delivered for the Council and 5 
units for Seedley and Langworthy Trust (SALT – a charitable community group active in the Seedley and 
Langworthy area.)

iii) Planning obligations

The Planning Obligations Supplementary Planning Document (SPD) explains the city council’s overall approach 
to the use of planning obligations, and sets out detailed advice on the use of obligations to ensure that 
developments mitigate their impacts by making an appropriate contribution to projects that will ensure the needs 
generated by the development are met.

The site is located within a Mid/High value area and the SPD advises that a development of this nature in this 
part of the City should contribute towards open space, public realm and education. The applicants are 
agreeable to full planning obligations in relation to open space and education which total £1,073,926.05 and this 
is to be secured by a S106 agreement. The Council’s Planning Obligations officer has identified the following 
projects which these monies would be directed towards:

Obligation 
Type
 

Obligation Value Projects

Open 
Space      

£824,339 Projects are works to:
 Langworthy Park; and/or 
 Buile Hill; and/or 
 Clarendon Park 

Education £249,587.05   Pupil Planning Area 9: Weaste and Langworthy 
Monitoring 
fee

£5000 1.5% of planning obligations - maximum cap reached
 

Total £1,078,926.05

In terms of public realm the applicants are also agreeable to a contribution towards the provision of SUDS 
based tree planting, primarily on the streets surrounding the development namely Nansen Street, Fram Street, 
Kara Street, Goulden Street, Langton Street, Iceland Street and Seedly Park Road but also extending to 
Langworthy Road. Final details and costings are still under discussion and an update will be provided on this 
project via the amendment sheet. 

Design and Layout

i) Layout of the development

The proposed development would retain the existing pattern of streets and linear rows of dwellings. The 
proposed terraced rows are a modern interpretation of the terraced properties that once occupied the site and 
which are still present in the surrounding area.

The use of roof top/balcony amenity spaces also enables the development to largely retain the established grid-
iron pattern of streets whilst also incorporating some private amenity spaces for residents. Back of pavement 
houses are proposed where they sit directly adjacent to existing terraced rows with back to back dwellings 
within the site allowing these proposed dwellings to be set back from the street whilst still providing a strong 
building line which is respectful of the established character in the immediate surrounding area. This set back on 
internal rows would also allow for a sense of space, in curtilage parking, integrated bin stores and planting to be 
provided to the front of dwellings

The proposed apartment blocks would follow the building line of adjacent residential dwellings fronting Liverpool 
Street with the exception of the middle block which would be set slightly further forward but still behind a small 
landscaped area. Each of the blocks would have a projecting front element providing a focal point fronting 



Liverpool Street and providing the main pedestrian entrance to the buildings. Entrances are also proposed from 
the parking areas to the rear of each apartment block.

A substation is proposed fronting Kara Street and to the rear of the existing dwelling at 1 Fram Street. Full 
details of the proposed substation have been requested but have not been provided to date as the agents have 
advised that the final design is not yet known. The agents have provided an engineers drawing which shows a 
single storey building with pitched roof. This is to give an indication of the scale of the building which would be 
approximately 2.7m to the eaves level. The agent has confirmed that the substation would be built in the same 
brick as the proposed dwellings and would have a flat roof rather than a pitched roof as shown on the indicative 
plan provided. A condition is recommended to ensure full details are provided for the written approval of the 
Local Planning Authority prior to the installation of the substation. 

The majority of dwellings would front new and existing roads. End properties would largely sit at the back of the 
pavement as do the end properties in the existing rows of terraces that surround the sites. The majority of 
proposed end terraced dwellings in these back of pavement locations would include secondary windows in their 
side gables to ensure natural surveillance and add detail to the street scene, with the exception of those 
adjacent to the green triangle retained by education so as not to feter any potential re-development of this area 
in the future and to ensure that there would be no need to adapt these end gables in future (when occupied) to 
enable the development of this adjacent area. In addition no side windows are proposed to the house types D1 
which are the semi detached dwellings that front the northern side of Kara Street. This has been requested but 
has not been forthcoming, however it is acknowledged that high levels of natural surveillance would be provided 
by other adjacent rows of terraced dwellings and that the D1 units are not a significant number within the 
scheme and as such it would be difficult to justify a reason for refusal on these grounds.

Those end dwellings that would not sit directly at the back of the pavement would either have small areas of 
garden between their side gables and the pavement or a small landscaped area. Boundary treatments across 
the site include the provision of 2.1m high walls to rear gardens where the boundary sits at the back of footpath 
and 1.8m high timber fencing between rear gardens and backing onto gated alleyways. Again further details and 
scaled plans of proposed boundary treatments across the site have been requested but have not been provided 
to date. 

Existing alley gates are to be retained and new alley gates are proposed for those alleyways that are not 
currently gated. The back to back terraces would remain open to the front with the exception of a small section 
of a louvre type slatted panel adjacent to the front elevation. Bin stores would also provide demarcation between 
plots. Properties fronting Kara Street and Southern Street are proposed to have low level garden walls and 
metal railings and these are also proposed around the perimeter of the apartment blocks and the three units 
fronting Liverpool Street.

Some precedent images of the proposed boundary treatments have been provided within the submitted Design 
and Access Statement and are generally considered to be acceptable. However, having regard to the above 
and in the absence of any scaled elevation plans and samples of proposed materials a condition is 
recommended requiring full details to be submitted for the written approval of the Local Planning Authority prior 
to the installation of any boundary treatments. 

Small areas of in curtilage landscaping are proposed to dwellings as well as areas of landscaping around the 
apartment buildings. In addition, the scheme includes a small number of green spaces for shared public use. 
Three areas are proposed, the first between apartment block AA3 and the row of three terraces houses fronting 
Liverpool Street. The second, a slightly larger piece that would sit at the corner of Kara Street and Southern 
Street and the third a triangular piece of land adjacent to Greenland Street and New Street. These areas would 
be left open for public use and would be provided with natural surveillance due to the orientation of surrounding 
residential dwellings that would overlook the spaces. 

Landscaping is discussed in more detail later in this report however final details of landscaping and tree planting 
are to be secured through the recommended landscaping and tree replacement conditions.

ii) Scale and Massing

The scheme proposes 111 dwellings and 46 apartments. Dwellings would be 2 and 3 storey’s in height 
incorporating full height windows of differing widths. Where three storeys are proposed the third storey would 
provide internal living space as well as an external area of amenity space for residents in the form of a roof 



terrace. Whilst  three storey units are proposed the internal floor to ceiling heights are lower than those of 
traditional terraces and this together with the second floor providing living and amenity accommodation means 
that they do not appear as a full storey higher than the existing terraced dwellings in the immediate surrounding 
area. Two storey units would be provided with a small rear yard area consistent with that of existing residential 
terraced dwellings in the immediate surrounding area. The large windows would also incorporate louvres to one 
side to assist with ventilation and enhanced security. 

The apartment blocks proposed would front Liverpool Street and each of the three blocks would sit on a parcel 
of land bounded by existing access roads off Liverpool Street up towards Alexander Street. The apartment 
buildings would be predominantly 4 storeys in height with building AA1 stepping down to 3 storeys at the corner 
of Liverpool Street and Langton Street. The apartment buildings would almost fill the width of the plots following 
the building line of the existing terraced dwellings that sit to the rear of the apartment plots. The apartment 
buildings would provide a strong frontage to Liverpool Street with central entrance features to each of the three 
buildings.

Some street scene elevations have been provided in support of the application which show the apartment 
buildings in context with the adjacent two storey existing terraced dwellings. Apartment building one would be 
three storeys at its junction with Langton Road before stepping up to four storeys further along its elevation. 
Block two and three would be four storeys and the adjacent block of three terraces would be three storeys in 
height allowing for a step down to the existing two storey dwellings fronting Liverpool Street. Whilst the three 
new dwellings fronting Liverpool Street would be three storeys in height their roof height would be no higher 
than the ridge of adjacent existing residential dwellings and the roof terrace parapet would run approximately 
level with their eaves line.

The design and appearance of the house types and apartments is discussed in more detail below however the 
general scale and massing of the units is considered acceptable in this location subject to consideration of 
amenity impacts both for future occupiers and occupiers of existing residential dwellings that surround the two 
plots which is discussed in further detail in the amenity sections of this report. 

The density of the proposed development equates to approximately 99 dwellings per hectare which is on the 
higher side but does make very efficient use of the land for low-rise housing. It is acknowledged that the immediate 
surrounding area is dense with rows of terraced dwellings with small yard areas for amenity. The high density of 
the proposed development allows the character of the area to be carried through to the proposed development 
but would also provide future users with added benefits such as off street car parking and larger amenity spaces 
across the majority of units than those terraced dwellings which previously occupied the sites. 

Plot sizes generally reflect those of the surrounding terraced properties and would provide users with an 
appropriate level of outdoor amenity space which, whilst in some instances would be in a different format to that 
of a traditional dwelling is not considered to be out of character with the surrounding area.

iii) Appearance of the house types and apartments

The surrounding area accommodates a mix of house types, including detached, semidetached and terraced 
properties of varying designs and finishes but is largely characterised by terraced dwellings of traditional 
standard design. The application plots once also accommodated traditional rows of terraces and the proposed 
new development reflects this but does not seek to simply replace the demolished dwellings with replica 
properties.

