
  

 
APPLICATION No: 20/75047/REM 

APPLICANT: Castle Irwell Limited 

LOCATION: Former Castle Irwell Student Village, Cromwell Road, Salford, M6 6DB.  

PROPOSAL: Details of reserved matters (appearance, landscaping, layout and 

scale) pursuant to outline planning permission 18/71890/OUTEIA for 

Phase One of the development comprising of 157 residential dwellings 

with public open space, landscaping, boundary treatments and 

associated infrastructure. 

WARD: Irwell Riverside 

 

 
Description of Site and Surrounding Area  
 
This application relates to phase one of the former Castle Irwell student village site, which is situated to 
the northern side of Cromwell Road (see figure 1 below). Phase one (as indicated by the red line 
boundary within figure 1) measures 15.05 acres (6.09 hectares), which, in terms of area, is 42% of the 
whole site (the remainder if which is indicated by the blue line within figure 1). 



  

The site is irregular in shape and extends northward 
alongside the River Irwell and, to the west, along 
Littleton Road. Though the site is currently vacant, as 
previously indicated, the site was recently used as a 
student village by the University of Salford and was a 
racecourse prior to that. The racecourse use ceased 
in 1963 and in 1973 The University of Salford acquired 
the site and subsequently constructed several student 
accommodation buildings. These buildings were 
occupied up until 2015. In 2016 a remnant racecourse 
stand was damaged by fire and subsequently 
demolished along with the vacant student 
accommodation buildings. The site is now largely 
unkempt and overgrown. 
 
The locally listed former turnstiles building is situated 
within the wider site, occupying the south-eastern 
corner.  A historic brick wall encloses the site along 
both the Cromwell Road and Littleton Road frontages.  
 
The northern boundary of the site is in part enclosed 
by a high bund. This bund is designed to defend the 
site and adjacent land to the south from flood waters. 
Immediately adjacent to this bund is a disused playing 
pitch.  

 
Vegetation extends around much of the perimeter of the site. This vegetation is however mostly 
concealed from view from the public realm behind the brick wall enclosing the street frontages of the 
site.       
 
Description of Proposal  
 
An application for outline planning permission (18/71890/OUTEIA) for a residential-led development 
(including up to 500 dwellings), 25,000 sqft of commercial floorspace, land reserved for a school and 
other associated works, with all matters reserved except for access, was approved by Planning Panel 
on 4 October 2018. The decision notice was released on 16th June 2020 once all remaining legalities 
were settled.   
 
This submission represents the first phase of development following the granting of the aforementioned 
outline planning permission.  Phase one comprises of 157 residential dwellings with public open space, 
landscaping, boundary treatments and associated infrastructure. The detailed urban design has been 
designed around the ethos of removing as many cars as possible from the streetscene.    
 
More specifically the scheme consists of: 
 

• Properties fronting the landscaped areas or Cromwell Road with parking positioned to the rear, 
which is fully enclose by built form and electronic gates (see figure 2), and front and rear 
gardens; 

• The primary access to the estate would be via Cromwell Road, which leads directly to a linear 
park and public open space (flanked by plots 1 and 6); 

• In total there are three vehicular and pedestrian access points to the site through phase one 
and a dedicated pedestrian access between plots 3 and 4; 

• Roadways have been designed to reduce ‘rat-running’ and include short-stay visitor lay-bys to 
avoid parking elsewhere; 

Figure 1 



  

• A cycle route would run between the north and south access (through the linear park) and 
around the public open space; 

• The site walls on Cromwell Road and Littleton Road will be refurbished and enhanced; 

• Houses would have a level access and comply with national space standards; 

• The dwellings vary in scale between two and three storeys and mostly have pitched roofs with 
the odd housetype of flat roof design; 

• Predominately the dwellings are two and three bedroomed with a limited number of four beds; 

• In terms of parking provision, 1.5 spaces are provided for two and three bed properties and 2 
spaces for four bed properties. The larger properties also have a driveway; and, 

• The public open space would be fully landscaped with play provision and surrounded by built 
development to provide good natural surveillance. 

 
 

Figure 2 



  

 
 
Publicity 
 
Site Notice:   Non HH Affecting public right of way  Date Displayed: 25 June 2020 
Reason:   Article 13 affect public right of way 
 
Site Notice:   Non HH setting of listed building  Date Displayed: 25 June 2020 
Reason:   Affecting setting of Listed Building 
 
Press Advert:  Manchester Weekly News Salford Edition Date Published: 25 June 2020 
Reason:   Article 15 Affect Public right of Way 

Affecting setting of Listed Building 
 
Neighbour Notification  
 
113 neighbouring occupiers have been notified of the application via letter dated 18th June 2020 with a 
reply by date of 9th July 2020. 
 
Representations  
 
No letters of representation have been received in response to then application publicity. 
 
Relevant Site History 
 
18/71890/OUTEIA 

Outline planning application for a residential-led development including up to 500 dwellings (Use 
Class C3), up to 25,000 sqft of commercial floorspace (Use Classes A1, A2, A3, A4, A5, B1 and 
D1), land reserved for school (Use Class D1) and other associated works, with all matters 
reserved except for access off Cromwell Road (A576) and Littleton Road.  Approved on 16th 
June 2020. 

 
20/75053/DISCON 

Request for confirmation of compliance of conditions 5 (Phase 2 Site Investigation Report) and 
6 (Contaminate Land Remediation Strategy) attached to planning application 
18/71890/OUTEIA.  Pending Consideration. 

 
20/75054/DISCON 

Request for confirmation of compliance of condition 11 (Surface Water Drainage) attached to 
planning application 18/71890/OUTEIA.  Pending Consideration. 

 
20/75055/DISCON 

Request for confirmation of compliance of condition 20 (Construction Management Plan) 
attached to planning application 18/71890/OUTEIA.  Pending Consideration. 

 
20/75057/DISCON 

Request for confirmation of compliance of condition 32 (Tree Constraints Plan) attached to 
planning permission 18/71890/OUTEIA.  Discharged.   

 
20/75062/DISCON 

Request for confirmation of compliance of condition - 34 (Replacement Trees) attached to 
planning permission 18/71890/OUTEIA.  Pending Consideration. 

 
20/75267/DISCON 



  

Application for approval of details reserved by condition 28 (Community Use Agreement) 
18/71890/OUTEIA.  Discharged.   

 
Former Manchester Racecourse Turnstiles Building 
 
20/75015/FUL 

Refurbishment and single storey rear extension to former Manchester Racecourse Turnstiles 
Building with ancillary car parking and associated works for short term use as Offices/Sales and 
Marketing Suite and long term use as commercial space (to be used flexibly within use classes 
A1, A2, A3, A4, A5, B1 and D1).  Approved on 12th June 2020. 

 
20/75594/DISCON 

Request for confirmation of partial compliance of conditions 4 (Materials), 7 (Tree Protection 
Plan) and 8 (Arboricultural Method Statement) attached to planning permission 20/75015/FUL.  
Pending Decision.   

      
Consultations 
 
Design for Security 

No objection subject to a condition reflecting the physical security specifications set out in the 

Crime Impact Statement, if the application is to be approved. 

Environment Agency 
Further information has been requested concerning the positioning of the river bank toe in 
relation to the proposed access road, proposed floor levels across the whole site and how the 
fluvial modelling has been undertaken. The submission of the model files has also been 
requested. 

