
http://publicaccess.salford.gov.uk/publicaccess/applicationDetails.do?activeTab=summary&keyVal=PTFSUQNPH1
Z00
APPLICATION No: 19/73747/FUL
APPLICANT: Mr James Anderson
LOCATION: 6 Bindloss Avenue, Eccles, M30 0DU
PROPOSAL: The erection of a three-storey apartment block containing 3x 3 

bed apartments and 9x 2 bed apartments, together with 
landscaping, cycle store and refuse store.

WARD: Eccles

Description of Site and Surrounding Area 

The application relates to land adjacent to 6 Bindloss Avenue, which was previously the garden area associated with 
the property. The southern area of the site has now been cleared and is vacant.  No. 6 & 8 Bindloss Avenue previously 
comprised of a pair of Edwardian-era 3 storey semi-detached properties, which were accessed from Bindloss 
Avenue. No 6 & 8 Bindloss Avenue have now been converted into a 25 bedroom (total) House in Multi-occupation 
(18/71347/COU).

The site is located to the north of Eccles Town Centre in close proximity to the M602 and approximately 250m to the 
west of Salford Royal Hospital.  The wider area contains a mix of residential and commercial properties.

The front boundary is defined by a new (rendered) boundary wall. The trees on site are located to the rear of the site 
along the eastern boundary.  The site is on sloping ground at its southern end with the ground level falling by 
approximately 0.5m moving from the side elevation of No. 6 Bindloss Avenue to the side (south) boundary. The 
surrounding area comprises primarily of mid-20th century 2 storey semi-detached bay windowed properties on all 
sides apart from a pair of Edwardian-era semi-detached properties to the side (south) (Nos. 2 & 4 Bindloss Avenue). 

Description of Proposal 
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Planning permission is sought for the erection of a three-storey apartment block containing 3 x 3 bed apartments 
and 9 x 2 bed apartments, together with landscaping and associated infrastructure. The schedule of accommodate 
is listed in the following table.

The apartments would provide housing for the private sector (open market). 

The apartment building would be positioned relatively centrally within the site with car parking and bin storage to 
the front, accessed from Bindloss Avenue and an area of amenity space including a cycle store and further car 
parking to the rear. The proposed development would provide a total of 15 car parking spaces including 2 disabled 
bays and 20 cycle spaces.

The proposed apartment building would be constructed of the following materials:

 Off-White render for the façades.
 Dark Grey render for the contrasting ‘centre square’.

Figure 1: Street View



Figure 2: Proposed Front Elevation (with material detailing)

Publicity

Site Notice: Non HH Article 15 Date Displayed: 31 July 2019
Reason: Wider Publicity

Press Advert: Manchester Weekly News Salford EditionDate Published: 11 July 2019
Reason: Article 15 Standard Press Notice

Neighbour Notification 

52 neighbouring occupiers have been notified of the application by way of letters dated 5th July 2019 and 24th 
January 2020 (amended plans).

Representations 

Seven letters of representation have been received in response to the application publicity (2 from the same 
author) and who have raised the following concerns:-

Lack of car parking;

Impact on highway safety;

Traffic congestion;

Are the apartments for private sale or rehabilitation?

Can there be a parking permit scheme for neighbouring residents?

The above issues will be addressed in the appraisal.



Relevant Site History

97/36860/OUT - Outline planning application for twelve flats including means of access – Approve – 17 September 
1997

16/68451/FUL - Erection of 3, three-storey dwelling houses – Approve – 14 October 2016 – the proposed dwellings 
subject to application are located on the land to the south. The existing semi-detached dwellings are included within 
the blue line on the location plan. 

17/69750/FUL - Demolition of existing semi-detached dwellings and erection of 6 no. four bedroom dwellinghouses 
– Approve – 23 June 2017 – the proposed dwellings subject to this application would be constructed across the entire 
site, following demolition of the existing dwellings and on the land to the south.

18/71347/COU - Change of use of two properties from C3 (dwelling) to 12-bed at No. 6 and 13-bed at No. 8 HMO 
(house in multiple occupation) (Sui Generis), installation of dormer window to No. 8, creation of parking area and 
dropped kerb – Approve – 11 May 2018.

20/74784/NMA - Application for a non-material amendment to planning permission 18/71347/COU to change 
proposed light well positions and window sizes to basement and ground floor. – Approve 19 March 2020.

Consultations

United Utilities Water Ltd – No objections, subject to condition requiring drainage strategy to be implemented.

Design For Security - No comments received to date.  

Air Quality, Noise, Contaminated Land – No objections subject to conditions to mitigate/control dust, noise 
(acoustic glazing and ventilation).