The design and appearance of the development is relatively simple but would provide for a functional and 
efficient use of the space available. Dwellings would be 2 and 3 storeys in height with the third storey providing 
living accommodation as well as a roof terrace for outdoor amenity space. The third storey would be at the front 
for some units and at the rear for others creating a staggered roof line and interest within the street scene and 
enabling roof terrace areas to provide private space for future occupiers. Elevational walls would extend 
upwards to provide a parapet around roof top gardens and privacy screens would be used where units back 
onto existing dwellings. 

Houses are generally of the same type and appearance across the site with some variances to the standard 
house types with some having roof terraces to the rear and some to the front. There are also variances for side 
gable plots and those requiring privacy screens for roof terrace areas to protect privacy of existing adjacent 



residential dwellings. Large windows are proposed with side louvre vent panels to some windows to allow 
enhanced security and ventilation. 

CGI of back to back terraces

The proposed apartment blocks would follow the same design as the proposed dwellings, being brick build 
rectangular buildings with flat roofs. Apartments would incorporate juliet balconies to some windows as well as a 
small number of projecting bay windows. Each building entrance to Liverpool Street would be picked out with a 
larger version of the expressed bay window providing a clear entrance to the buildings and activity to Liverpool 
Street. Mesh cladding is proposed to parts of the ground floor side gables around bike and bin stores and would 
be partially screened by proposed landscaping within the curtilage of the apartment blocks. 

Liverpool Street frontage

The success of this development will largely be in the detail and the implementation on site. The use of high 
quality materials and appropriate landscaping across the two plots will also be key. The development is proposed 
to be finished in red brick with dark slate roofs and brick detailing. Full height dark grey windows are proposed 
with slate or zinc mono pitch rooftops to the two bed houses to Southern Street. PPC finished metal screens are 
proposed to terraced areas to ensure privacy is retained for occupiers of existing surrounding residential dwellings. 

Some indicative images of proposed materials have been provided within the submitted design and access 
statement and the suggested materials are considered acceptable in principle. Samples and full details of 
proposed materials have been requested both at pre application stage and during the course of this application 
however to date no physical samples of materials have been provided. A condition is therefore recommended to 
ensure full details and samples are provided for the written approval of the Local Planning Authority prior to any 
above ground works. 

Header detailing is proposed as well as recessed windows and the use of textured and recessed brick panels to 
elevations to add further interest and detail. Some indicative larger images of window recessed have been 
included within the design and access statement which are broadly acceptable however large scaled plans are 
required as well as clarification of what is to be used and where across the site. In the absence of such information 
a further condition is recommended requiring larger scale plans to be provided for elevation treatments and 
window detailing.

Amenity

Air Quality and noise are discussed under the relevant sections of the report below and are considered acceptable 
subject to conditions. 



The submitted site key plan groups the proposed dwellings into blocks and for ease this section has been split to 
provide discussion around each of the blocks of dwellings and then the apartment blocks with an overall 
conclusion on amenity provided at the end of the section. 

        

Houses

Typical section through back to back terraces.

                              
Typical section through property with roof terrace and rear yard.                  Typical section through mono pitch roof property. 

- Block AH1

Block AH1 sits to the western side of Southern Street and would be back to back with the existing row of terraced 
properties that front Goulden Street. The properties fronting Goulden Street all have small rear yard areas and 
beyond this is a rear alleyway. The properties within block AH1 would share their rear boundary with the existing 
alleyway and would also be provided with a rear yard of similar size to those of the properties on Goulden Street. 
The AH1 row would alternate between house types B3 and B4 with one B8 unit on the end which is largely the 



same as B4 but is a 4 bed unit so occupies a larger foot print and has an additional row of windows in its front 
elevation. 

House type B3 is a two storey unit with a slightly sloping roof that would slope upwards away from the rear 
boundary and would sit behind a small brick parapet wall. The B3 units would be approximately 6.43m to the top 
of the rear parapet and rising to approximately 7.2m at the top of the front parapet wall. The existing dwellings on 
Goulding Street are approximately 6.5m to the eaves and approximately 8.7m to the ridge. 

House types B4 is a three storey unit with the rear part of the third floor providing a roof terrace area. Whilst the 
B4 units would provide three floors the floor to ceiling heights are lower than that of a traditional dwelling meaning 
that the overall height of the proposed units would be no higher than the pitched roof of the existing dwellings 
along Goulden Street. In addition the third floor living accommodation would be set back from the rear elevation 
with the remainder providing a roof terrace area which would sit behind a parapet wall and amenity screen. The 
height to the top of the amenity screen on the rear parapet wall would be approximately 7.1m with the highest 
part of the property being marginally taller than the ridge line of the existing dwellings on Goulden Street at a 
height of approximately 8.9m.

The separation between the rear elevations of block AH1 and the main rear elevations of the existing dwellings 
on Goulden Street would be approximately 10.5m. The amenity study plans that have been submitted in support 
of the application indicate that this separation is approximately 1.3m further than the terraced dwellings that once 
previously occupied the site. 

Separation distances between proposed new dwellings on either side of Southern Street would be approximately 
13.3m.

- Block AH2 

Block AH2 sits within the site and comprised back to back terraces fronting Southern Street and New Street. The 
units would alternate between house types A1 and A4 with A3 and A6 at the end of the row adjacent to Greenland 
Street. 

House types in these rows are largely the same with the exception of the A3 and A6 units which provide secondary 
windows in their end gables. The house types also alternate between front and rear roof terrace areas to ensure 
an element of privacy is retained for adjoining occupiers. In addition to the roof terrace areas for amenity space a 
void would be provided between the roof terrace area and the rear boundary of the property which would act as 
a large lightwell providing light down to the rear bedroom within the property and also providing a small area of 
outdoor amenity space off the rear bedroom. A smaller rectangular lightwell would be provided from first floor level 
down to the ground floor and into the proposed kitchen areas. 

At the southern end of block AH2 are two pairs of semi detached dwellings, house types D1, that would front Kara 
Street. These house types are provided with rear parking areas accessed off Southern Street and New Street 
secured by roller shutters. Each of these dwellings would be provided with a small amenity area at ground floor 
level with gated pedestrian access from the car park area. The main amenity space for these units would be 
provided at first floor level above the parking area. A door and platform would be provided at first floor level in the 
rear elevation to provide access to the amenity space, with the remainder of the area immediately adjacent to the 
rear elevation left as a void to provide light down to the ground floor rear elevation. 

This row of units would be staggered but would directly face the blank side gables of house type A1 and A4 further 
north at a distance of between approximately 6.7m and 10.5m.

- Block AH3

Block AH3 comprises a row of three C1 house types and a substation fronting Kara Street, a further row of three 
C1 house types side onto Kara Street and facing directly over the proposed green areas within the application 
site and a row of three B1/B5 house types fronting Liverpool Street that would sit between apartment block AA3 
and the existing residential dwellings also fronting Liverpool Street. 

All of these house types would be provided with a rear garden area and roof terrace area to the front with the 
exception of House B5 for which the roof terrace would be at the rear. 



The row of three C1 houses and substation would be side on to the rear of existing dwellings on Fram Street. 
These existing dwellings have small rear yards bounded by brick boundaries with a narrow alleyway beyond. The 
proposed sub-station would sit at an angle adjacent to the alleyway at a distance of between approximately 4.8m 
and 6m from the rear elevation of the properties along Fram Street. Whilst requested, full plans of the proposed 
substation have not been provided to date, however an indicative plan has been provided which shows a pitched 
roof single storey brick building. The agents have confirmed that the footprint and eaves height (approximately 
2.7m) of the proposed substation are likely to be similar to that on the image provided but that it would have a flat 
roof. 

The side gable of the dwellings beyond the substation would be blank and would retain a distance of approximately 
10.5m from the rear elevations of the Fram Street dwellings at its closet point. As with other areas of the site, 
amenity study plans have been provided which indicate that previously in this location there was a row of two 
storey terraced dwellings that sat approximately 5.9m from the rear elevation of the existing dwellings on Fram 
Street at a total height of approximately 8.3m. 

Whilst the C1 units are flat roof and three storeys the row would sit approximately 4.6m further away from the rear 
elevations of existing dwellings on Fram Street than the dwellings that previously occupied this part of the site. In 
addition the house types proposed have a lower floor to ceiling height that traditional terraced dwellings and 
therefore the overall height of the proposed C1 unit is approximately 8.9m to the top of the small parapet wall that 
sits along its side gable which is not too dissimilar to the dwellings on Fram Street that are approximately 8.3m to 
their ridge. 

- Blocks BH1 and BH2

Blocks BH1 and BH2 each comprise a block of back to back terraces fronting Norway Street to the west, 
Harmsworth Street in between the two blocks and Nansen Street to the east. 