 
Environmental Protection 

The Environmental Assessment Report and Geotechnical Assessment Report have been 
reviewed under application 20/75053/DISCON, with a recommendation that the land 
contamination conditions be discharged for phase 1 of the development.  The Construction 
Environmental Management Plan was reviewed under application 20/75055/DISCON with a 
recommendation that condition 20 be discharged subject to highways agreement.  In light of 
these submission, no concerns are raised relating to this reserved matters application. 

 
Greater Manchester Ecological Unit 

The landscape masterplan is acceptable.  Further biodiversity enhancement with regards to bird 
and bat boxes is required. 

 
Greater Manchester Fire and Rescue Services 

No comments received to date   
 
Highways 

No objection has been raised subject to several points of clarification being sought concerning 
junction design, internal layout, waste management and footway design. 

 
Historic England 

No comments received to date   
 
Lancashire Wildlife Trust 

No comments received to date   
 
Landscape Design 



  

Further information and amendments were requested concerning trees, planting design, hard 
landscaping, boundary treatments, ecological enhancement, the use of K barriers and 
management and maintenance.   

 
Natural England 

No comments received to date   
 
PSSC Canal And River Trust 

No comments received to date   
 
Senior Drainage Engineer 

The Flood Risk Assessment (FRA) and Drainage Strategy outline the intention is to provide a 
good SuDS scheme. The drainage strategy is in line with the FRA. There is a good outline 
design presented, which will be firmed up though the submission of information to discharge the 
relevant conditions attached to the outline consent. One additional condition required to stipulate 
that the development should not result in the loss of flood storage volume. 

 
United Utilities Water Ltd 

No comments received to date   
 
Planning policy 
 
Development Plan Policy 
 
Unitary Development Plan ST1 - Sustainable Urban Neighbourhoods 
This policy states that development will be required to contribute towards the creation and maintenance 
of sustainable urban neighbourhoods. 
 
Unitary Development Plan ST9 - Retail, Leisure, Social and Community Provision 
This policy states that the provision of a comprehensive and accessible range of retail, leisure, social 
and community facilities will be secured by, protecting and enhancing the vitality and viability of existing 
town and neighbourhood centres, adopting a sequential approach to the location of new retail and 
leisure development and facilitating enhanced education, health and community provision that will be 
maintain and enhanced. 
 
Unitary Development Plan ST10 - Recreation Provision 
This policy states that a comprehensive range of accessible recreation opportunities will be provided 
through 1) the protection, improvement and reorganisation of existing recreation sites; 2) the 
development of a regional park; 3) developing a network of Key Recreation Areas; 4) provision of new 
recreation facilities on sites allocated in the UDP; 5) the development of a series of Local Nature 
Reserves; 6) improvement of access between urban areas and the Countryside; 7) use of planning 
obligations to provide new and enhanced recreation facilities. 
 
Unitary Development Plan ST13 - Natural Environmental Assets 
This policy states that development that would result in an unacceptable impact on any of the city's 
natural environmental assets will not be permitted. 
 
Unitary Development Plan ST15 - Historic Environment 
This policy states that historic and cultural assets that contribute to the character of the city will be 
preserved and, wherever possible and appropriate, enhanced. 
 
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 DES4 – Relationship of Development to Public Space 
Development adjoining public space shall be designed to have a strong and positive relationship with 
that space. 
 
Unitary Development Plan DES6 - Waterside Development 
This policy states that all new development adjacent to the Manchester Ship Canal will be required to 
facilitate pedestrian access to, along and, where appropriate, across the waterway. Schemes should 
incorporate a waterside walkway with pedestrian links between the walkway and other key pedestrian 
routes and incorporate ground floor uses and public space that generate pedestrian activity. Where it 
is inappropriate to provide a waterside walkway, an alternative route shall be provided. Development 
should protect, improve or provide wildlife habitats; conserve and complement any historic features; 
maintain and enhance waterside safety; and not affect the maintenance or integrity of the waterway or 
flood defences. All built development will face onto the water, and incorporate entrances onto the 
waterfront; be of the highest standard of design; be of a scale sufficient to frame the edge of the 
waterside; and enhance views from, of, across and along the waterway, and provide visual links to the 
waterside from surrounding areas. 
 
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 at 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 Associated with New Housing Development 
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 contained 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 EN5 - Irwell Valley 
This policy states that development within the Irwell Valley will not be permitted where it would result in 
the fragmentation of the open land resource; reduce the public accessibility existing and proposed 
routes within the valley; have an unacceptable impact on the landscape or wildlife; result in the 
unacceptable loss of land of acknowledged existing or potential recreation value; have an unacceptable 
impact on important views; have an unacceptable effect on water quality; have an unacceptable impact 
on the visual quality of the river frontage; or have an unacceptable impact on the amenity of other valley 
users. 
 
Unitary Development Plan EN9 - Wildlife Corridors 
This policy states that development that would affect any land that functions as a wildlife corridor, or 
that provides an important link or stepping stone between habitats will not be permitted. Conditions and 
planning obligations may be used to protect, enhance or manage to facilitate the movement of flora and 
fauna where development is permitted. 
 
Unitary Development Plan EN12 - Important Landscape Features 
This policy states that development that would have a detrimental impact on, or result in the loss of, 
any important landscape feature will not be permitted unless the applicant can clearly demonstrate that 
the importance of the development plainly outweighs the nature conservation and amenity value of the 
landscape feature and the design and layout of the development cannot reasonably make provision for 
the retention of the landscape feature. If the removal of an important existing landscape feature is 
permitted as part of a development, a replacement of at least equivalent size and quality, or other 
appropriate compensation, will be required either within the site, or elsewhere within the area. 
 
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 EN18 - Protection of Water Resources 



  

This policy states that development will not be permitted where it would have an unacceptable impact 
on surface or ground water. 
 
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 CH2 - Development Affecting the Setting of a Listed Building 
This policy states that development will not be granted that would have an unacceptable impact on the 
setting of any listed building. 
 
Unitary Development Plan CH8 - Local List of Buildings, Structures and Features of Architectural, 
Archaeological or Historic Interest 
This policy states that the impact of development on any building, structure or feature that is identified 
on the council’s local list of buildings, structures and features of architectural, archaeological or historic 
interest will be a material planning consideration. 
 
Unitary Development Plan R5 - Countryside Access Network 
This policy states that planning permission will not be granted for development that would result in the 
permanent obstruction or closure of any part of the Countryside Access Network, unless an alternative 
route is provided that is equally attractive and convenient. New development that is proposed on a site 
needed for the provision of a new route or link as part of the Countryside Access Network will be 
required to incorporate that route/link as part of the development. 
 
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. 
 
Revised Draft Greater Manchester Spatial Framework and Salford Local Plan 
 
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. 
   
Supplementary Planning Policy  
 
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 
The design and crime supplementary planning document is used to help assess and determine planning 
applications and is intended to guide architects, developers, landscape architects and urban designers 
in designing out crime. 
 
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 - 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: affordable housing, open space, 
education, transport, public realm, and other infrastructure and services where appropriate.  
 
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 
 
National Planning Policy 
 
National Planning Policy Framework (NPPF) 2019 
Following the publication of the National Planning Policy Framework (NPPF) it is necessary to consider 
the weight which can be afforded to the policies of the Council's adopted Unitary Development Plan 
(paragraph 213 NPPF July 2018). 
  