Highways – No objection, subject to conditions ensuring that the car parking provision is laid out and full details of 
bike store are submitted prior to occupation. With regards to boundary treatment fronting Bindloss Avenue, in order 
to ensure that there are no obstructions to visibility and to be consistent with the boundary treatment of the HMO, a 
condition should be attached requiring details of the proposed finish and height of the southern section of the front 
boundary wall. 

Senior Drainage Engineer - No objections.

Environment Agency - No comments received to date  

Greater Manchester Ecological Unit –  No significant ecological issues were identified by the developer’s ecological 
consultant.  Issues relating to nesting birds, hedgehogs and landscaping can be resolved via condition and or 
informative.

Transport For Greater Manchester (TfGM) – No objections.  It is noted that the quantum of development falls below 
the requirement for a highways impact assessment.

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



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

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

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

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

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

Unitary Development Plan 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 H6  -  Residential Social and Community Uses
This policy states that planning permission will be granted for development of residential, social and community 
uses provided that i) there is a demonstrated need for the facility ii) it does not result in an over-concentration iii) it 
is located close to public transport, shops and social and community facilities iv) there are no unacceptable impacts 
on the amenity of surrounding residents or highway safety v) adequate provision is made for private amenity/open 
space vi) adequate provision for access, car parking and servicing; vii) it is compatible with regeneration objectives 
and other policies in the plan.

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.

Other Material Planning Considerations

National Planning Policy
 
National Planning Policy Framework

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 of 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.

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.

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.

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

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.

Appraisal 

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

 Principle of development 
i) Strategic location
ii) Proposed use – Residential  

a) Five year land supply position
b) Previously developed land 
c) Mix, type and density

 Design, Layout & Landscaping
 Design & Crime
 Amenity 

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

 Air Quality 
 Noise
 Contaminated land 
 Trees 
 Ecology
 Drainage
 Highways and Parking
 Planning Obligations

Principle of Development

i) Strategic Location

UDP Chapter 3 identifies a Spatial Framework for the City and recognises that the opportunities and the need for 
development, regeneration and environmental protection vary in their scale and nature across the city. The site is 
not allocated by, or subject to, a protective designation in the UDP. 

ii)  Proposed use – Residential 

a) Five-year land supply position

The city council has published an updated five-year housing land supply position covering the period 2019 – 2024 
which identifies a supply of 15,929 dwellings to meet a requirement of 7,193 – therefore there is a supply of 11.1 
years for the period 2019-24. Given this, and in accordance with the National Planning Policy Framework, relevant 
policies for the supply of housing in Salford’s development plan can be considered up to date.

The National Planning Policy Framework is clear that a presumption in favour of sustainable development is a 
golden thread running through both plan-making and decision taking. Where there is an identified five-year supply 
of housing the NPPF requires development proposals that accord with the development plan to be approved 
without delay, and proposed development that conflicts should be refused unless other material considerations 
indicate otherwise. 

a) Previously developed land



As outlined above, the site was previously the garden associated with 6 Bindloss Avenue so the site is considered 
to be greenfield.  It is, however, situated in a primarily residential area within a sustainable location to the north of 
Eccles Town Centre. Furthermore, the planning history associated with the land indicates that the principle of 
residential development has been previously established and therefore it is considered that in principle the re-
development of the site for residential purposes is acceptable subject to compliance with other relevant policies as 
considered throughout the remainder of this report.

b) Mix, Type and Density

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

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 the part of the city where the proposed 
development is located, the large majority of dwellings within new developments should be in the form of houses 
rather than apartments. The reasoned Justification to the policy states that normally this will mean at least 80-90% 
of dwellings on individual sites being in the form of houses rather than apartments. An alternative approach may be 
acceptable having regard to criteria A to H of UDP policy H1.  In particular, criterion (c) requires consideration to be 
given to the mix of dwellings in the surrounding area.

The proposed development would provide a 100% provision of apartments with a mix of two and three bedroom 
apartments which offer an alternative type of accommodation to the adjacent House in Multi Occupation and the 
detached and semi-detached properties within the immediate vicinity. The floor spaces would range from 54m2 (3 x 
2 bed units), 57m2 ( 6 x 2 bed units) and 67m2 for the 3 bed units which is considered acceptable. 

The proposed apartments would diversify the housing choice in the area without changing the overall character which 
is housing led.  In addition, appropriate amenity space would be provided in the form of private gardens to two of the 
apartments and a communal garden area for the use of all residents of the proposed development and those of the 
recently developed house in multi-occupation. 

As such the development would achieves the requirements of planning policies H1 of the adopted UDP and polices 
HOU1 and HOU2 of the Housing Planning Guidance.