Each of the rows of back to back terraces would alternate between house types A1 and A4 with A2 and A5 at the 
end of the rows, adjacent to Greenland Street. House types in these rows are largely the same with the exception 
of the A2 and A5 units which are gable units. The house types also alternate between front and rear roof terrace 
areas to ensure an element of privacy is retained for adjoining occupiers. In addition to the roof terrace areas for 
amenity space a void would be provided between the roof terrace area and the rear boundary of the property 
which would act as a large lightwell providing light down to the rear bedroom within the property and also providing 
a small area of outdoor amenity space off the rear bedroom. A smaller rectangular lightwell would be provided 
from first floor level down to the ground floor and into the proposed kitchen areas. 

The most western and eastern rows would directly face existing residential terraced dwellings on the opposite 
side of Norway Street and Nansen Street at a distance of approximately 13.9m. 

At the southern end of blocks BH1 and BH2 are two pairs of semi detached dwellings, house types D1 that would 
front Kara Street. These house types are provided with rear parking areas accessed off Southern Street and New 
Street secured by roller shutters. Each of these dwellings would be provided with a small amenity area at ground 
floor level with gated pedestrian access from the car park area. The main amenity space for these units would be 
provided at first floor level above the parking area. A door and platform would be provided at first floor level in the 
rear elevation to provide access to the amenity space, with the remainder left as a void to provide light down to 
the ground floor rear elevation. 

This row of units would be staggered but would directly face the blank side gables of house types A1 and A4 
further north at a distance of between approximately 7.5m and 10m.

- Block BH3

Block B3 sits around the Iceland Street and Nansen Street junction. It comprises two B7 house type units fronting 
Langworthy Road, one on either side of Iceland Street. These units would include front roof terraces and their 
rear elevations would run approximately level with the existing dwellings which they would adjoin. They would 
also be provided with a rear garden area of the same size of the adjoining properties. 

In addition block BH3 would provide a row of B1, B4 and B6 house types to infill the currently vacant parcel of 
land that sits between 52 Nansen Street and Iceland Street as well as a pair of semi detached dwellings, house 
types B1 and B5 that would sit between the existing dwelling at 30 Nansen Street and Iceland Street. All of these 



dwellings would be provided with a rear garden area and those adjacent to existing dwellings would also be 
provided with a side garden area.

The dwellings would all be three storey units with part of the third floor providing a roof terrace area alternating to 
the front and rear of properties. Where rear roof terraces are proposed they would sit behind a parapet wall and 
amenity screen extending to 1.8m in height in order to protect the privacy of occupiers of existing dwellings to the 
rear that back onto the application site and front Langworthy Road. Habitable rooms of these units would be set 
back behind the roof terrace area.

Those dwellings that would be provided with front roof terraces would include habitable room windows in their 
rear elevations at second floor level at a distance of approximately 15.4m from the rear elevations of the properties 
to the rear.

As with other house types across the proposed development, whilst the B type units would provide three floors 
the floor to ceiling heights are lower than that of a traditional terraced dwelling meaning that the overall height of 
the proposed units would not be too much taller than the existing dwellings on Langworthy Road.

The height to the top of the amenity screen on the rear parapet wall would be approximately 7.5m with the highest 
part of the property being marginally taller than the ridge line of the existing dwellings on Goulden Street at a 
height of approximately 9m. The amenity study plans submitted indicate that this area did once accommodate 
terraced dwellings at a height of approximately 6m to the eaves line and approximately 8.2m to the ridge. 

It is acknowledged that the units with roof terraces at the front would therefore introduce a second storey of 
habitable room windows to the rear. However these windows would be no closer than other habitable room 
windows within the rear elevation and the reduced floor to ceiling heights of the proposed units means they would 
not sit a full storey higher than those existing dwellings that they would back on to. Regard is also had to what 
once occupied the site, i.e. two storey terraced dwellings. Whilst the two storey dwellings that previously occupied 
the site would have been screened at ground floor level they would have contained largely all habitable room 
windows in their rear elevations. The proposed new dwellings would leave a gap between adjacent existing 
dwellings where as previously there would have been a continuous run of dwellings and therefore in terms of the 
number of windows that were previously present in the rear elevations of this row the proposed development 
would not significantly increase the number that previously existed. 

Apartments 

The apartment buildings would be sited to the southern end of the site fronting Liverpool Street. Three blocks are 
proposed with Block AA1 sitting at the corner of Langton Street and Liverpool Street with blocks AA2 and AA3 
continuing further east and fronting Liverpool Street. For ease this section has been split to provide discussion 
around each of the apartment blocks with an overall conclusion on amenity provided at the end of the section. 

- Block AA1

Block AA1 is the corner apartment block which is proposed to be sited at the junction of Langton Street and 
Liverpool Street. It would be 3 storeys at the corner (approximately 10.5m in height) rising up to 4 storeys 
(approximately 13.5m in height). It would include principal habitable room windows in its side elevation and would 
directly face the existing properties on the opposite side of Langton Street at a distance of approximately 12.4m 
to the 3 storey element and approximately 20m to the four storey element.

Amenity study plans have been submitted in support of the application which indicate that this plot was once 
previously occupied by a building of the same height as the three storeys of the proposed apartment block AA1 
but at the back of the pavement and extending the full depth of the site.   

The character of the area is such that reduced separation distances are present within the immediate vicinity and 
would have been the case with the properties that previously occupied the application site. The relationship 
between the proposed apartment building AA1 and facing properties on Langton Road would be the same as 
those of existing facing terraced properties further up Langton Street and in the wider surrounding area. 

The obscure glazing and/or relocation of these windows has been considered, however it is considered that large 
expanses of obscure glazing or large expanses of brickwork would be more overbearing to adjacent occupiers.  
Having regard to this, the relationships that are already present within the surrounding area and the previous 



building that once occupied the site it is considered, on balance that the obscure glazing or removal these windows 
is not required. 

It is acknowledged that the apartment building would be slightly taller than existing terraced dwellings given its 
flat roof however as well as the existing character of the area, regard must also be had to the building that 
previously occupied the site, as shown on the submitted amenity drawings which indicate a building of the same 
overall height with a larger footprint which filled the plot and sat directly at the back of the of the pavement.

Block AA1 would also include habitable room windows in its front and rear elevations. To the rear the habitable 
room windows would overlook the apartment parking area and access road and the blank side gables of 3 
Goulden Street and 4 Langton Street beyond at a distance of between approximately 13.5m and 17.5m. To the 
front of proposed block AA1, on the opposite side of Liverpool Street is the side gable of 52 Southbourne Street 
and a small area of grassed land adjacent to the off licence at 563 Liverpool Street. 52 Southbourne Street 
contains secondary windows in its side gable and would retain approximately 18.7m from the front elevation of 
proposed apartment block AA1.

There is one larger window in the eastern elevation on each floor serving the living areas within the apartment 
block and these could be considered to be principal windows given the internal layout of the units. Those in 
apartment block AA1 would face the secondary windows in the side gable of Block AA2 at a distance of 
approximately 13.5m.

- Block AA2

Block AA2 is the central apartment block. It would be 4 storeys in height measuring approximately 13.5m to the 
top of its flat roof.

It would include habitable room windows in its front and rear elevations. To the rear the habitable room windows 
would overlook the apartment access road , the blank side gable of 4 Goulden Street and the side gable of one 
of the new proposed terraced dwellings (which contains no habitable room windows) beyond at a distance of 
between approximately 6.8m and 12.5m. 

Block AA2 would directly face the existing properties on the opposite side of Liverpool Street, which are largely 
commercial at ground floor with residential above, at a distance of approximately 17m.

The eastern and western elevations would contain principal habitable room windows facing principal habitable 
room windows within the side gables of blocks AA1 and AA3 at a distance of approximately 13.5m-14m. 
However it is noted that these are interface distances between new properties in an urban area where new 
residents are buying in to the relationship and is not dissimilar the separation distances within the surrounding 
area. It is also noted that should these windows be relocated then the result would be large expanses of blank 
brick work, lacking in detail and any form of natural surveillance over adjacent roads. 

- Block AA3 

Block AA3 would sit adjacent to the proposed block of three terraced dwellings that would also front Liverpool 
Street and sit adjacent to the proposed block of three new terraced dwellings fronting Liverpool Street.

It would include habitable room windows in its front and rear elevations. To the rear the habitable room windows 
would overlook the new road to the rear and area of green space. Beyond this is Kara Street and the front 
elevations of some of the proposed new dwellings at a distance of approximately 26m.

Block AA3 would directly face the existing properties on the opposite side of Liverpool Street, which are largely 
commercial at ground floor with residential above, at a distance of approximately 19m.

The separation of block AA3 from the existing residential dwelling further east along Liverpool Street and the 
proposed block of terraced dwellings in between means that it would not result in an unacceptable impact on the 
amenity of occupiers of existing residential dwellings to the east.

There are some larger windows in the eastern elevation on each floor serving the living areas within the apartment 
blocks and these could be considered to be principal windows given the internal layout of the units. Those within 
apartment block AA3 would face the secondary windows in the side gable of the proposed block of three terraced 



dwellings fronting Liverpool Street at a distance of approximately 8.5m to the side boundary and approximately 
10.5m from its side gable.