In terms of this application it is considered that the relevant policies of the UDP can be afforded due 
weight for the purposes of decision making as the relevant criteria within the UDP policies applicable to 
the proposed development are consistent with the policies contained in the NPPF. 
 
National Planning Policy Guidance (NPPG) 
 
Appraisal  



  

 
Environmental Statement 
 
Planning Practice Guidance advises that ‘in cases where a consent procedure involves more than one 
stage (a multi-stage consent), for example, a first stage involving an outline planning permission and a 
second stage dealing with reserved matters, the effects of a project on the environment should normally 
be identified and assessed when determining the outline planning permission.’ (Paragraph: 053 
Reference ID: 4-053-20140306).  However, if the likely significant effects of a project on the environment 
are not identified or identifiable at the time of the principle decision, an assessment must be undertaken 
at the subsequent stage (Paragraph: 056 Reference ID: 4-056-20170728).   
 
When this application was received by the Local Planning Authority (LPA), the Environmental Statement 
(ES) previously submitted with the Outline application (18/71890/OUTEIA) was reviewed. The LPA has 
concluded that the ES continues to be sufficiently robust and this reserved matters application is unlikely 
to raise any issues that were not identified at outline stage. 
 
Principle  
 
Outline Planning Permission 
 
The principle of residential development on the Site were determined to be acceptable by virtue of the 
outline planning permission (18/71890/OUTEIA) being granted consent. The outline was approved 
subject to the following reserved matters applications aligning with the parameters plan, which set out 
the following principles: 
 

• Three new access points would be provided into the site off Cromwell Road and two new access 
points would also be provided off Littleton Road generally between Romney and Milnthorpe 
Streets and adjacent to the River Irwell; 

• The parameters plan shows that the site would mostly be used for residential purposes and 
accommodate buildings up to a height of three storeys.  However, the eastern part of the site 
adjacent to the River Irwell could accommodate buildings up to a height of five storeys; 

• A linear park through the centre of the site; 

• The turnstiles building occupying the south-eastern corner of the site would be retained and 
used for commercial purposes together with the south-western corner of the site adjacent to the 
Cromwell Road and Littleton Road intersection; 

• At the rear of the site and adjacent to the bund enclosing the northern boundary, two hectares 
would be set aside for a future school and sports changing rooms. This school would be 
accessed via a rectilinear parcel of land adjacent to Littleton Road and alongside the River Irwell. 
This land would be leased to Council.   

• The parameters plan also states that public open space would be provided on site and that this 
space could act as a compensatory flood basin; and, 

• The parameters plan also shows that existing vegetation along the eastern site boundary and 
adjacent to the Littleton Road frontage could be retained. 

 
The proposed layout associated with phase one accords with the above principles, where applicable, 
in the main, more specifically: 
 

• The scheme comprises 157 residential dwellings (all of which are no more than three storeys in 
height) located centrally within the wider site, with access provided off Cromwell Road and 
Littleton Road; 

• A large area of public open space has been made available; and,  

• The existing vegetation along the eastern boundary that has been captured by phase one is 
being retained. 

 



  

With regards to the linear park, which was to be located north of the primary entrance off Cromwell 
Road, the landscape masterplan does not incorporate this feature as originally envisaged.  Originally it 
was thought that an easement would be required in this location but through further site investigation it 
has now been established this area can be built on. As indicated by figure 4 below, the development is 
proposed to have a ‘linear entrance boulevard’ that would consist of a tree lined entrance with generous 
wildlife meadows. Originally it was thought this would extend all the way through the site. However, 
there would be a healthy level of planting to the eastern side of the estate road providing a linear feature.   
 
In relation to the Turnstile building, this matter has been captured by a separate planning application 
(20/75015/FUL).  Planning permission has been recently granted for the refurbishment and extension 
(at single storey to the rear) of the former Manchester Racecourse Turnstiles Building with ancillary car 
parking and associated works. In the short term, the property is to be used as offices/sales and 
marketing suite by the development. After approximately seven years, this use will cease and the 
building will be utilised as commercial space flexibly within use classes A1, A2, A3, A4, A5, B1 and D1. 
 
Heritage 
 
Paragraph 193 of the NPPF (2019) describes that “when considering the impact of a proposed 
development on the significance of a designated heritage asset, great weight should be given to the 
asset’s conservation (and the more important the asset, the greater the weight should be).”  Any harm 
to the setting of a listed building requires clear and convincing justification (paragraph 194).  Saved 
UDP Policy CH2 states that “planning permission will not be granted for development that would have 
an unacceptable impact on the setting of a listed building” 
 
NPPF Paragraph 197 states that “the effect of an application on the significance of a non-designated 
heritage asset should be taken into account in determining the application. In weighing applications that 
directly or indirectly affect non-designated heritage assets, a balanced judgement will be required 
having regard to the scale of any harm or loss and the significance of the heritage asset”. Similar 
guidance is provided in Saved UDP Policy CH8. 
 
The significance of a heritage asset relates to the value of the asset because of its heritage interest 
which may be archaeological, architectural, artistic or historic. However, significance derives not only 
from an asset’s physical presence but also from its setting. The contribution of setting to the significance 
of an asset is often expressed by reference to views. In the annex to the NPPF the setting of a heritage 
asset is described as “the surroundings in which a heritage asset is experienced.  Its extent is not fixed 
and may change as the asset and its surroundings evolve. Elements of a setting may make a positive 
or negative contribution to the significance of an asset, may affect the ability to appreciate that 
significance or may be neutral.”   
 
There are no heritage assets within phase one but there are a number of listed and locally listed 
buildings within the wider site or vicinity. 1 Littleton Road is a grade II listed building situated on the 
western side of Littleton Road adjacent to the southern corner of the site, as indicated within figure 3. 
The mural at the former Cromwell Secondary School, off Blandford Road, which is situated to the south 
of Cromwell Road, is a grade II structure.  Lastly, the Former Manchester Racecourse Turnstiles 
building is locally listed and situated within wider site (to the east of phase one). The Turnstiles building 
is included on the city council’s local list of heritage assets for its aesthetics (Edwardian baroque style) 
and also its social or commercial value. 
 
Planning permission will only be granted for development within the setting of a listed building where 
harm would not be introduced (saved UDP policy CH2). As concluded by the outline planning 
permission (18/71890/OUTEIA), the scale of the development is such that the built form would not 
impose harm on the setting of the aforementioned locally and nationally listed buildings. Furthermore, 
it could be argued successfully that phase one of the development would not be within the setting of 
either of the nationally listed buildings.   



  

 
Since the outline planning permission was granted, the applicant has opted to retain the majority of the 
existing red brick wall, which runs along the western and southern perimeter of the site fronting Littleton 
Road and Cromwell Road. The principle of removing the red brick wall was agreed through the outline 
consent to allow an opportunity for inter-visibility between the site and the heritage assets. The retention 
of the wall would not introduce harm to the setting of the heritage assets given that it is currently in situ 
and (in the main) is a decorative wall that appears to be in good condition. As the details of phase two 
become apparent, it might be appropriate to reduce the wall in height for greater visibility into the site 
and at entrance points. However, the wall remaining in some form will provide a nod to the site’s 
heritage. Therefore, this adjustment would not introduce harm to the setting of the heritage assets 
subject to detail that can be conditioned. 
 