Design, Layout & Landscaping

Proposed Site 
Layout



Vehicular access to the site would be provided from Bindloss Avenue and would be via two sliding gates 
incorporated within the front boundary of the site which would serve both the proposed development and the 
recently re-developed HMO. The vehicular access points would lead to the parking areas to the front and rear of 
the building and sufficient space would be provided to ensure vehicles can enter and leave the development in a 
forward gear. The Councils Highway Engineer was satisfied that one vehicular access point would have been 
sufficient to serve both the HMO and the proposed development. However the applicants have incorporated two 
vehicular access points which will enhance the already acceptable circulation and movement of vehicles around 
the site.  

Pedestrian access to the site would be via an entrance gate which is located centrally within the front boundary wall 
and would which would provide access to both properties. 

The apartment building would be located almost centrally within the plot meaning that a shared amenity space is 
provided to the rear of the building which is located away from the street frontage affording some privacy for future 
residents. The site has a relatively wide street frontage to Bindloss Avenue and the proposed apartment building 
would be almost the full width (of the southern side) of the plot. That said, the set back of the building would soften 
its frontage with some landscaping proposed between the car park area and sections of the front boundary wall.

The application proposes the incorporation of peripheral landscaping. Although some indicative landscaping 
proposals has been submitted, it is evident that the degree of soft landscaping will enhance the attractiveness and 
character of the surrounding built environment whilst softening the extent of hardstanding associated with the car 
parking provision to the front of the building. In progressing forward with a landscaping plan, it is essential that the 
soft landscaping works are comprehensive, appropriate for this location and of a sufficient maturity given the 
prominence of the development upon the street-scene. Additionally, the scheme by way of the landscaping scheme 
would be encouraged to incorporate the same type of hardstanding as the HMO for the benefit of occupiers, and also 
the visual appearance of the development as viewed within the street-scene. 

The buildings fenestration would be largely within the front and rear elevations allowing for natural surveillance to 
the front and rear of the properties. The proposed front boundary treatment would comprise of a continuation of the 
existing boundary treatment to the front of the HMO and which is of a block construction; finished in off white 
render. Overall the layout of the proposed development is considered acceptable.

The scheme proposes 12 units contained within a 3 storey block which has a stepped front elevation to reduce the 
massing and to link the proposal to the neighbouring Edwardian Villa. The surrounding area includes a mix of 
building types and a range of heights and designs including 2/3 storey HMO building at 6 & 8 Bindloss Avenue and 
the residential dwellings to the south.



It is considered that the proposed three storey building is acceptable in this location and that it’s more modern 
design with a contrasting ‘central square’ of windows within the front elevation would add to the character of the 
area and provide further interest to the street scene.

The footprint and siting of the proposed apartment building is considered to be acceptable and would ensure 
sufficient space is retained for car parking and amenity of future residents.  It is also considered that the scale and 
massing of the proposed development is in keeping with the existing character of the area and would not appear 
incongruous within the street scene.

The area comprises a mix of building types of differing design and includes a variance in heights and materials. 
Materials used within the wider area are predominantly red/brown brick, although the recently redeveloped HMO 
and the adjacent dwelling to the south are examples of render and paint. The proposed apartment building is of a 
more modern contemporary design with a flat roof and entrance point on the side of the building. The roof at eaves 
level would be finished with powder coated aluminum parapet flashing which would create a slight overhang and 
provide detail to the roof. The ‘centre square’ of windows would be surrounded by an aluminum powder coated 
frame which would project approximately 165mm from the front elevation with a reveal depth of approximately 
100mm for the windows. This would provide depth and a focal point within the front elevation. It would be finished 
in dark grey render which is in contrast to the off white rendered finish of the facades. 
 
It is important to note, however, that the success of the scheme rests upon the quality of the materials and 
landscaping works. In this regard it is considered reasonably necessary to attach a condition to any grant of 
permission requesting the submission of the materials and also a comprehensive landscaping scheme as explained 
below. 

The submitted plans indicate that waste bins would be stored to the front of the site and behind the front boundary 
wall and an area of landscaping. Whilst not entirely desirable to have the bin store located on the street frontage, 
it would be partially screened by the front boundary treatment and soft landscaping including two trees which will 
be provided between the wall and the bin store. The bin store is accessible for collection and thus this is 
considered to be acceptable. The submitted drawings indicate that the bins would be covered, however the design 
of the covered storage area has not been provided. In the interests of visual amenity, a condition is recommended 
to require the submission of details of the design of the bin store prior to first occupation of the development.

The potential impact the development may have on the trees on site are discussed in detail later in the report. 

The proposal is considered to be in accordance with Policies DES1 and DES9 of the UDP.