All of the proposed apartment buildings would also include balcony areas and projecting boxes to some windows. 
Balconies would be contained within the building footprint rather than projecting forward and would be on all 
corners of the buildings at all levels with the exception of the south west corner of building AA2 and the south east 
corner of building AA3 where the building would be squared off with no balconies. 

The balcony areas would turn the corner and would therefore face existing residential dwellings that sit adjacent 
to the site on the opposite of roads that bound the apartment buildings. They would be no closer than proposed 
habitable room windows and separation distances are reflective of those that already existing within the 
surrounding area. 

The balcony areas are small (maximum sizes are approximately 3.4m2 on block AA1, 4m2 on block AA2 and 
5.6m2 on block AA3) and would therefore provide limited space for outdoor use by occupiers. Similarly the 
proposed projecting box windows are small in size (approximately 1.12m2). Therefore whilst they would provide 
additional light and outlook they are not likely to be intensively used by future occupiers and therefore any impacts 
on the privacy of facing occupiers is likely to be limited.

Some small areas of shared amenity space would be provided for future occupiers of the development and the 
site is also within close proximity to Langworthy Park which is accessible to members of the public. 

iii) Conclusion on amenity

The layout of the proposed development has been developed having regard to the constraints of the site and also 
having regard to the grid pattern of streets and the terraced character of the area. Whilst there are a number of 
pinch points across the site it is acknowledged that the separation distances have been dictated by the layout of 
the site which seeks to provide a viable number of units across the site and to create a strong streetscape fronting 
surrounding roads. In addition it is noted that should parts of the site not be developed this would result in 
unmaintained pieces of land which would be undesirable and potentially unsightly in the street scene and could 
lead to possible negative impacts on the amenity of adjacent residential dwellings. 

Should the development look to provide increased separation distances it would result in the scheme having to 
be significantly re-designed to something very different from the current scheme and which would not reflect the 
character of the area.

Amenity study plans have been submitted in support of the application that provide a comparison between what 
was there previously, albeit some time ago, and what is proposed now which demonstrates that the buildings 
proposed are not significantly different in their scale, massing and separation.

Taking all of the above, and the efficient use of land as a result, into account it is considered that the scale, 
massing and separation distances proposed are acceptable in this instance and would not result in an 
unacceptable impact on the amenity of occupier of existing residential dwellings that surround the two site 
parcels in accordance with UDP Policy DES7. 

In addition it is considered that the proposed development would provide future occupiers with an adequate 
level of amenity in accordance with UDP Policy DES7. 

It is acknowledged that there will be an element of disruption during the construction phase of the development 
and a construction environmental management plan condition is recommended to ensure this is minimised where 
possible. 

Air quality 

The proposed development is not within the Greater Manchester Air Quality Management Area however the 
scale of the development is such that emissions from new traffic generated as a result of this development and 
nearby developments has the potential to have an adverse impact on local air quality. There is also potential for 
fugitive dust emissions during construction.



Air pollution is known to have a detrimental impact on human health. In the UK, air quality limit values have 
been set for a number of pollutants based on their health impact. Where concentrations fall below the limit 
values it is considered there is no health impact (in the ‘ordinary’ population). The exception to this is for 
particulate matter (PM10 and PM2.5), where research has shown there is no “safe threshold”.  

The limit values are only of concern where there are relevant receptors (i.e. where someone is likely to be 
exposed to the pollution for the relevant period of time). For nitrogen dioxide (NO2) and particulates (the main 
pollutants from road traffic) the limit values are set out in table 1 below;

Table 1:  UK Air Quality Limit Values

Pollutant Limit Value (µg/m3 ) Averaging Period

40 Annual Mean

NO2
200

1-hour mean not to 
be exceeded more 
than 18 times per 
year

40 Annual Mean

PM10
50

24-hour mean not to 
be exceeded more 
than 35 times per 
year

An air quality assessment has been submitted in support of the application. The assessment includes the 
results of an atmospheric dispersion model, verified against local monitoring data, to predict the impact of 
increased emissions on local air quality. The model compares three scenarios; Baseline, future without the 
development (“do minimum”) and the future with the development (“do something”). The difference between the 
do minimum and do something scenarios is the predicted impact of the development.

The model uses inputs including traffic volumes and speeds, meteorological data and emissions data to 
calculate concentrations of pollutants at sensitive receptors. The model input parameters have been reviewed 
by the City Council’s Environmental consultant and they are considered to be realistic.

The significance of the impact of pollution is determined using guidance from the Institute for Air Quality 
Management / Environmental Protection UK “Land-Use Planning & Development Control: Planning for Air 
Quality”.  Based on the model output the biggest change in concentrations as a result of the development is 
<0.1 µg/m3 and is considered negligible. 

The construction phase has also been assessed and, with appropriate mitigation (in the form of best practice 
dust control measures) the impact on neighbours will be minimised.

The conclusions of the report are accepted, however In line with the Greater Manchester Air Quality Action 
Plan, and with consideration of the cumulative impact of development within the City region, baseline mitigation 
measures are recommended in line with the Principles of Good Practice from the EPUK / IAQM Guidance 
(Land-Use Planning and Development Control: Planning for Air Quality) in the form of electric vehicle charging 
points.

The submitted design and access statement sets out that EV charging points will be provided where off street 
parking is provided to house types A, C and D as well as a shared provision for those units with on street 
parking and for the apartment blocks. 

A condition is recommended requiring the submission of a scheme for the provision of electric vehicle charging 
infrastructure for the written agreement of the Local Planning Authority. An informative is also recommended to 
draw the applicants attention to the “Land-Use Planning & Development Control: Planning for Air Quality” 
document, which sets out a requirement of at least 1 Electric Vehicle (EV) “rapid charge” point per 10 residential 
dwellings (in the case of apartments/shared parking areas). Where on-site parking is provided for residential 
dwellings, EV charging points for each parking space should be made.



A condition is also recommended requiring the submission of a construction environmental management plan 
for the written approval of the Local Planning Authority. 

Noise

The proposed development is located within a predominantly residential area, however there are a number of 
commercial premises along Liverpool Street and Lanqworthy Road, and the site is impacted by road traffic 
noise.

An acoustic assessment has been undertaken and submitted in support of the application. The assessment 
uses the results from a noise survey to inform an acoustic model to determine appropriate mitigation in 
accordance with BS8233:2014+A1:2019 “Guidance on Sound Insulation and Noise Reduction for Buildings”.  

BS8233 sets out noise limits for internal habitable rooms (living rooms, dining rooms and bedrooms) together 
with private external garden areas (including roof gardens, terraces or balconies where their size means they 
can reasonably be expected to be used as an amenity space).

The report outlines a mitigation package including acoustically upgraded glazing and a boundary treatment for 
the garden areas. The acoustic performance of windows relies on them being closed. Guidance from the 
Association of Noise Consultants “Acoustics, Ventilation and Overheating” (AVO) outlines design guides to 
reduce reliance on openable windows.  

Depending on the external noise climate AVO specifies different types of ventilation. For the lowest noise 
climate standard trickle ventilation may suffice, whereas higher noise climates may require acoustically 
insulated trickle ventilators or mechanical ventilation with summer cooling options. AVO makes clear fixed 
glazing is an option of last resort. For this development acoustically insulated trickle vents are recommended.

The report has been reviewed by the Council’s Environmental Consultant and the conclusions are accepted.   
As such there are no objections to the application on the grounds of noise subject to conditions in relation to the 
development being carried out in strict accordance with the noise mitigation measures including boundary 
treatments set out in the submitted noise assessment and requiring a site completion report to be submitted for 
the written approval of the Local Planning Authority to confirm that all necessary noise attenuation measures 
have been installed as per the noise assessment and shall be retained thereafter.

Land Contamination

The site has historically been used for housing which has been cleared and the areas grassed with a knee rail 
around. There is the potential for legacy pollutants within soils or underlying groundwater. Where a pathway 
exists between a pollutant and a receptor (human health or the wider environment) a pollutant linkage may be 
created.

The proposed end use is for a mix of mainly low-rise dwellings with private gardens and an area of 3/4-storey 
apartments, which are considered a sensitive end use with respect to land contamination risk.

A combined desk study and site investigation report has been submitted in support of the application and has 
assessed the potential for a pollution linkage between any identified source, and a receptor.  

The site investigation has been reviewed and identified elevated levels of TPH, PAH and heavy metals.  
Ground gas monitoring found slightly elevated levels of CO2 within the underlying sandstone, with no gasses 
detected within the made ground or superficial strata. The site has been characterised as CS1 (no gas 
protection required). As the bedrock lies c. 20m BGL +, it is considered unlikely foundations will be required to 
extend to that depth. As such this conclusion is accepted by the City Council’s Environmental Consultant.

The report considers there is no risk to underlying groundwaters due to the limited amounts of contamination 
detected and the significant depth of clay between surface soils and the underlying aquifer. The conclusions of 
the report are accepted and as such there are no objections to the application subject to conditions requiring the 
submission of a remediation strategy for the written approval of the Local Planning Authority, and a verification 
report confirming that all remedial works undertaken on site were in accordance with those agreed with the 
Local Planning Authority.