Figure 3 



  

 
The former Manchester Racecourse Turnstiles building is located on the frontage to Cromwell Road 
immediately adjacent to the proposed phase one development area which extends down to Cromwell 
Road. The submitted proposed streetscene plan shows that the closest residential dwelling would be 
two storeys, constructed from brick, positioned at right angles and located to the west of the turnstiles 
building. The submitted Planning Statement states that brickwork has been chosen as the main material 
for the residential dwellings. This will primarily be red brick which is considered to be the local vernacular 
but will also include buff brick. The Planning Statement states that the “selected materials are 
considered to be suitable for this part of Salford and for a contemporary development”. It is not 
considered that this property, or the wider proposed development as shown on the submitted street 
scene drawings would be detrimental to the setting of the locally listed asset. This is subject to the final 
brick type and roof material proposed for the new dwellings on this street frontage in particular being 
agreed. It is therefore recommended that a materials condition be appended to any permission. 
 
Housing Mix and Size 
 
Saved UDP Policy H1 states that all new housing should contribute toward the provision of a balanced 
housing mix in the area in terms of housing type and size. The Housing Planning Guidance supports 
the implementation of policy H1. Policy HOU1 of this Planning Guidance states that within this part of 
the city where the proposed development in located, new developments should provide a broad mix of 
dwelling types; apartments should only be the predominant form of provision on sites in the most 
accessible locations. 
 
The proposal consists of 157 new dwelling houses, which would comprise a mix of two, three and four 
bedroom properties.  The mix would consist of the following: 
 

Size of 
Property 
(bedrooms) 

Number of Units % of Units 

2 41 26 

3 97 62 

4 19 12 

Total  157 100 

 
The proposed mix is considered to provide a broad mix of dwelling types. 
 
Policy HOU2 of the Housing Planning Guidance requires that the majority of new houses should have 
at least three bedrooms. Given that 74% of the dwellings would have at least three bedrooms if not 
four, the requirement of policy HOU2 are met as small dwellings would not predominate.  According to 
the submission details, the proposal complies with the National Space Standards and also Part M 
Category 2 Accessible Dwellings. 
 
Principle Conclusion 
 
The principle of residential development was established through the granting of outline consent 
(18/71890/OUTEIA).  The reserved matters submission for phase one accords with the philosophy of 
the principles set within the parameters plan and would contribute towards the provision of a balanced 
housing mix.  Therefore, the proposal is consistent with the outline consent and the aforementioned 
planning policy.   
 
Flood Risk Management  
 
Saved UDP Policy EN19 states that development, including the alteration of land levels, will not be 
permitted where it would …be subject to an unacceptable risk of flooding, materially increase the risk 



  

of flooding elsewhere or result in an unacceptable maintenance liability for the City Council or any other 
agency in terms of dealing with flooding issues. In addition to this, saved UDP Policy EN18 states that 
development will not be permitted where it would have an unacceptable impact on surface or ground 
water in terms of its quality, level or flow. This is complemented by Retained Policy EN5 which seeks 
to preserve water quality throughout the Irwell Valley. 
 
During the determination of the outline planning application (18/71890/OUTEIA), the Environment 
Agency (EA) registered their desire to safeguard water quality and as such recommended certain 
conditions be included on any planning permission granted. This includes the provision of buffer zones 
adjacent to the River Irwell and site flood defences, as well as the planting of native vegetation to ensure 
an appropriate riparian environment.  
 
This reserved matters submission includes a Flood Risk Assessment (FRA) supported by detailed flood 
plain modelling, which appears to show that risks to the proposed dwellings and off-site can be 
mitigated. The EA requested the detailed modelling to ensure the strategy for the site is based on sound 
data and to enable an assessment of the conclusions made within the FRA. The assessment of the 
model files can take some time and the information was only submitted to the EA very recently.  
Therefore, the EA’s conclusions on the matter will be reported to the Planning Panel within an 
addendum report.   
 
The applicant has sought to show that floor levels can be set to meet the requirements of the Council’s 
policy FRD4 in the Development and Flood Risk Planning Guidance (July 2008). Proposed levels are 
shown in appendix E of the FRA, although these appear to be set in relation to only five points on the 
site set out in section 4.2.1 of the modelling report (appendix D). Therefore, the EA requested further 
information concerning the levels proposed across the whole site to confirm the suitability of the 
proposed floor levels in accordance with policy FRD4 of the Development and Flood Risk Planning 
Guidance.  As outlined above, the EA’s final consultation response will be delayed so their conclusions 
on this matter will also have to be reported within an addendum report. 
 
Condition 9 of the outline planning permission requires “…An undeveloped 8-metre wide buffer zone 
measured from the landward toe of all raised flood defences shall also be provided…”.  In response to 
this requirement, the EA have sought clarification of the positioning of the proposed access road in 
relation to the toe of the flood defence embankment downstream of Littleton Road. Again, the EA’s 
conclusions on the additional information submitted will be reported within an addendum report. 
 
The FRA outlines that a prior evacuation strategy would be necessary in extreme flood events linked to 
a flood warning but does not provide one. The FRA refers to the EA providing 2 hour advance warnings. 
Whilst the EA aims to provide this, past events have shown that this is not necessarily achievable.  
Therefore, the EA recommend that a suitable flood warning and evacuation plan is discussed with the 
Local Flood Authority (LFA). However, given that phase one is within Flood Zone 2, an evacuation plan 
is not thought to be necessary by the LFA.   
 
Character and Appearance 
 
Saved UDP Policy DES1 states that development will be required to respond to its physical context, 
respect the positive character of the local area in which it is situated and contribute towards local identity 
and distinctiveness. The policy advises that in assessing the extent to which any development complies 
with this policy, regard will be had to a number of factors, including the relationship to existing buildings 
and landscape, the character, scale and pattern of streets and building plots, and the quality and 
appropriateness of proposed materials. 
 
Site Layout, Height and Scale 
 



  

In relation to site layout, saved UDP Policy DES1 states that regard should be given to the scale of the 
proposed development in relationship to its surroundings; and, the street’s vertical and horizontal 
rhythms.  Saved UDP Policy DES2 states that the design and layout of new development should enable 
pedestrians to orientate themselves and navigate their way through an area by providing appropriate 
views, vistas and visual links. Saved UDP Policy DES4 advises that buildings should clearly define the 
spaces around them; defining public and private spaces, promoting natural surveillance and reduce the 
visual impact of car parking. 
 
The layout of phase one has been informed by the principles of flood attenuation and the parameters 
plan with regards to positioning of access points and the linear park. In addition, according to the 
submitted Design and Access Statement, the applicant has sought to reduce the visual impact made 
by vehicles, prioritise pedestrian movement by creating courtyard parking areas and develop a strong 
landscape identity.   
 
The principle access off Cromwell Road (flanked by Plots 1 & 6) would have a strong landscape theme, 
which leads directly to the linear boulevard and open space. The 5.5m wide highways have been 
designed in a manner that provides little appeal from a rat running perspective. The meandering 
highway also provides a soft attractive highway that provides secure accesses to each of the courtyard 
parking areas. To discourage parking elsewhere on the site and to maintain a degree of separation 
between visitors and resident secure parking, visitor parking laybys have been provided. 
 