Design and Crime

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

A Crime Impact Statement prepared by Greater Manchester Police has been submitted in support of the 
application

Policy DC3 of the Design and Crime SPD advises that the main access to a building should be visible from the street 
to ensure natural surveillance and also promote a sense of safety. The proposed main entrance door would be 
situated to the northern side elevation of the building which would provide access to all of the apartments. This would 
be comparable with the adjacent HMO which has its main entrances located with the side elevations. It is considered 
that the entrance would benefit from sufficient levels of natural surveillance, however, in order to provide an 
enhancement, a condition has been attached to require some level of lighting to this entrance. This would further 
discourage crime and reduce the fear of crime as it removes hiding places for criminals and improves visibility for 
users in accordance with policy DES10 and policy DC15 of the above mentioned guidance. Thus, a condition has 
been attached requiring submission of a lighting scheme (and how this would operate) for the Local Planning 
Authority’s written approval to safeguard residential amenity and safety of any future occupiers. 

Amenity

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

i) Impact on existing residents

The application site is bounded to the north by the recently completed re-development of No.6 & 8 Bindloss 
Avenue. This has rooms located at all levels including the basement. A limited number of units located within the 
basement and first floor area along the southern side elevation were single aspect with the only source of light and 
outlook coming from the south. As a result of the proposed development these windows would directly face the 
side elevation of the proposed building, which when taken with the interface distances would have seriously injured 
the amenity of any potential future occupiers of these rooms within the refurbished villa and therefore it was not 
considered that the proposal as submitted could be supported by the Local Planning Authority.

In response to the Local Planning Authority’s concerns the applicant (who owns both sites) has provided additional 
windows and alterations to the lightwells to the affected rooms so that they now have dual or alternative aspects. 
These non-material amendments were approved by way of application 20/74784/NMA on the 19th March 2020.  
The Local Planning Authority is now satisfied that the proposal would not have any unacceptable impact on the 
effected units located within the southern side of the recently re-developed HMO. 

Within the front elevation of the building there would be windows installed at all three levels. However, the 
properties opposite at No.11 and 13 Bindloss Avenue are set at an angle to the proposed building and do not have 
any windows located within their front elevation which would directly face the proposal. In addition, an interface 
distance of approximately 26m would be maintained. 

No. 4 Bindloss Avenue forms part of a large pair of semi-detached properties and is located to the immediate south 
of the proposal. Whilst there are no windows located within the main side elevation of the dwelling there are a 
number located in the northern side elevation of the two-storey outrigger at both ground and first floor level. 
However, it is noted that none of these windows serve habitable rooms. In addition, there are no windows proposed 
in the southern side elevation of the proposed building which face towards No.4 Bindloss Avenue. 

There are a number of properties located to the rear of the proposed building. These are No’s 51, 55 and 57 Gilda 
Brook Road. 

No. 51 & 57 Gilda Brook Road are sufficiently off set and located in positions which will not be directly by the 
proposal in respect of direct overlooking. No.55 Gilda Brook Road has a substantial length of their rear boundary 
which adjoins the application site. Whilst there would not be any directly facing principle habitable rooms due the 
relationship of the proposed building and the rear elevation of No.55 Gilda Brook Road, a number of windows in the 
proposal would directly face the rear amenity space of No.55. However an interface distance of approximately 
10.5m would be maintained to this boundary and there are a number of large established trees which provide an 



element of screening. Given this officers are satisfied that the proposal would not result in any unacceptable 
overlooking or loss of privacy on the amenity space at No.55 Gilda Brook Road. 

ii) Amenity of future occupiers

Habitable rooms within the apartment building would be located in the front and rear elevations. The distance from 
habitable room windows in the rear elevation to the rear boundary of the site would be approximately 10.5m. To the 
front the distance to the site boundary would be approximately 11.5m with Bindloss Avenue beyond and the closest 
properties being some 26m away. These separation distances are considered to be acceptable.

The proposed development would provide all future occupiers with an acceptable level of light and outlook to 
habitable rooms within the apartment building as well as the floor space of each apartment being sufficient in size. 
In addition, an area of amenity space would be provided to the rear of the building for use by future occupiers with 
2 ground floor units also benefiting from their own semi-private amenity space.

In light of the above it is considered that the proposal would provide future users with an adequate level of amenity 
in accordance with UDP policy DES7. 

Air Quality 

The development lies partially within the Greater Manchester Air Quality Management Area (AQMA), and as such 
introduces new sensitive receptors into an area where air pollution (nitrogen dioxide – NO2) is known to be above 
EU and UK health based limit values.  It is further acknowledged that for particulate pollution (PM10 and PM2.5) 
there is no safe threshold with respect to the impact on human health.