Flood Risk and drainage

The application site is located within flood zone one and extends to approximately 1.58 hectares. The 
application is supported by a flood risk assessment and drainage strategy.

The development is classed as more vulnerable owing to its residential use but is deemed to be appropriate in 
this flood zone. There is a risk of surface water flooding but this is limited to the existing and former highway 
areas.

In terms of drainage strategy’s for development the preferred discharge method for surface water is drainage by 
infiltration followed by watercourse, surface water sewer and then combined sewer. The applicant has provided 
a drainage strategy with accompanying plans and calculations, which indicate that SuDS are not possible at this 
site owing to unsuitable ground conditions. There are no watercourses within the vicinity. The submitted design 
and access statement confirms that green and brown roofs have been considered but are not considered to be 
viable. 

Surface water discharge will be connected to the public surface water sewer with flow restricted to 5l/s and 
suitable attenuation storage. The flood risk assessment and drainage strategy have been reviewed by the 
council’s drainage engineer and United Utilities who have confirmed that they are acceptable. The council’s 
drainage engineer and United Utilities recommend a condition to ensure the development is carried out in 
accordance with the approved drainage strategy. United Utilities also recommend a condition requiring foul and 
surface water to be drained on separate systems. Conditions have been attached in this regard.

A public sewer crosses the site and as such an informative is recommended to advise the applicants to liaise 
with United Utilities in relation to required easements. 

Highways and parking

i) Site Accessibility

The application site is within a five-minute walk of bus stops on Liverpool Street and Langworthy Road, which 
are served by 38 buses per hour during the day providing coverage of local areas, key destinations in Salford 
and Manchester city centre. Buses are also available in the evenings and at the weekends, with a typical 
frequency of 18 buses per hour. The site is also located within a 10 minute walk of the Langworthy tram stop on 
Eccles New Road. The tram stop sits on the Eccles to Ashton Line and is served by trams every six minutes 
during the day.  

The development is well connected to the local highway network providing convenient access from the 
surrounding residential areas and local amenities as well as Willow Tree Primary School located immediately to 
the north of the site on the opposite side of Greenland Street. The majority of the local highway network, 
particularly Greenland Street and Alexander Street is well lit and is subject to 20mph zone and speed limit, 
whilst Liverpool Street and Langworthy Road is subject to a 30mph speed limit.

As such the site is considered to be in a sustainable location that is accessible by a range of means and well 
related to local amenities.

ii) Traffic Impact Assessment

The trip generation use has been calculated using trip rates from the TRICs database, the proposed residential 
trip rates has been extracted from the submitted Transport Assessment and is shown in the table below:

Houses (111 units) Apartments (46 units) Combined Traffic Flows
(157 Dwellings)Time Period

Arr Dep 2-Way Arr Dep 2-Way Arr Dep 2-Way

Weekday AM Peak Hr 8 31 39 2 11 13 10 42 52

Weekday PM Peak Hr 27 12 39 9 3 12 36 15 51
 Table 1 – Trip Generation



It can be seen from the table that the overall development is expected to generate 52 and 51 two-way trips in the 
AM and PM peaks, respectively. This equates to less than one trip per minute during both peak hours.

It is worth noting that the application site was formerly occupied by residential dwellings and would have generated 
a similar number of vehicular trips and in terms of the traffic impact the Local Highway Authority considers the 
proposal is unlikely to result in a significant material impact when dispersed to the local highway network and as 
such would not be considered to be unacceptable or result in a “severe” impact on the local highway network.

iii) Site Layout

The application site comprises of two separate parcels of land. The applicants propose to introduce a system of 
one way routes and traffic calming measures to new, modified and existing roads within the immediate vicinity. 

In addition, it is proposed to stop-up a number of sections of the adopted highway and to remove footways along 
parts of roads within and adjacent to the application sites boundaries with a number of resulting roads then having 
footways to just one side with a 0.5m wide buffer strip being provided on the opposite side. 

The National Planning Policy Framework emphasises the importance of prioritising walking and cycling and 
addressing the needs of people with disabilities and reduced mobility. The Inclusive Transport Strategy covers a 
number of issues, including the design, function and use of shared space, which is one approach which has been 
used to create attractive places and reduce the dominance of motor traffic.  

In response to concerns raised about shared space and navigability, the Inclusive Transport Strategy asked local 
authorities to pause the introduction of new shared space schemes that feature a level surface, and which are at 
the design stage. The pause does not apply to streets within new residential areas, or the redesign of existing 
residential streets with very low levels of traffic, such as appropriately designed mews and cul-de-sacs, which 
take into account the relevant aspects of the National Planning Policy Framework and associated guidance. 

Details of the proposed site layout as set out above have been submitted with the application and indicated on 
proposed site layout plans which are considered broadly acceptable in principle however there are still some 
concerns, particularly in relation to proposed highway and footway widths and whether those currently indicated 
are the optimum solution for the development. 

It needs to be ensured that the final layout design and widths of highway appropriately supports the high density 
of the scheme whilst also supporting the use of sustainable travel. Discussions between the developer and the 
Local Highway Authority in this regard are still ongoing and therefore not withstanding the submitted plans a 
condition is recommended requiring final details of the layout design and widths of highways to be submitted for 
the written approval of the Local Planning Authority prior to the commencement of any above ground works. 

iv) Car parking, cycle parking and refuse

Proposed dwellings across the site would be served by a mix of in curtilage and on street parking with some off 
road parking also proposed to serve the apartment blocks.

The development would provide a total of 114 off road parking spaces, 93 for the dwellings and 21 split across 
the three apartments blocks. The submitted plans do not indicate the provision of any disabled parking bays for 
the apartment units and one per block is required. A condition is recommended requiring the submission of 
revised car parking layouts for each building which incorporates the provision of 1 disabled parking bay per 
apartment block. The condition also requires the revised layout, once agreed, to be implemented prior to first 
occupation of the apartments. This provision is considered acceptable in this location and is in accordance with 
Salford City Council’s parking standards. 

Bins would be stored within rear yard areas for those properties that would be provided with a yard and for back 
to back terraced properties a purpose built bin store would be provided to the front of the property. Apartment 
blocks would each be provided with a bin store at ground floor level.  It is anticipated that refuse collection will 
be undertaken kerb side from adjacent roads and a condition is recommended requiring the submission of a 
waste management strategy for the written approval of the Local Planning Authority to include details of storage 



provision; how bins are moved to and from collection points, recycling facilities and, bulky waste storage for 
apartments.

The submitted plans indicate the provision of cycle storage areas within the apartment blocks at ground floor level. 
A total of 46 spaces are proposed and this capacity is considered acceptable. In terms of details of the type of 
racking system to be used and details of how they will be secured these details have not been provided to date. 
The applicants have advised that there is space within the houses for storage of cycles however no further details 
have been provided. The applicants have been asked to consider the provision of on street storage units to provide 
a secure facility for use by future occupiers of the houses. Full details of cycle parking provision for both the 
houses and apartments will be secured through a suitably worded condition and the condition will also require the 
cycle storage facilities to be provided prior to first occupation of the development and retained as such thereafter. 

Trees and landscaping 

A tree survey has been submitted in support of the application. The report has been reviewed by the council’s 
consultant arborist who has confirmed it contains a fair and accurate appraisal of the trees on site. 6 individual 
trees (T1, T2, T3, T4, T5 and T8) and 2 groups (G6 and G7) have been recorded across the two parcels that 
make up the application site.

T4 is proposed for removal but is not being removed to facilitate the development but is rated as category U and 
should be removed regardless of whether the proposal goes ahead or not as part of good Arboricultural 
management of the site.

In order to facilitate the development, 1 category C tree (T5); 3 category B trees (T1, T3 and T8) and 1 category 
A tree (T2) would be removed. Category C trees should not be allowed to constrain a development and the 
proposed removal of T5 to facilitate the development is considered acceptable.

Retention of the category A and B trees (T2 along with T1, T3 and T8) 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. 

Groups G6 and G7 are to be retained and the report states that the existing hard-standing should be left in-situ 
as long as possible to afford protection to the root-plate.

A Tree Constraints Plan (TCP) has been supplied showing the layout of the site which highlights the retained 
groups, G6 and G7. An Arboricultural Method Statement (AMS) has not been supplied however, the report 
contains sufficient detail that it can be conditioned for compliance. Landscape proposal plans to show details of 
replacement planting have not been supplied and a condition is therefore recommended in this regard.

The replacement planting scheme should give details of quantity; 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. Replacement on a 2:1 basis is considered practicable 
for this site given the space available.

In addition to replacement tree planting, landscaping is also required across the site. No detailed landscape 
plans have been submitted to date however the submitted plans do indicate the provision of in curtilage 
landscaping to those houses with front and/or rear gardens. Small landscaped areas are also proposed around 
apartment buildings as well as a small number of open areas to the western parcel of the site which are 
intended to provide shared landscaped/amenity areas for new and existing residents. A condition is attached 
requiring full details of proposed landscaping to be submitted for the written approval of the Local Planning 
Authority.