The urban form is such that each property would face outwards onto the heavily landscaped areas with 
parking to the rear. In the case of the larger four bed properties, these have individual driveways with 
gates to provide security.  Every dwelling has a rear garden and a small area of defensible space to the 
front. The site will not be gated, although the retention of the historic wall in parts will maintain a secure 
feel as well as protecting the privacy of residents both on this site and adjacent sites.   
 
The largest area of open space is positioned between plots 1 and 2 and the planned apartments to the 
east. This area of space would provide a Neighbourhood Equipped Area of Play (NEAP) and Locally 
Equipped Area of Play (LEAP) for residents, which are discussed in further detail below.  Plots 3 and 4 
would also benefit from a small area of open space with a Locally Area of Play (LAP) being provided. 
 
The houses are all two to three storeys in accordance with the parameters plan. The mass and scale 
of the buildings would be broken-down using changes in materials, plane changes, window reveals 
(900mm) and placing of different house types in each street scene.  Effective articulation of the street 
scene has been achieved across the site with the use of a mixture of ridge and eave heights. 
 
Design Detail 
 
As indicated above, the development is expected to respond positively to local character by enhancing 
the aesthetic through contributing to local identity and distinctiveness. In addition, material of quality 
and durability that is appropriate to both the location and the type of development is required. [Saved 
UDP policy H1] 
 
The applicant has proposed the use of nine house designs around the site to provide a wide mix. The 
house type designs are contemporary with recess brick detailing around the openings, 900mm deep 
window reveals to add depth to the elevations, a variety of eaves and roof heights to give visual interest 
and variation across the site. Given that there is a reasonable separation between the site and other 
built form, which is enhanced by the existing walling, it is highly appropriate for the development to take 
on its own character while linking in with existing built form through the proposed materials.   
 
Materials suitable to this area of Salford have been selected for this contemporary residential 
development. The use of materials found within the local context (red brick) will integrate the new 
development into the area. However, the use of new colours (buff brick and grey brick) will also assist 



  

with creating a distinctive place. The use of ‘thin leading-edge concrete’ tiles over the roofs would be in 
keeping with the traditional local aesthetic. Dark grey windows and doors give a modern finish to the 
elevations.   
 
For the most part, the ground floor of the houses has an open plan kitchen/dining and living space, with 
WC and storage. The first floors have most of the bedrooms and bathrooms with additional bedrooms 
on the second floor, depending on the house type. Each house has a level access entrance at the 
parking level and all the houses have a pedestrian only access.  
 
Landscaping 
 
Appropriate hard and soft landscaping provision is expected within all new development. Landscaping 
must be of a high-quality in terms of design and materials; reflect and enhance the character of the area 
and the design of the development; respect adjacent land uses, buildings and other structures; and, 
wherever possible make provision for the creation of new wildlife habitats.  [Saved UDP policy DES9] 
 
The site slopes generally from north to south with areas historically levelled to accommodate the now 
demolished, student residential accommodation. The site is currently characterised as a mature 
parkland landscape typology as it consists of a large number of existing mature trees and vegetation.  
The landscape scheme for phase one includes the retention of a number of mature specimens, resulting 
in a more sustainable scheme. A number of trees to the southern side of the public open space are 
worthy of retention as single specimens so the path network has been rerouted slightly to facilitate their 
retention.  In addition, tree planting will also be incorporated throughout the site to extend the wooded 
character and replace those specimens that have been removed. 
 
The ox bow river runs adjacent to the site to the east and north/west and flows west-east. The drainage 
strategy has been developed and progressed not as a constraint, but more as an opportunity to 
integrate a Sustainable Urban Drainage system (SUDs). Therefore, the majority of the surface water 
percolates through the ground or is collected within attenuation basins, with an outfall into the River 
Irwell at the far eastern point of the site. 
 

 

Figure 4 



  

Figure 4 details the landscape approach that has been taken to the site; please note that this diagram 
does incorporate phase two (marked with hatched lines) as well. The linear entrance boulevard marks 
the arrival of the occupant/visitor to the primary entrance, which extends northwards to provide a linear 
feature that runs centrally through the site. Directly from the boulevard is a link to the public open space, 
which would be an undulating landform with play areas, swales, tree planting, ornamental and native 
planting secured by a balustrade. This green space would also accommodate the required water 
attenuation by providing basins to accommodate flood water. As illustrated by figure 4, the layout would 
also be punctuated by incidental green space. 
 
To deter anti-social behaviour on motorised vehicles, a Ha-Ha is proposed to the centre of the green 
space. The Haha is formed by shallow sloping banks and green retaining elements, which will provide 
an attractive edge to the open space.  Traditionally this technique was used on large grand estates to 
keep the sheep off the lawn. Pedestrian bridges are proposed to provide access points from several 
locations around the periphery where swales containing water year-round and marginal planting would 
be located. 
 
Many of the proposed dwellings (as illustrated by the master plan) would not fall within 500 metres 
walking distance of the closest LEAPs; Albert Park and Charlestown Park. With regards to NEAP 
provision, all dwellings should be within 1000 metres of the nearest one.  Only the eastern side of the 
site would be within the required distance of Albert Park.  However, given the roads that require crossing 
to access this provision this is not considered satisfactory. Therefore, the applicant is required to provide 
play facilities on site. 
  

The proposed LEAP and NEAP area 
would be located adjacent to each 
other, as illustrated by figure 5, in 
order to be efficient with space and 
to ensure they are both in a sensible 
location with regards to natural 
surveillance and distances from 
property to avoid them becoming a 
nuisance. Considering the spatial 
requirements for the areas of play 
and requirements to attenuate a 
specific volume of water storage, the 
two areas would need to overlap.  
The equipment is proposed to 
consist of a ‘Castle’ with raised nets, 
walkways and routes, which on an 
infrequent basis when the basin 
accommodates water, the play area 
can still be used safely. Native 
planting would surround the play 
areas to enhance local biodiversity. 
 
 
 
 

The success of a housing scheme such as this boils down to the details, which includes a robust 
approach to boundary treatments. As outline above, the majority of the existing redbrick wall to the 
perimeter of the site within phase one is to be retained. This will provide a strong sense of identity, 
security and a nod to the site’s history. The applicant has also committed to having a walling/fencing 
mix along the frontages with hedging to front gardens to soften the streetscenes and provide valuable 

Figure 5 



  

habitat.  Rear gardens would be demarcated with fencing and pedestrian route ways to the courtyards 
would be secured by railed gates to allow inter-visibility.   
 
Design for Security  
 
Development will not be permitted unless it is designed to discourage crime, anti-social behaviour and 
the fear of crime, and support personal and property security (saved UDP policy DES10).   
 
The applicant has approached the design of the scheme in a manner to minimise the opportunities for 
crime and fear of crime. The Greater Manchester Police (GMP) have assessed the development against 
the principles of ‘Crime Prevention Through Environmental Design’. The GMP consider the layout of 
phase one to be acceptable subject to the following matters being addressed: 
 

• Provision of secure boundary treatments; 

• Treatment / definition of areas of communal landscaping along streets and in front of dwellings; 
and,  

• Treatment/ definition of Public Open Space, including enclosure and prevention of motorcycle 
areas. 

 
The site would be adequately secured through enclosed defensible space and the use of boundary 
treatment around the proposed property at appropriate height. However, the recommended height of 
2.4m around domestic property is thought to be too high. An appropriate design of fencing can be 
discussed with the applicant via the submission of further details to be secured via condition.  This 
discussion would also allow the opportunity to consider how permeability of the parking courtyards 
would be provided. 
 