As such there is a potential for future occupants to be exposed to levels of air pollution (Nitrogen dioxide and 
particulate matter) which will give rise to a negative impact on health and quality of life.

Due to the relatively low number of vehicle movements associated with the development itself it is not anticipated 
these will impact on the AQMA significantly. In addition, there is the potential for fugitive dust emissions during the 
construction phase to impact on the AQMA and also nearby receptors.

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

The boundary of the AQMA is declared based on a dispersion modelling exercise and predicted concentrations of 
NO2 annual mean of 35 µg/m3 compared to the limit value of 40 µg/m3.  As such not everywhere within the 
indicated boundary of the AQMA will be above the limit values.

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

The model inputs have been reviewed and they are considered to be representative of the conditions in the area.  
The model predicts the development will result in a maximum concentration of NO2 at the site boundary of 28.2 
µg/m3

.  

The conclusions of the model are accepted, and as such site-specific mitigation is not required.  

Construction impacts have been assessed within the report, and mitigation has been proposed to control dust.  As 
such a Standard Construction Environmental Management Plan condition has been attached.

Noise

The development would be impacted by road traffic noise from the relatively busy Gilda Brook Road.  An acoustic 
report has been submitted which uses noise measurements to determine mitigation required to achieve the noise 
levels within BS8233:2014.

The report recommends a boundary treatment to provide external garden areas (which are closer to Gilda Brook 
Road) a satisfactory external noise level together with a glazing / ventilation strategy for habitable rooms facing 
Gilda Brook Road.



The eastern boundary of the development is shown as an 1100mm wall with boarded timber fence above (height 
not specified).  As the acoustic report considers there will only be a minor exceedance of the desirable external 
noise levels and the Local Planning Authority consider this boundary treatment will be sufficient in this case.

The report also recommends noise limits for any fixed external plant which may form part of the development (for 
example air handling units) albeit non are shown on the submitted plans.  Notwithstanding this the Local Planning 
Authority consider that these limits should be conditioned.

Based on the submitted report the Local Planning Authority has no objection to the proposal on noise grounds 
subject to a condition requiring the any acoustic glazing and ventilation measures being designed as specified in 
table 1 below;

Location Glazing
dB RW + CTR

Ventilation
dB Dn,e,w + Ctr (open)

All habitable rooms facing Gilder Brook 
Road

29 33

Table 1:  Acoustic Glazing / Ventilation Requirements

Land Contamination

The site has a history of residential development with some small outbuildings.  The proposed end use is for a 
residential development, which is considered a sensitive end use with respect to land contamination risk.  

The desk study report submitted with the application has assessed the potential for a pollution linkage between any 
identified source, and a receptor.  The assessment considers there is a low risk to end users from ground 
contamination associated with made ground and the likely presence of demolition waste.  The report recommends 
a further limited intrusive investigation.

The conclusions of the report are accepted and as such the Local Planning Authority has no objection to the 
application subject to the conditions being applied requiring a Phase 2 contamination report to be submitted and 
any potential mitigation measures implemented.

Subject to appropriately worded conditions the proposal is considered to be in accordance with policy EN17 of the 
adopted UDP.

Trees

A BS 5837 Arboriculture Report has been supplied to support the planning application. This report is over 12 months 
old and does not discuss the current proposal.  Following a review by the Councils Arboricultural Consultant during 
consideration of application 18/71347/COU it was recognised that the classification of the trees was considered 
accurate. This is still the case for the current application. 

As part of the re-development of No.6-8 Bindloss Avenue (House in Multi-Occupation) the site has been cleared of 
the following trees:- Tree 1, Group 1 [Sections, A, B & C], Group 2,Tree 4, Tree 9, Tree 10, Group 4, Tree 13, Tree 
14, Tree 15, Tree 16, Tree 17, Tree 18 & Tree 19.

No further trees would need to be removed in order to accommodate the current proposal. The wider landscaping 
works in respect of the HMO site have yet to be undertaken as the developer wishes to undertake this as a holistic 
whole and on completion of the current proposal. Therefore, the two replacement trees on site required by way of 
condition 5 of application 18/71347/COU has not (to date) been carried out. 

Moving onto the number of replacement trees originally sought, the Council usually seek to achieve a replacement 
on a 2 for 1 basis, however, the site is relatively constrained, given the urban context and proposed 
hardstanding(s). Two species have previously been recommended by the Councils Arboricultural Consultant which 
will tolerate urban, paved environments (installed using planting pits), these are Quercus robur ‘Fastigiate Koster’ 
and Pyrus calleryana ‘Chanticleer’. 