Ecology

The application is supported by an ecological assessment. The submitted document has been reviewed by 
Greater Manchester Ecology Unit (GMEU) who are satisfied that the report has used reasonable effort to survey 
the habitats on site and evaluate them in the context of the proposal. The survey also considers the likelihood of 



protected or Principle Species (NERC 2006 Section 41 [Natural Environment and Rural Communities Act]) 
being present at other times.

The report concludes that the habitats of site were of value in the local context only. The following features were 
considered of some biodiversity value which would require consideration or mitigation: -

 Bat roosts in trees (Habitat Regulation and Wildlife & Countryside Act 1981) – tree T1 was assessed as 
having low bat roost potential and the use of Reasonable Avoidance Measures (RAMs) is proposed.

 Hedgehog (Section 41 NERC) – was found to be present on site. The landscape scheme should 
provide suitable cover and shelter features for this species.

 Nesting birds (Wildlife & Countryside Act 1981) – clearance of trees, shrubs and undergrowth including 
bramble, should avoid the nesting season (March – August inclusive).

 Bat foraging – The report recommends that the landscape scheme and lighting are designed so that 
there are soft edges to the proposal and that lighting does not illuminate features of the landscape 
which might be used by bats.

 All other species have reasonably been discounted.

The Greater Manchester Ecology Unit advise that there is currently no known reason to contradict the findings 
of the report and recommend that a condition be attached to ensure that all mitigation and enhancement as 
identified in Section 5 of the report are implemented in full including the provision of the lighting scheme and the 
landscape details. It is noted that full landscape details have not been provided as part of this application and 
therefore the recommended landscape condition has been updated to ensure the recommendations of the 
ecological report are incorporated into the final landscape scheme. An informative is also recommended to 
advise the developers of the need to ensure the landscaping scheme includes suitable cover and shelter for 
hedgehogs. The Greater Manchester Ecology unit will be consulted on the landscape scheme when the 
developer submits to discharge the condition. An informative is also recommended with regards to nesting birds.

Conclusion

The principle of developing the site for residential use is acceptable. The application site is located within a 
sustainable location and is accessible by a range of means of transport. 

It is recognized that some separation distances across the scheme are tight however this is reflective of the 
character of the area which comprises grid iron streets of high density with tight separation distances. The 
proposed development would also be high density which is considered appropriate in this area. The high density 
of the scheme would reduce pressure elsewhere in terms of housing delivery and would also enable a high quality 
scheme with added value of high quality materials as well as full contributions to open space and education 
totalling £1,073,926.05  and a public realm contribution towards street trees in the vicinity with the final details to 
be agreed. The proposed development would bring forward an appropriate mix of dwellings including over and 
above the required number of affordable dwellings. 

Impacts of the proposed development on other matters including design, the highway network, ecology, 
contamination, flood risk and drainage have all been assessed throughout this report and found to be acceptable 
subject to conditions where necessary. The development is considered to be wholly appropriate in this setting 
and would bring significant regeneration benefits to the area. It would represent a sustainable form of development 
that would not compromise the aims and objectives of the relevant policies contained within the adopted Unitary 
Development Plan and the National Planning Policy Framework. It is accordingly recommended that the 
application be approved subject to the completion of the S106 agreement and the conditions outlined below.

Value Added 

The scheme has been subject to extensive pre application discussions as well as ongoing discussions 
throughout the processing of this application. A number of units have been removed, re-orientated or amended 
as a result of discussions around amenity and design this has also assisted in the provision of increased green 
space across the western parcel of the site. 

In addition the road layout at Harmsworth Street has been amended to enable the best possible future use of 
the triangular piece of land adjacent to Greenland Street which is retained by Education for possible expansion 
of the adjacent primary school in the future. Amendments have also been made to the street layouts to provide 
a better environment for pedestrians.



Previously proposed 2.4m high brick walls to boundaries have been reduced to 2.1m following concerns raised 
by the case officer that 2.4m was too high and would be overbearing within the street scene. Whilst there is a 
requirement for security and privacy it was also noted that alley gates in the area do not exceed 2.2m and that 
proposed walls at 2.4m were just too high particularly as the majority would sit directly at the back of the 
adjacent footpath and be highly visible within the street scene. 

Recommendation

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

I. The City Solicitor be authorised to enter into a legal obligation under Section 106 of the Town and 
Country Planning Act 1990 to secure the following heads of terms:
- Affordable housing;
- £824,339 open space contribution for works to Langworthy Park and/or Buile Hill and/or Clarendon 

Park;
- A public realm contribution for local public realm street greening project, focussing on the streets 

surrounding the proposed development, namely Nansen Street, Fram Street, Kara Street, Goulden 
Street, Langton Street, Iceland Street and Seedly Park Road and extending to  include tree 
planting on Langworthy Road;

- £249,587.05 education contribution for Pupil Planning Area 9: Weaste and Langworthy; and 
- £5000 monitoring fee.

II. 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 obligation;

III. 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 obligation.

Conditions

1. The development must be begun not later than three years beginning with the date of this permission.

Reason: Required to be imposed by Section 91 of the Town and Country Planning Act 1990 (as 
amended).

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

- Location plan – 0112-BDP-XXX-ZZ-DR-A-(0-)-206
- Proposed site plan key – 0112-BDP-XXX-ZZ-DR-A-(2-)-250 Revision P03

- Level 00 Masterplan – 0112-BDP-XXX-ZZ-DR-A-(2-)-200 Revision P08
- Level 01 Masterplan – 0112-BDP-XXX-ZZ-DR-A-(2-)-201 Revision P07
- Level 02 Masterplan – 0112-BDP-XXX-ZZ-DR-A-(2-)-202 Revision P07
- Level 03 Masterplan – 0112-BDP-XXX-ZZ-DR-A-(2-)-203 Revision P07
- Level 04 Masterplan – 0112-BDP-XXX-ZZ-DR-A-(2-)-204 Revision P06

- Bin store typical – 0112-BDP-XXX-ZZ-DR-A-(2-)-001 
- Street cross sections – 0112BDP-XXX-ZZ-DR-A-(2-)-310 Revision P01
- Street scene elevations – 0112-BDP-XXX-ZZ-DR-A-(2-)-410 Revision P02

- House Type A1 Typical bay elevation – 0112-BDP-XA1-ZZ-DR-A-(2-)-300 Revision P03
- House Type A4 Typical bay elevation – 0112-BDP-XA4-ZZ-DR-A-(2-)-300 Revision P03
- House Type B1 Typical bay elevation – 0112-BDP-XB1-ZZ-DR-A-(2-)-300 Revision P03
- House Type B3 Typical bay elevation – 0112-BDP-XB3-ZZ-DR-A-(2-)-300 Revision P03
- House Type B4 Typical bay elevation – 0112-BDP-XB4-ZZ-DR-A-(2-)-300 Revision P03
- House Type B7 Typical bay elevation – 0112-BDP-XB7-ZZ-DR-A-(2-)-300 Revision P04
- House Type B8 Proposed GA elevation – 0112-BDP-XB8-ZZ-DR-A-(2-)-300 Revision P03
- House Type C1 Typical bay elevation – 0112-BDP-XC1-ZZ-DR-A-(2-)-300 Revision P02
- House Type D1 Typical bay elevation – 0112-BDP-XD1-ZZ-DR-A-(2-)-300 Revision P02



- Proposed GA plans – Type A1 3 bed back terrace – 0112-BDP-XA1-ZZ-DR-A-(2-)-200 Revision P04
- Proposed GA plans – Type A4 3 bed front terrace – 0112-BDP-XA4-ZZ-DR-A-(2-)-200 Revision P04
- Proposed GA plans – Type B1 3 bed front terrace – 0112-BDP-XB1-ZZ-DR-A-(2-)-200 Revision P04
- Proposed GA plans – Type B3 (2 storey) 3 bed terrace – 0112-BDP-XB3-ZZ-DR-A-(2-)-200 Revision 

P02
- Proposed GA plans – Type B4 3 bed back terrace – 0112-BDP-XB4-ZZ-DR-A-(2-)-200 Revision P04
- Proposed GA plans – Type B7 infill house – Langworthy Road – 0112-BDP-XB7-ZZ-DR-A-(2-)-200 

Revision P02
- Proposed GA plans – Type B8 4 bed terrace – 0112-BDP-XB8-ZZ-DR-A-(2-)-200 Revision P02
- Proposed GA plans – Type C1 3 bed – 0112-BDP-XC1-ZZ-DR-A-(2-)-200 Revision P03
- Proposed GA plans – Type D1 – 0112-BDP-XD1-ZZ-DR-A-(2-)-200 Revision P03

- Block AH1 Proposed elevations – 0112-BDP-AH1-ZZ-DR-A-(2-)-400 Revision P02
- Block AH2 Proposed elevations – 0112-BDP-AH2-ZZ-DR-A-(2-)-401 Revision P01
- Block AH3 Proposed elevations – 0112-BDP-AH3-ZZ-DR-A-(2-)-402 Revision P02
- Block BH1 Proposed elevations – 0112-BDP-BH1-ZZ-DR-A-(2-)-403 Revision P01
- Block BH2 Proposed elevations – 0112-BDP-BH3-ZZ-DR-A-(2-)-404 Revision P02
- Block BH3 Proposed elevations – 0112-BDP-BH3-ZZ-DR-A-(2-)-405 Revision P01