The proposed landscaping scheme would be developed in such away to avoid soft landscaping and 
street furniture inhibiting natural surveillance and being used in lieu of a ladder.  The area of public open 
space between plots 3 and 4 would be developed carefully though condition to avoid this provision 
attracting anti-social behaviour. The semi-private area of defensible space to the properties directly 
fronting Cromwell Road would include defensible space (planting) with hedging defining the boundaries. 
 
The main area of public open space would be appropriately defined and secured. Chicanes and bollards 
are proposed to prevent pathways being used by unauthorised vehicles.  As indicated by figure 2, the 
development would be surrounded on 4 sides by residential development and a school to the 5th side.  
Therefore, on balance, the public open space would benefit from good natural surveillance. 
 
Character and Appearance Conclusion 
 
Phase one as proposed would provide an urban environment characterised by courtyards providing a 
distinctive spatial organisation to the development. The variation in massing, building line, building types 
and use of materials provides interest within the development and allows for ease in terms of orientation 
within the phase. The integration of the landscaping and the provision of a network of green spaces 
within the development creates a sense of place. The development has been designed in a manner 
that provides a clear distinction between private and public areas, allowing for ease of movement 
around the site and good natural surveillance.  Considering these factors, the proposal is compliant with 
the aforementioned policy. 
 
Residential Amenity 
 
In accordance with paragraph 127 of the NPPF (2018) development should provide a high standard of 
amenity for existing and future users. Development will not be permitted where it would have an 
unacceptable impact on the amenity of the occupiers or users of other developments (in accordance 
with saved UDP Policy DES7).   



  

 
In the main, the development accords with the recommended distances within the House Extension 
Supplementary Development Plan (SPD). However, there are a small number of plots that do comply 
with the guidance in relation to the recommended distance between a habitable room and a gable. In 
these cases, the deficit is between 3.5m and 4.5m short of the guidance; the rear gardens of six of 
these properties would be overshadowed be another dwelling compounding the harm. According to the 
agent, this deficit has been given ‘significant consideration by the design team’ but unfortunately these 
relationships can not be improved as ‘setting back dwellings as much as possible has been a focus in 
promoting a strong landscape identity…[so] bringing dwellings forward into open space would 
compromise [this].’ 
 
There are a number of proposed dwellings adjacent to the south-eastern and south-western boundaries 
that would look onto neighbouring property. However, in all cases a road would separate the 
development from the adjacent property and sufficient distances would exist to avoid overlooking.  
Given the space standards afforded and the design details of the development, the proposal would not 
introduce harm to residential amenity in terms of dominance or overshadowing.   
 
As previously outlined, the development would retain the trees along the western frontage so 
consideration must be had concerning the potential relationship between these trees and the proposed 
homes that would be adjacent. Therefore, in this case, policy TD3 of the Trees and Development 
Supplementary Planning Document is relevant and states: 
 
In the case of residential buildings, development will not be permitted where a principal habitable room 
window (main window to a lounge, dining room or main bedroom) would be over shadowed by a tree, 
or where any part of a tree would be sited within 3.6 metres of a principal habitable room window. This 
distance may be greater should it be necessary to prevent damage to the tree itself. 
 
The vast majority of the properties proposed adjacent to the western boundary have kitchen’s and main 
bedrooms that would have an outlook over the tree frontage. All of the properties are in excess of 3.6m 
away from the crown. However, the shadow study does demonstrate that these trees would cast a 
shadow during the afternoons. The study does have limitations as it does not reflect the different times 
of the year where the sun’s position would be different and leaf cover would be varied. Given this, that 
the policy does not account for kitchen windows and the bedrooms would be higher up so not as 
adversely impacted upon, the potential conflict is considered on balance manageable.   
 
Conclusion 
 
The applicant has demonstrated that, on balance, the development would provide sufficient amenity to 
all properties across the development. In addition, the development would not introduce harm to 
neighbouring residents in terms of space, sunlight, daylight, privacy, aspect, and layout. Therefore, the 
development would not have an unacceptable impact on the amenity of the occupiers or users of other 
developments. 
 
Highway Safety 
 
Saved UDP policies A2 and A10 seek to ensure the provision for safe and convenient pedestrian access 
and enough car, cycle and motorcycle parking is provided for new developments. Saved UDP policy 
A8 sets out that development should not have a negative impact upon the safe and free flow of the 
highway. 
 
As previously outlined, three access points into the site would be provided through phase one of the 
development; one via Littleton Road; and, two off Cromwell Road.  Condition 4 of the outline planning 
permission (18/71890/OUTEIA) requires that these access points (and those that would be built under 
other phases) are constructed in accordance with a specific list of plans. Whilst drawing SK21899-005 



  

Revision D shows the approved principle of the priority-controlled access off Littleton Road, the signaled 
access off Cromwell Road and the Cromwell Road east access, it is accepted that the detail needs to 
be agreed at the S278 design stage. However, the radius of the mouth of the Littleton Road junction 
going into the site does vary from that agreed at outline. This alteration is not ideal from a design 
perspective but would not introduce harm to highway safety. The LPA will take a view whether the 
applicant should apply for a non-material amendment to cover the amendment within the outline 
approval, given that the applicant is arguing this is a layout change covered by the reserved matters 
application.   
 
The Local Highway Authority (LHA) have suggested that the Littleton Road access would be better 
located a short distance (circa 5m) south than currently shown on drawing SK21899-005 Revision D. 
The reason for this this suggestion concerns aligning the pedestrian/ cyclist crossing facility north of the 
junction on the desire line between National Cycle Route 6; the benefit of increasing the distance to the 
bridge; and, the improvement that would be created to the internal alignment. Given the access 
arrangements have already been approved through the outline and as such the junction is safe as 
currently designed, the suggested change has not be taken forward at this time. 
 
The applicant intends to have the junctions onto Littleton Road and Cromwell Road and the internal 
estate road adopted, except for the courtyards. The internal road layout is considered acceptable in the 
main. However, the proposed ‘dog bone’ turning head to the north of the public open space was not 
considered acceptable and this aspect has been revised to provide a standard turning head design.   
 
The applicant has agreed to relocate the shared pedestrian/cycle access running adjacent to the 
Littleton Road North access to the northern side of the internal carriageway to provide better access to 
the wetland area and riverside routes. Other alterations have been made to the internal layout to 
adequately accommodate cyclists and pedestrians on the same shared surface. The proposed cycle 
routes through the site have been confirmed via the Masterplan that indicates a north-south provision 
and east-west connectivity around the public open space. In addition, the applicant has updated the 
masterplan indicating that that the secondary pedestrian access would also be designed to 
accommodate cyclists. The pedestrian and cycle routes within the site have been amended where 
necessary to ensure they are at least 2 and 3 meters wide respectively. A recommendation to provide 
a condition on any grant of consent to require the finished design detail of the pedestrian/cycle routes 
to ensure the provision would accord with standards is made.   
 
Crossing locations within the site have been clarified and are considered acceptable at this stage.  With 
regards to traffic calming, the LHA generally favour vertical measures. In this case, the snake like design 
of the estate road would provide the necessary provision to slow traffic down.  In addition, the site would 
benefit from a raised table to the north of the estate road. Any further requirements considered 
necessary when the LHA review the detailed design can be agreed through the S38 process.   
 