This has now been increased to 3 trees which will be located in accordance with the submitted site plan to the front 
of the site. The species of trees are deemed appropriate in their respective locations in terms of visual amenity and 
affording an adequate level of visibility from the proposed vehicular access points. Subject to the above the 



proposal is considered to be in accordance with policy DES9 of the adopted UDP and the Trees and Development 
SPD. 

Ecology

Paragraph 175 of the NPPF states [amongst others] that ‘when determining planning applications, local planning 
authorities should apply the following principle: 

a) if significant harm to biodiversity resulting from a development cannot be avoided (through locating on an 
alternative site with less harmful impacts), adequately mitigated, or, as a last resort, compensated for, then planning 
permission should be refused; 

The application site and adjacent sites are not allocated in the adopted UDP as either being in a Wildlife Corridor, 
Site of Specific Scientific Interest (SSSI) Site of Biological Importance or for their ecology value. Therefore, the Local 
Planning Authority does not consider that a Biodiversity/Ecology Survey is required in support of the application. 
However, a Preliminary Ecology Assessment (June 2019) has been submitted.

The Greater Manchester Ecology Unit (GMEU) have raised no objections as they have previously accepted (in 
2017) that the site was low risk for all protected species.  The site has now been cleared and the existing building 
does not form part of this planning application.  Therefore, the GMEU are satisfied that no further information or 
measures are required.  

Notwithstanding the above an informative would be attached to advise the developer of his responsibility in respect 
of nesting birds habitat. 

Subject to the above the proposal is considered to meet the stipulations of paragraph 175 of the NPPF. 

Flood Risk and Drainage

The NPPF requires that development should ensure that flood risk is not increased elsewhere and seeks to steer 
development towards areas with the lowest probability of flooding. As the proposed development seeks residential 
accommodation it is considered to be within the more vulnerable category of uses as set out in the flood risk technical 
guidance.

The proposal is not located within flood zone 2 or 3 and therefore a Flood Risk Assessment is not required.

The SFRA user guide requires a reduction in surface water runoff to 50% of the existing (or to greenfield runoff, 
whichever is greater). Surface water runoff from a development should be disposed of as high up the following 
hierarchy as reasonably practicable:

i.into the ground (infiltration);
ii.to a surface water body;
iii.to a surface water sewer, highway drain, or another drainage system;
iv.to a combined sewer.

The aim of this is approach is to manage surface water runoff close to where it falls and mimic natural drainage as 
closely as possible.

As the underlying bedrock is shown to be sandstone the potential for infiltration exists, however, sandstone can also 
be susceptible to weathering and erosion when exposed to large amounts of water over long periods of time.  This 
presents the potential for geological instability and detriment to surrounding built development. Furthermore, 
construction best practice mandates that a minimum of 5m be left between any buildings, structures or fences in 
order to prevent any risk to the integrity of foundations.

The space within the proposed development layout precludes the suitable construction of an infiltration feature owing 
to the proximity to the building and therefore, infiltration has been considered inappropriate.

Due to the urban density surrounding the site, there are no watercourses to which discharging surface water runoff 
would be suitable.



Therefore, in order to achieve the required discharge rates from new developments and given the small extent of the 
site and the layout of the proposed development, the implementation of SuDS features may be limited.

The drainage strategy proposes that both surface and foul water can be discharged from the proposed development 
via gravity to an existing combined sewer within Bindloss Avenue. A surface water runoff rate of 5 l/s has been 
established as the lowest practicable rate based on DEFRA guidance and a total of approximately 22m3 of surface 
water attenuation has been proposed by way of an underground cellular storage tank.

The submitted drainage strategy has been reviewed by the Councils Drainage Engineer and United Utilities and other 
than a condition requiring the submitted drainage strategy to be implemented there are no objections to the proposal.

Therefore, a condition(s) has been attached to ensure that the surface water drainage strategy which secures the 
reduction of the required run off rates is implemented. The proposal is considered to be in accordance with policy 
EN19 of the adopted UDP.

Highways and Parking

The proposed development would provide a total of 15 car parking spaces including 2 disabled bays and 20 cycle 
spaces. The car parking provision on the site would be shared with the occupiers of the adjacent HMO and would be 
located to the front and rear of the site and accessed via two 5.7m wide sliding gates along Bindloss Avenue (albeit 
the effective width of the southern entrance would be reduced by approximately 0.4m due to the internal wall and bin 
store). A gap of 7m has been retained between the vehicular entrance and the neighbouring boundary at No.2 
Bindloss Avenue to ensure adequate visibility from the entrance.