- Apartment building A1 proposed GA plan ground floor – 0112-BDP-AA1-00-DR-A-(2-)-200 Revision 
P03 

- Apartment building A1 proposed GA plan first floor – 0112-BDP-AA1-01-DR-A-(2-)-201 Revision P03 
- Apartment building A1 proposed GA plan second floor – 0112-BDP-AA1-02-DR-A-(2-)-202 Revision 

P03 
- Apartment building A1 proposed GA plan third floor – 0112-BDP-AA1-03-DR-A-(2-)-203 Revision P03 
- Apartment building A1 proposed GA elevation south elevation – 0112-BDP-AA1-ZZ-DR-A-(2-)-400 

Revision P02 
- Apartment building A1 proposed GA elevation north elevation – 0112-BDP-AA1-ZZ-DR-A-(2-)-401 

Revision P02 
- Apartment building A1 proposed GA elevation east elevation – 0112-BDP-AA1-ZZ-DR-A-(2-)-402 

Revision P02 
- Apartment building A1 proposed GA elevation west elevation – 0112-BDP-AA1-ZZ-DR-A-(2-)-403 

Revision P02 
- Apartment building A1 proposed GA section Section AA – 0112-BDP-AA1-ZZ-DR-A-(2-)-300
- Apartment building A1 proposed GA plan roof – 0112-BDP-AA1-04-DR-A-(2-)-204 Revision P03

- Apartment building A2 proposed GA plan ground floor – 0112-BDP-AA2-00-DR-A-(2-)-200 Revision 
P03 

- Apartment building A2 proposed GA plan first floor – 0112-BDP-AA2-01-DR-A-(2-)-201 Revision P03 
- Apartment building A2 proposed GA plan second floor – 0112-BDP-AA2-02-DR-A-(2-)-202 Revision 

P03 
- Apartment building A2 proposed GA plan third floor – 0112-BDP-AA2-03-DR-A-(2-)-203 Revision P03 
- Apartment building A2 proposed GA elevation south elevation – 0112-BDP-AA2-ZZ-DR-A-(2-)-400 

Revision P02 
- Apartment building A2 proposed GA elevation north elevation – 0112-BDP-AA2-ZZ-DR-A-(2-)-401 

Revision P02 
- Apartment building A2 proposed GA elevation east elevation – 0112-BDP-AA2-ZZ-DR-A-(2-)-402 

Revision P02 
- Apartment building A2 proposed GA elevation west elevation – 0112-BDP-AA2-ZZ-DR-A-(2-)-403 

Revision P02 
- Apartment building A2 proposed GA section Section AA – 0112-BDP-AA2-ZZ-DR-A-(2-)-300
- Apartment building A2 proposed GA plan roof – 0112-BDP-AA2-04-DR-A-(2-)-204 Revision P03

- Apartment building A3 proposed GA plan ground floor – 0112-BDP-AA3-00-DR-A-(2-)-200 Revision 
P03 

- Apartment building A3 proposed GA plan first floor – 0112-BDP-AA3-01-DR-A-(2-)-201 Revision P03 
- Apartment building A3 proposed GA plan second floor – 0112-BDP-AA3-02-DR-A-(2-)-202 Revision 

P03 
- Apartment building A3 proposed GA plan third floor – 0112-BDP-AA3-03-DR-A-(2-)-203 Revision P03 



- Apartment building A3 proposed GA elevation south elevation – 0112-BDP-AA3-ZZ-DR-A-(2-)-400 
Revision P02 

- Apartment building A3 proposed GA elevation north elevation – 0112-BDP-AA3-ZZ-DR-A-(2-)-401 
Revision P02 

- Apartment building A3 proposed GA elevation east elevation – 0112-BDP-AA3-ZZ-DR-A-(2-)-402 
Revision P02 

- Apartment building A3 proposed GA elevation west elevation – 0112-BDP-AA3-ZZ-DR-A-(2-)-403 
Revision P02 

- Apartment building A3 proposed GA section Section AA – 0112-BDP-AA3-ZZ-DR-A-(2-)-300
- Apartment building A3 proposed GA plan roof – 0112-BDP-AA3-04-DR-A-(2-)-204 Revision P03

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

3. Notwithstanding any description of materials in the application no above ground construction works shall 
take place until full details (including samples where appropriate) of the materials to be used externally on 
the building(s) including the proposed privacy screens have been submitted to and approved in writing by 
the Local Planning Authority.  A sample panel of the materials, the size of which shall first be agreed in 
writing by the local planning authority, shall be erected on site prior to any discharge application relating 
to this condition being submitted and shall be available for inspection by the local planning authority.  The 
sample panel shall include full details of the colour, type and design of jointing/coursing materials.  The 
development shall be constructed in accordance with the approved materials. 
 
Reason: In order to ensure a satisfactory appearance in the interests of visual amenity in accordance with 
Policy DES1 of the City of Salford Unitary Development Plan and the requirements of the National 
Planning Policy Framework.

4. 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.

5. a) Notwithstanding the details shown on the approved plans, the development hereby permitted shall not 
be occupied until full details of both hard and soft landscaping works have been submitted to and 
approved in writing by the Local Planning Authority. The details shall include the formation of any banks, 
terraces or other earthworks, hard surfaced areas and materials, boundary treatments, external lighting, 
planting plans, specifications and schedules (including planting size, species and numbers/densities), 
existing plants / trees to be retained and a scheme for the timing / phasing of implementation works. The 
landscaping scheme shall also incorporate all mitigation and enhancement as identified in Section 5 of 
the submitted Ecological Assessment.

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

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

Reason:  To ensure that the site is satisfactorily landscaped having regard to its location, to secure 
opportunities for the enhancement of the nature conservation value of the site and to support protected 
species 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.

6. The development hereby permitted shall be carried out in accordance with the approved Ecological 
Assessment (Urban Green, Revision 02, original report dated 27.11.19). All mitigation and enhancement 
measures as identified in Section 5 of the report shall be implemented in full including the provision of the 
lighting scheme and the landscape details which shall also be incorporated into the scheme required to 
be submitted under condition 5.

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.

7. The development shall be undertaken in strict accordance with the noise mitigation measures, including 
garden boundary treatment, specified in the submitted and agreed Noise Assessment Report, January 
2020, Ref: RSA306/2019, RSA Acoustic Engineering shall be installed.  

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

8. Prior to occupation of the residential units hereby approved a site completion report confirming that all 
necessary noise attenuation measures as identified in conditions 7 above have been installed shall be 
submitted to and approved in writing by the local planning authority. The noise attenuation measures shall 
be retained thereafter.

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

9. Prior to development commencing (except for demolition) the applicant shall submit and agree with the 
Local Planning Authority in writing a contaminated land remediation strategy.  The development shall 
thereafter be carried out in full accordance with the duly approved remediation strategy or such varied 
remediation strategy as may be agreed in writing with the Local Planning Authority.



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

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

10. Pursuant to condition 9 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

11. The development hereby approved shall be carried out in accordance with the submitted Arboricultural 
Impact Assessment (AIA), document ref: URBAN GREEN AIA, Kara Street, Seedley, Salford M6 5GG, 
Document No: UG379.

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.

12. The felled trees shall be replaced in accordance with a tree replacement scheme which shall be 
submitted to and approved in writing by the Local Planning Authority. The scheme shall be submitted 
prior to the commencement of development and shall include details of: quantity; 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:  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.

13. Prior to first use of the development hereby permitted the applicant shall submit and agree with the Local 
Planning Authority a scheme for the provision of electric vehicle charging infrastructure.  The 
infrastructure shall as a minimum include provision for "fast" charging (7kv) of electric vehicles.

Reason: In accordance with paragraph 105, 110, 170 and 181 of the NPPF, to encourage the uptake of 
ultra-low emission vehicles and ensure the development is sustainable. To safeguard residential amenity, 
public health and quality of life.”

14. Notwithstanding the details shown on the plans hereby approved, no above ground construction works 
shall be undertaken until 1:20 scaled drawings of the window details, textured and recessed brick areas 
including fenestration have been submitted to and approved in writing by the Local Planning Authority.  
The development shall be constructed in accordance with the details so approved.

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

15. Prior to first occupation of the development hereby approved a waste management strategy shall be 
submitted to and approved in writing by the Local Planning Authority. The strategy shall include details of 
storage provision; how bins are moved to and from the collection point, recycling facilities and, bulky 
waste storage. A verification report to demonstrate that waste management arrangements have been 
implemented in accordance with the approved strategy shall be submitted to and approved in writing by 
the Local Planning Authority within 6 months of first occupation.



Reason: To ensure that the development is adequately serviced in accordance with policy DES1 of the 
City of Salford Unitary Development Plan and the National Planning Policy Framework.