As outlined previously, 1.5 spaces would be provided per two/three bed dwelling and 2 spaces per four 
bed dwelling. This is considered an acceptable level of provision.  The applicant has provided further 
information on the Masterplan that clarifies how these spaces are to be allocated.  
 
The waste management strategy would consist of large communal bins provided within stores located 
in the courtyards for use by residents. The appropriate general waste and/or recycling bins would be 
transferred to designated collection sites on the estate road by the site’s management company on 
collection day for the Salford City Council’s refuse team to pick up. Unfortunately, the refuse collection 
service do not have the provision for large green waste bins. Therefore, the applicant would have to 
provide each dwelling with their own individual green waste bin to ensure this waste is not mixed in with 
the general collection which would reduce capacity. A condition concerning a waste management 
strategy to be agreed is recommended on any grant of consent to ensure the specific details and 
provision is agreed in writing. 
 



  

Highway Safety Conclusion  
 
Given the nature of the development, with the suggested conditions in place, the proposal would be 
acceptable with regards to layout, service arrangements and encouraging sustainable travel. 
Considering these factors, the proposal would not introduce harm to highway safety and so would be 
compliant with aforementioned policy. 
 
Ecology 
 
Section 170 of the NPPF 2019 sets out that the planning system should ensure that developments 
contribute to and enhance the natural and local environment. 
 
The main features of nature conservation interest on the site are the adjacent river course and the 
broad-leaved tree cover. Many of the trees on site have been removed, except for a tree belt on the 
south-eastern boundary and a number of trees located within the area covered by the “linear park”. 
 
As previously outlined, the development would contain a large, well-planned area of public open space 
on the site, and a comprehensive Landscape plan which includes significant new tree planting. The 
public open space would also include new wetland features. Considering this, the tree loss is not 
objected to. However, further features for wildlife could be incorporated into the landscape plans, 
including the provision of bird nesting opportunities (e.g. swift boxes) and bat roosting boxes. The River 
is a known bat flyway and foraging resource. These details could be dealt with by way of condition. 
 
The submitted Construction Management Plan (CMP) provides very limited information on the control 
of pollution and sediment runoff which may result from the construction activity. Given the 
development’s proximity to the River Irwell, GMEU have recommended that the CMP should include 
details of measures to prevent pollution of the watercourse.  The CMP has been updated accordingly 
and considered appropriately updated by GMEU.   
 
Ecology Conclusion 
 
The landscape master plan would provide a positive programme of tree replacement and additional 
planting. Given this, and with the recommended condition in place, the development would provide 
biodiversity enhancement. Therefore, the development is considered compliant with the 
aforementioned policy. 
 
Planning Obligations 
 
Saved UDP Policy DEV5 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. The refreshed Supplementary Planning Document Planning Obligations (SPD) 2019 expands 
on policy DEV5 and outlines the appropriate thresholds for requesting contributions. 
 
A package of planning obligations was agreed under the outline planning permission 
(18/71890/OUTEIA) and secured by way of a S106 agreement, which can be summarised as the 
following: 
 

• Two hectares of land for education purposes and changing rooms; 

• Open space on site commensurate with the scale of the development and large enough to 
facilitate casual children’s play; 

• A Locally Equipped Area of Play (LEAP) on site;  

• A Neighbourhood Equipped Area of Play (NEAP) on site;  



  

• Up to £464,000 to fund the provision of and/or improvements to local sports facilities; 

• The provision of an all-weather playing pitch at David Lewis Playing Field or other agreed 
location; and 

• £145,000 towards the cost of improved traffic signal control systems along surrounding streets. 
 
In addition to this, a further £80,000 secured via a second legal agreement in accordance with Section 
278 of the Highways Act 1980 to fund a new signal controlled pedestrian crossing adjacent to the site 
and upgraded bus stops. 
 
Recommendation 
 
Approve subject to the following conditions: 
 
1. The development hereby permitted shall be carried out in accordance with the following approved 

plans: 
  
 Proposed Masterplan 19135 (PL) 001 KK 
 Furniture & Boundary Treatments 183-LYR-XX-ZZ-DWG-L-8000 Rev 5 
 Landscape General Arrangement 183-LYR-XX-ZZ-DWG-L-1001 Rev 12 
  
 19135 (PL) 111 Rev F House Type B - Plans  
 19135 (PL) 112 Rev F House Type C - Plans  
 19135 (PL) 114 Rev F House Type D - Plans  
 19135 (PL) 115 Rev E House Type E - Plans  
 19135 (PL) 116 Rev G House Type F - Plans  
 19135 (PL) 117 Rev E House Type G - Plans  
 19135 (PL) 118 Rev E House Type H - Plans  
 19135 (PL) 119 Rev C House Type J - Plans  
 19135 (PL) 120 Rev C House Type K - Plans  
  
 19135 (PL) 211 Rev F House Type B - Elevations  
 19135 (PL) 212 Rev F House Type C - Elevations  
 19135 (PL) 213 Rev F House Type D - Elevations  
 19135 (PL) 214 Rev E House Type E - Elevations  
 19135 (PL) 215 Rev G House Type F - Elevations  
 19135 (PL) 216 Rev E House Type G - Elevations  
 19135 (PL) 217 Rev E House Type H - Elevations  
 19135 (PL) 218 Rev C House Type J - Elevations  
 19135 (PL) 219 Rev C House Type K - Elevations 
  
 19135 (PL) 311 Rev F House Type B - Sections  
 19135 (PL) 312 Rev F House Type C - Sections  
 19135 (PL) 313 Rev E House Type D - Sections  
 19135 (PL) 314 Rev E House Type E - Sections  
 19135 (PL) 315 Rev F House Type F - Sections  
 19135 (PL) 316 Rev E House Type G - Sections  
 19135 (PL) 317 Rev E House Type H - Sections  
 19135 (PL) 318 Rev C House Type J - Sections  
 19135 (PL) 319 Rev C House Type K - Sections  
  
 Reason: For the avoidance of doubt and in the interest of proper planning. 
 
2. Notwithstanding any description of materials in the application no above ground construction 

works shall take place until full details (including samples where appropriate) of the materials to 



  

be used externally on the building(s) 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. 

 
3. 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 and ecological 
enhancements have been submitted to and approved in writing by the Local Planning Authority.  
The details shall include, but not be limited to, the following: 

  
 i. formation of any banks, terraces or other earthworks; 
 ii. hard surfaced areas and materials; 
 iii. finished levels; 
 iv. balustrade /boundary treatments (including the provision of defensible space to the frontages) 

and street furniture; 
 v. external lighting and CCTV; 
 vi. planting plans, specifications and schedules (including planting size, species and 

numbers/densities) - the planting plans shall include ornamental meadow mixes within the 
boulevard and north along the footpath route in addition to a variety of native meadow and grass 
mixes within other public open space areas throughout the site; 

 vii. existing plants / trees to be retained;  
 viii. ecological enhancements; 
 ix. unauthorised vehicle entry prevention; 
 x. methods to prevent anti-social behaviour being encouraged with the areas of public open 

space; and, 
 xi. a scheme for the timing / phasing of implementation works. 
  
 (b) The landscape plan shall accord with the approved tree replacement plan (condition 34 of 

18/71890/OUTEIA).  
  
 (c) 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. 

  
 (d) 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, DES9 and DES10 of 
the City of Salford Unitary Development Plan and the National Planning Policy Framework. 