During the consideration of the redeveloped HMO, it was considered that 8 parking spaces was acceptable on the 
basis that the location is highly accessible and sustainable. Census data suggests that car ownership for occupiers 
of social rented properties (not provided by the Local Authority) is approximately 33%. A HMO managed by a private 
landlord does not fit perfectly into either definition of a private rental or social rental category, but car ownership levels 
were expected to also be around 33%. Therefore 8 parking spaces for 25 bedrooms represented a 32% parking 
provision which was considered acceptable. In addition to this, a condition was attached to ensure that secure and 
sheltered parking for at least 20 cycles would be provided. 

The proposed car parking layout would increase the total number of car parking spaces to 15 (+7), including 2 
disabled bays. The application site is located within an accessible location and has good access to bus routes and 
clear and continuous footpaths connections to local facilities and services. The additional 7 spaces equate to 58% 
car parking provision and is considered acceptable. 

The cycle store would be increased in size to accommodate (20 Bicycles) and would be sited to the rear of the 
apartment building. No specific details of elevations of the proposed cycle store have been provided to date i.e. to 
demonstrate how the cycle store will look, whether it will be fully covered and how the store will be secured. A 
condition is recommended to ensure that full details of the cycle store are submitted and agreed in writing by the 
Local Planning Authority.

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 SPD advises that a development of this nature in this part of the City should contribute towards open space. 
Public realm contributions are site specific and, in this instance, it is considered that the proposed development is 
of a size that would impact on the surrounding public realm and therefore a contribution towards public realm is 
also sought. The value of contributions sought from the development are listed below:-

Public realm contributions
£21,450

Open space contributions
£46,098



A monitoring fee based on the 1.5% of total value of all planning obligations (£995.09) will also be paid by the 
developer.

In terms of payment, as all of the dwellings may be completed at the same time, it would be acceptable for the Legal 
Agreement to contain the provision that 100% of the payment would be payable to the city council prior to first 
occupation of any of the dwellings. 

The applicant has agreed to make the contributions outlined above prior to the occupation of the units. The 
proposal is therefore considered to accord with policy DEV5 and the Planning and the Planning Obligations 
Supplementary Planning Document.

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:

 A financial contribution of £21,450 towards public realm improvements; and
 £46,098 towards open space improvements 

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.

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:

18080-HL-XX-XX-DR-A-1001-S2-P03 - Existing Site Plan dated 07/09/2018
18080-HL-XX-00-DR-A-1000-S1-P02  - Site Location Plan dated 27/11/2018

18080-HL-XX-00-DR-A-1600-S2-P08 - Proposed Site Plan dated 23/07/2018 
18080-HL-XX-00-DR-A-2000-S2-P23 - Level 00 Proposed Plan dated 23/07/2018
18080-HL-XX-01-DR-A-2001-S2-P07 - Level 01 Proposed Plan dated 23/07/2018
18080-HL-XX-02-DR-A-2002-S2-P07 - Level 02 Proposed Plan dated 04/11/2017
18080-HL-XX-XX DR-A-2200-S3-P01 - Building Section 1 - Proposed dated 08/06/2020

18080-HL-XX-XX-DR-A-2100-S3-P07 - North Elevation Proposed dated 19/03/2019
18080-HL-XX-XX-DR-A-2101-S3-P08 - East Elevation Proposed dated 19/03/2019
18080-HL-XX-XX-DR-A-2102-S3-P06 - South Elevation Proposed dated 09/04/2019
18080-HL-XX-XX-DR-A-2103-S3-P07 - West Elevation Proposed dated 17/07/2018
18080-HL XX-XX-DR-A-2104 S3- P01 - West Elevation annotated dated 08/06/2020

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 samples or full details of materials to be used externally on the building(s) have been 
submitted to and approved in writing by the Local Planning Authority. Such details shall include the type, 
colour and texture of the materials. Only the materials so approved shall be used, in accordance with any 
terms of such approval.



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

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

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

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

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

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

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

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

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

6. Prior to the commencement of development (except for demolition and enabling works) a Phase 2 Site 
Investigation report shall be submitted to and approved in writing by the Local Planning Authority.  The 



investigation shall address the nature, degree and distribution of land contamination on site and shall include 
an identification and assessment of the risk to receptors focusing primarily on risks to human health, 
groundwater and the wider environment.  

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

7. Pursuant to condition 6 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.

8. Prior to occupation of any residential unit acoustic glazing and ventilation, designed to achieve the minimum 
noise reduction values specified in table 1 below shall be installed;

Location Glazing
dB RW + CTR

Ventilation
dB Dn,e,w + Ctr (open)

All habitable rooms facing Gilder Brook 
Road

29 33

Table 1:  Acoustic Glazing / Ventilation Requirements

Reason: In the interest of the amenity of residents in accordance with policy EN 17 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework.