16. Foul and surface water shall be drained on separate systems. 

Reason: To secure proper drainage and to manage the risk of flooding and pollution.

17. Notwithstanding the details shown on the approved plans, prior to installation of the substation, full details 
including floor plans, elevations and material details shall be submitted and approved in writing by the 
Local Planning Authority. The substation shall be erected in accordance with the approved details.

Reason: In order to ensure a satisfactory appearance in the interests of visual amenity and to safeguard 
the amenity of existing, neighbouring and/or future occupants of the development hereby approved in 
accordance with policies DES1 and DES7 of the City of Salford Unitary Development Plan and the 
National Planning Policy Framework.

18. Notwithstanding the details shown on the approved plans, prior to installation of any boundary treatments 
full details including a boundary treatment site plan, scaled elevations and material details shall be 
submitted and approved in writing by the Local Planning Authority. The boundary treatments shall be 
erected in accordance with the approved details.

Reason: In order to ensure a satisfactory appearance in the interests of visual amenity and to safeguard 
the amenity of existing, neighbouring and/or future occupants of the development hereby approved in 
accordance with policies DES1 and DES7 of the City of Salford Unitary Development Plan and the 
National Planning Policy Framework.

19. The development hereby permitted shall be carried out in full accordance with the Drainage Strategy by 
BWB dated March 2020, document number: SXH-BWB-ZZ-XX-RP-YE-0001_DS, BWB reference: MCS-
2412_DS. For the avoidance of doubt, surface water must drain at the restricted rate of 10 l/s. 

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; 
o NPPF, 
o Water Framework Directive and the NW River Basin Management Plan
o The national Planning Practice Guidance and the Non-Statutory Technical Standards for Sustainable 
Drainage Systems (March 2015)
o Manchester, Salford, Trafford Strategic Flood Risk Assessment (SFRA) (2011) and associated 
technical guidance
o Environment Agency Pollution Prevention Guidelines (now withdrawn)
o Flood Risk Assessment/SuDS Requirements for new developments (Salford's SuDS Checklist)

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

20. Notwithstanding the details shown on the approved plans, no above ground construction works shall 
commence until final details of the layout design and highway widths (carriageway and footway) has been 
submitted to and approved in writing by the Local Planning Authority. The development shall be carried 
out in accordance with the approved details prior to first occupation of the development and shall be 
retained 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.

21. Prior to first occupation a scheme shall be to submitted and agreed in writing by the Local Planning 
Authority to detail highway works. Those works shall include:
i) Full construction details of the carriageways and footways;
ii) Details of tree pits;



iii) Details of pedestrian infrastructure;
iv) Details of traffic calming features any physical works required in order to facilitate them;
v) Redundant access points reinstated as continuous footway with correct kerb heights, and to provide 
dropped crossings on pedestrian routes in the vicinity of the site.

The scheme shall be implemented in accordance with the approved details prior to first occupation of the 
development and shall be retained 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.

22. Prior to first occupation of the development hereby permitted an updated Travel Plan including travel pack 
shall be submitted to and approved in writing by the Local Planning Authority. The plan shall focus on 
sustainable transport options (including walking, cycling, public transport incentives, car share options, 
electric and ultra-low vehicle incentives and include full details of the travel plan coordinator and 
information in relation to the budget set aside for implementation and monitoring).

Within 6 months of first occupation (or alternative timeframe which has been agreed in writing with the 
Local Planning Authority), a further updated Travel Plan shall be submitted to and agreed in writing with 
the Local Planning Authority. The agreed Travel Plan shall be implemented and reviewed in accordance 
with the timetable embodied therein.

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

23. The vehicle parking arrangements as shown on the approved plans, to serve the houses 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 in accordance with policies A2, A8 
and A10 of the City of Salford Unitary Development Plan and the National Planning Policy Framework.

24. Notwithstanding the details shown on the drawings hereby approved, full details of secure cycle parking 
for both the apartments and the houses 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.

25. Notwithstanding the details shown on the approved plans, prior to first use of the apartment buildings 
hereby permitted a revised car parking layout for each building which incorporates the provision of 1 
disabled parking bay per apartment block shall be submitted to and approved in writing by the Local 
Planning Authority. The approved car parking layout shall be implemented and made available for its 
intended use prior to the first occupation of the apartment blocks and shall be retained thereafter.

Reason: In the interest of highway safety and the free flow of traffic in accordance with policies A2, A8 
and A10 of the City of Salford Unitary Development Plan 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. 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. The applicants are advised that there are a number of historic roads and passageways within the 
application site which will need to be formally stopped up. Consequently a separate Stopping Up and 
Diversion of Highways application will be required to be made under Sections 247 and 248 of the Town 
and County Planning Act 1990.

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. In relation to condition 5 (Landscaping), the developers are advised that the scheme should provide 
suitable cover and shelter features for hedgehogs and should also incorporate the mitigation and 
enhancement measures set out in section 5 of the submitted ecological report.

6. Demolition works, together with works to trees, hedgerows and scrub, including site clearance, should 
not be undertaken in the main bird breeding season (1st March to 31st August), unless nesting birds are 
found to be absent by a suitably qualified person immediately prior to clearance.

7. Whilst the buildings to be demolished have been assessed as low risk for bats, the applicant is 
reminded that under the Habitat Regulation it is an offence to disturb, harm or kill bats.  If a bat is found 
during demolition all work should cease immediately and a suitably licensed bat worker employed to 
assess how best to safeguard the bat(s). Natural England should also be informed.

8. In relation to condition 13 (Electric Vehicle charging) the applicants attention is drawn to paragraph 5.10 
of the 'Land-Use Planning & Development Control: Planning for Air Quality' document, bullet point 1 
under the heading 'Operational Phase' which states ' The provision of at least 1 Electric Vehicle (EV) 
"rapid charge" point per 10 residential dwellings and/or 1000m2 of commercial floor space. Where on-
site parking is provided for residential dwellings, EV charging points for each parking space should be 
made.'

For the avoidance of doubt the reference to '1 point per 10 residential dwellings' is in relation to 
apartment type development and the reference to 'where on-site parking is provided for residential 
dwellings, EV charging points for each parking space should be made' is in relation to dwelling houses.

9. The applicants are advised of the following comments from the Local Highway Authority:

- Regarding adopted carriageway and footways, any amendments to the carriageway need to be re-
instated using similar materials or a material that is recommended by Salford City Council 
engineers; 

- The developer must ensure existing utilities (ie BT floor box and adopted street lighting) are 
protected and have permission from various utility providers to undertake any work within the 
vicinity of the utility and within the footway and protection to the construction of the existing 
carriageway;

- Prior to ANY works commencing on site the developer shall contact the Local Highway Authority to 
arrange a full dilapidation/Condition Survey of all adopted highways surrounding the site. For the 
full duration of the construction, the developer will be responsible for ‘Wear & Tear’ / accelerated 
deterioration’ of all existing highways, either adjacent to the site or highways used as access and 
egress to the site. Any necessary remedial works will be carried out under licence and at the 
developer’s expense;

- The developer will be required to enter into a S278 / S38 agreement to facilitate associated 
highway works for the following:



a) Prior to the S278 agreement being signed, the works on the adopted highway will be delivered 
by an S171 agreement and Greater Manchester Roads Activities Permit Scheme (GMRAPS);

b) Drainage, street lighting, street name signage, traffic regulatory signage and utilities floor box 
that is affected by the development should be diverted or protected;

c) For the creation of a new vehicular / pedestrian access points, street lighting, pedestrian 
infrastructure and tree pits that is approved by the Local Highways Authority;

d) Any redundant access points associated to the formal development to be appropriately 
reinstated as continuous footway and the renewal of footway surrounding the development;

e) To deliver a suitable traffic management scheme in form of double yellow line on either side of 
old and new junctions to ensure the visibility splay is not compromised by on-street parking;

f) To enhance the safety of the development, traffic calming should be incorporated as part of the 
proposed highway arrangement. i.e. 20mph Zone or 20mph Speed Limit, road humps and etc.

Additional Note to Developer

- Dilapidation Survey: Prior to ANY works commencing on site the developer shall contact John 
Horrocks/Pam Docksey to arrange a full dilapidation/Condition Survey of all adopted highways 
surrounding the site. Tel: 0161 603 4046/4006;

- Highway Permits/Licensing: Applications for all forms of highway permits/licenses shall be 
made in advanced of any works being undertaken on the adopted highway Note: NO boundary 
fencing shall be erected or positioned on any part of the adopted highway with first seeking the 
relevant permits/licenses from the Local Highway Authority Tel: 0161 603 4046/4006;

- S278 Works - The Developer shall contact Neil Ashmall to arrange for the S278 element of the 
development. Neil Ashmall 0161 779 4883;

- Traffic Regulation Order and Traffic Management - The Developer shall contact Rob Owen to 
arrange for the TRO element of the development. Rob Owen 0161 779 4848;

- The Developer shall contact Rob Smith to arrange for the Temporary TRO and On-site Traffic 
Management element of the development. Rob Smith 0161 779 6165.

10. The applicant’s attention is drawn to the comments from United Utilities dated 1st May 2020.