 
4. Prior to the first occupation of phase 1, full details of the proposed Neighbourhood Equipped Area 

of Play (NEAP), Locally Equipped Area of Play (LEAP and Locally Area of Play (LAP) shall be 
submitted to and approved in writing by the Local Planning Authority.  These details shall include 
but not limited to the following: 



  

  
 i. Design 
 ii. Materials and Fencing; 
 iii. Levels; 
 iv. A risk assessment specifically referring to the flooding of the play area; 
 v. Identification of a route to safety from flooding; and, 
 vi. Signage. 
  
 The play areas approved shall be erected and available for use prior to first occupation of the 

development. 
  
 Reason:  To ensure that the site has satisfactory play equipment for the future occupiers in 

accordance with Policy H8 of the City of Salford Unitary Development Plan and the National 
Planning Policy Framework. 

 
5. Prior to the first occupation of the development, a management plan (including maintenance 

schedules) for all publicly available play areas shall be submitted to and approved in writing by 
the Local Planning Authority. This management plan shall apply to the lifetime of the development 
and be implemented as approved. 

  
 The plan shall include the following key elements: 
  
 -Details of all maintenance regimes; and, 
 -Details of all management responsibilities and who will undertake them.   
  
 Reason:  To ensure that the site has satisfactory play equipment for the future occupiers in 

accordance with Policy H8 of the City of Salford Unitary Development Plan and the National 
Planning Policy Framework. 

 
6. Notwithstanding the details shown on the approved plans, prior to above ground development full 

details of maintenance vehicle access to the public open spaces shall be submitted to and 
approved in writing by the Local Planning Authority. The approved details shall be implemented 
prior to first occupation of the development. 

  
 Reason: To ensure appropriate access is afforded to the public open space for maintenance to 

secure the value of the spaces in accordance with Retained Policies DES9 and H8 of the Salford 
Unitary Development Plan and the National Planning Policy Framework. 

  
7. Prior to the first occupation of phase 1, full details of how the existing red brick boundary wall 

(within phase 1) to the Littleton Road and Cromwell Road frontages will be modified and/or 
finished shall be submitted to and approved in writing by the Local Planning Authority. The 
boundary treatment shall be modified and the works completed in accordance with the approved 
details prior to first occupation of the development. 

  
 The elements of the wall that require refurbishment shall be done so using bricks reclaimed from 

other areas of the same boundary treatment that are being removed. The brickwork shall be made 
good using bonding and/or coursing, and colour and type of mortar jointing to match exactly that 
existing. 

  
 Reason: To preserve the character and appearance of the streetscene and the setting of 

neighbouring heritage assets in accordance with Policies DES1 and CH8 of the city of Salford 
Unitary Development Plan and the National Planning Policy Framework. 

  



  

8. Notwithstanding the details shown on the approved plans, prior to commencement of 
development full details of the means of protecting the scrub to the north of the estate road shall 
be submitted to and approved in writing by the Local Planning Authority. The approved protection 
measures shall be in place prior to the commencement of development and shall remain in place 
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 this fencing at any time. 

  
 Any damage to the soft landscaping shall be reinstated within the first planting session after first 

occupation.   
  
 Reason: To protect wildlife and supporting habitats and to secure the nature conservation values 

of the area in accordance with Retained Policy EN12 of the Salford Unitary Development Plan 
and the National Planning Policy Framework. 

 
9. Prior to the commencement of above ground development, a scheme detailing bird nesting and 

bat roost features across phase 1 suitable for species observed during surveys, produced by a 
suitably qualified ecologist, shall be submitted to and approved in writing by the Local Planning 
Authority. This scheme shall include the following: 

  
 * A layout plan detailing where the nesting/roost features would be located; 
 * A specification concerning the type of features to be used; and, 
 * Implementation programme  
  
 The approved scheme shall be implemented in accordance with the approved implementation 

programme and the features shall be retained thereafter.  
  
 Reason: To provide potential nesting/roosting sites for birds and bats respectively in accordance 

with paragraph 170 of the National Planning Policy Framework. 
  
10. 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. 

  
 
11. Notwithstanding any references to service management on approved plans, no above ground 

construction works shall take place until a Waste Management Plan (WMP) has been submitted 
to and agreed in writing by the Local Planning Authority.  The WMP shall include, but not limited 
to, the following: 

   
 * The number and type of eurobins provided for each plot; 
 * The provision of a green waste bin for each property and where this particular bin is to be stored; 
 * How bins will be moved from the identified bin stores to the highway (including the provision of 

drop kerbs where necessary); 
 * Where the bins will be temporarily located (a 'holding area') immediately prior to and post refuse 

collection; and 
 * Where the refuse vehicles will park to collect bins from the identified holding areas. 
         



  

 The approved WMP shall be implemented on first occupation and adhered to for the life of phase 
1 unless otherwise agreed in writing with the Local Planning Authority. 

  
 Reason: To ensure the free and safe use of the highway in accordance with policy A8 of the City 

of Salford Unitary Development Plan and the National Planning Policy Framework. 
 
12. Prior to the first occupation of phase 1, details for the provision of bin stores (including siting, 

materials and means of enclosure) shall be submitted to and approved in writing by the Local 
Planning Authority.  The approved measures shall be implemented in full before phase 1 is first 
occupied and shall be retained thereafter for the lifetime of the development. 

  
 Reason:  In the interest of visual amenity and to ensure sufficient capacity to avoid clutter on the 

highway in accordance with Policies DES1 and A8 of the City of Salford Unitary Development 
Plan and the National Planning Policy Framework. 

  
13. Notwithstanding the details shown on the drawings hereby approved, prior to above ground 

development commencing, full details of the cycle and pedestrian infrastructure shall be 
submitted to and approved in writing by the Local Planning Authority. The details shall include but 
not limited to: 

  
 * Location and Width; 
 * Surface finish; 
 * Signage; 
 * Lining; and, 
 * Lighting 
  
 The approved infrastructure shall be implemented and made available for its intended use prior 

to the occupation of phase 1 of the development hereby approved and shall be retained thereafter. 
  
 Reason: To ensure a suitable means of provision and to encourage more sustainable modes of 

travel in accordance with policies A2 and A10 of the City of Salford Unitary Development Plan 
and the National Planning Policy Framework. 

 
14. Notwithstanding the details shown on the drawings hereby approved, prior to first occupation of 

phase one of the development, full details of the interface between plot 1 (as labelled by the 
masterplan 19135 (PL) 001 KK) and the adopted highway shall be submitted to and approved in 
writing by the Local Planning Authority. The details shall include but not limited to: 

  
 * Soft and hard landscaping 
 * Surface finish;  
 * Levels; and, 
 * Lighting 
  
 The approved interface shall be implemented prior to first occupation of phase 1 of the 

development hereby approved and shall be retained thereafter. 
  
 Reason: To ensure a suitable means of provision and to encourage more sustainable modes of 

travel in accordance with policies A2 and A10 of the City of Salford Unitary Development Plan 
and the National Planning Policy Framework. 

 
Notes to Applicant 
 

 



  

1. Prior to the commencement of above ground works, a 1/2 safety audit shall be submitted to the 

Local Highway Authority to inform the S38 and S278 process. 

2. Please note that a Traffic Management Scheme and Traffic Calming Measures might required 

through the S38/S278 process. 

 

 
 
 
 
 
 
 