9. No development shall take place within the root protection areas of any trees within (or overhanging) the site.  
The retained trees shall be surrounded by substantial fences which shall extend to the edge of the root 
protection areas (normally the extreme circumference of the spread of the branches of the trees depending 
on the species) or such positions as may be agreed in writing by the Local Planning Authority.  Such fences 
shall be erected prior to any works taking place within 5m of the root protection areas and the fencing shall 
be in accordance with a specification to be submitted to and approved in writing by the Local Planning 
Authority and shall remain until all development is completed and no work, including any form of drainage or 
storage of materials, earth or topsoil shall take place within the perimeter of such fencing.

Reason: To safeguard important trees on the site and to ensure that adequate provision is made for their 
protection whilst the development is carried out.

10. Notwithstanding the details shown on the approved plans and prior to the construction of the hard standing 
to the front of the building hereby approved, a tree replacement scheme shall be submitted to and approved 
in writing by the Local Planning Authority. The scheme shall include details of: the 3, which shall include the 
tree species (Quercus robur 'Fastigiate Koster' and Pyrus calleryana 'Chanticleer'); tree sizes (including the 
minimum height and circumference of stem at 1m from the ground level); cross-sectional details of the 
planting pits and details of aftercare. The replacement trees shall be planted during the first available 
planting season after first occupation of the building. 

Reason:  To safeguard the amenity of the area in accordance with policy DES9 of the adopted UDP.



11. The development hereby permitted shall be carried out in accordance with the submitted drainage statement 
dated May 2019.

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

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

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

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

12. The vehicle parking, servicing and other vehicular access arrangements shown on the approved plans to 
serve the development hereby permitted shall be made available for use prior to the development being 
brought into use (or in accordance with a phasing plan which shall first be agreed in writing with the local 
planning authority) and shall be retained thereafter for their intended purpose.

Reason: In the interest of highway safety and the free flow of traffic and in accordance with policies A2, A8 
and A10 of the City of Salford Unitary Development Plan and the National Planning Policy Framework.

13. Notwithstanding the details shown on the Proposed Site Layout and prior to first occupation of the 
development, details of the proposed cycle store shelter shall be submitted to and approved in writing by the 
Local Planning Authority. The approved cycle store shall be installed prior to first occupation of the 
development and retained thereafter.

Reason: In the interests of visual amenity and security in accordance with Policies DES10 and DES1 of the 
City of Salford Unitary Development Plan and the National Planning Policy Framework.

14. Prior to the first occupation of the development hereby approved a scheme detailing the proposed external 
artificial lighting for the entrance door to the northern side elevation of the building, shall be submitted to and 
approved in writing by the Local Planning Authority. The lighting scheme shall include details of lighting 
columns or lighting fixed to the building and details of the luminance levels and how it will operate/ be 
switched on and off. The development shall be carried out in accordance with the approved lighting scheme 
and retained thereafter.

Reason: To safeguard the amenity of existing, neighbouring and/or future occupants of the development 
hereby approved in accordance with City of Salford Design and Crime Supplementary Planning Document, 
policy DES10 of the City of Salford Unitary Development Plan and the National Planning Policy Framework.

Notes to Applicant

1. 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.

2. The applicant's attention is drawn to the contents of the attached letter from United Utilities.
3. All species of bats found in the UK receive a high level of legal protection under the terms of the Wildlife & 

Countryside Act 1981 and the Conservation of Habitats and Species Regulations 2010.  Bats roost in a 
variety of places and will use cracks, crevices and holes in trees. They are mobile in their habits and can 
turn up in the most unlikely places at any time of year.  Precautions should be taken throughout works, at 
any time of year, with the possible presence of bats borne in mind.  If bats are found at any time during 
works, then work should cease immediately and advice sought from Natural England or a suitably qualified 
bat worker.



4. The applicant attention is drawn to the fact that the Local Planning Authority advises that the 
recommendation of the Crime Impact Statement should be incorporated into the scheme.

5. The Wildlife and Countryside Act 1981 (as amended) makes it an offence (with certain limited exceptions 
and in the absence of a licence) to intentionally to kill, injure or take any wild bird, or intentionally to 
damage, take or destroy its nest whilst it is being built or is in use, or to take or destroy its eggs. Further, 
the Act affords additional protection to specific species of birds listed in Schedule 1 of the Act. In respect of 
these species it is unlawful to intentionally or recklessly to disturb such a bird whilst it is nest-building or is 
at or near a nest with eggs or young; or to disturb their dependent young.  You are therefore advised to 
seek the advice of a suitably qualified ecologist before commencing works on site.


