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APPLICATION No: 20/75013/FUL 

APPLICANT: Mrs Wendy Wearing 

LOCATION: 15 Springfield Lane, Irlam, M44 6NB 

PROPOSAL: Demolition of existing dwelling and the erection of 4 no. 

dwellinghouses. 

WARD: Cadishead 

 

 
 
Description of Site and Surrounding Area  
 
This application relates to the site which is currently occupied by No.15 Springfield Lane. The residential dwelling is 
a large two storey detached dwelling constructed of brick and tile and set in a spacious plot. The surrounding area 
is predominantly residential in nature.  

Springfield Lane and Russell Drive are occupied by traditional two storey dwellings, whilst Lee Close to the rear is 
occupied by bungalows. The rear boundary of the site is characterised by a small row of trees. 

Off road parking is provided by way of a driveway and an attached garage which can accommodate several 
vehicles clear of the highway. 

Description of Proposal  
 
Planning permission is sought for the demolition of the existing dwelling and the erection of 4 No. houses.  

The dwellings would comprise of a mix of 2 no. two storey dwellings and 2 no. bungalows. The two-storey 
dwellings would front onto Springfield Lane, with the two bungalows fronting onto a newly constructed access road 
which would link the bungalows to Springfield Lane. The dwellings would all be served by way of driveways 
providing two parking spaces. 
 
The two storey dwellings would briefly comprise of a living room, kitchen, dining room, hallway and w.c at ground 
floor level and three bedrooms, a bathroom and landing at first floor level. The bungalows would comprise of an 
open plan lounge, kitchen and dining room, two bedrooms, a bathroom and a hallway. 
 
The proposed materials would be principally brick and tile. 
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Figure 1: Proposed Site Layout Plan 
 

  
 
Figure 2: Proposed Front Elevations 
 
Publicity 
 
Site Notice: Not Applicable  
Reason:  
 
 
Press Advert: Not Applicable  
Reason:  
 
Neighbour Notification  
 
27 neighbouring occupiers have been notified of the application. 
 
Representations  
 
22 (twenty two) letters of representation have been received in response to the application publicity.  The following 
concerns have been raised: 
 
Loss of existing dwelling; 
Overdevelopment of the site; 
Increase in traffic; 
Is there a need for the proposed development? There are over 1700 dwellings proposed for Irlam; 
Noise & pollution from the development; 
Noise and pollution during the construction phase. 
Lack of car parking provision; 
Loss of privacy; 



 
 
Detrimental impact on health due to the noise, dust etc; 
No beneficial impacts other than the owner’s profit; 
Design of the dwellings is out of character with the existing dwellings; 
Overshadowing; 
Impact on and loss of trees; 
Impact of wildlife -birds & bats; 
Loss of existing garden and other domestic paraphernalia; 
The development lacks sustainability credentials; 
Potential drainage issues due to the loss of the natural garden area; 
The proposal would restrict existing driveways. 
 
The above issues will be addressed in the appraisal. 
 
Loss of property value 
Case Officer Response – The loss of property value is not a material planning consideration. 
 
The underlying ground is peat and construction of the dwellings would need extensive piling 
Case Officer Response – The method of the construction of the dwellings would not fall within the jurisdiction of the 
Local Planning Authority. The construction of the dwellings would be supervised by the relevant Building Control 
Body. 
 
Lack of planning application publicity 
Case Officer Response – The Local Planning Authority has undertaken the required statutory neighbour 
consultation for an application of this type. 
 
No affordable housing is proposed  
Case Officer Response – The development is for 4 dwellings and does not trigger the requirement (as per the 
Planning Obligation Supplementary Planning Document) for any affordable housing to be provided. 
 
A previous application for a single dwelling was refused in 2008.  
Case Officer Response – This current application will be judged on its own merits and in accordance with national 
and local planning policy and any other material planning considerations.  
 
Relevant Site History 
 
09/57414/HH - Erection of a single storey rear extension - Approve - 30 March 2009. 
 
08/56078/OUT - Outline planning application to include layout, scale and access in respect of a detached bungalow 
- Refuse - 9 April 2008 
      
Consultations 
 
Highways – No objections. 
 
Senior Drainage Engineer – No objections.  All building works should be undertaken in accordance with Building 
Regulations Document H. 
 
Air Quality, Noise, Contaminated Land - No objection; subject to conditions in respect of land contamination and 
noise (during the any construction phase). 
 
Greater Manchester Ecological Unit - No objections subject to informative being attached in respect of bats and 
birds.  
 
United Utilities Water Ltd - No objections subject to a condition in respect of surface water drainage. 
 
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 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 DES1 - Respecting Context 
This policy states that development will be required to respond to its physical context and respect the positive 
character of the local area in which it is situated and contribute towards a local identity and distinctiveness. 
 
Unitary Development Plan DES7 - Amenity of Users and Neighbours 
This policy states that all new development, alterations and extensions to existing buildings will be required to 
provide potential users with a satisfactory level of amenity in terms of space, sunlight, daylight, privacy, aspect and 
layout.  Development will not be permitted where it would have an unacceptable impact on the amenity of 
occupiers or users of other development. 
 
Unitary Development Plan DES8 - Alterations and Extensions 
This policy states that planning permission will only be granted for alterations or extensions to existing buildings 
that respect the general scale, character, rhythm, proportions, details and materials of the original structure and 
complement the general character of the surrounding area. 
 
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 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 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 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 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 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 SPD5 - Design and Crime 
This policy document contains a number policies used to assess and determine planning applications and is 
intended as a guide in designing out crime. 
 
Unitary Development Plan SPD12 - 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. 
 
 
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 - Nature Conservation and Biodiversity 
This policy document expands on the policies of the Unitary Development Plan relating to the issues of nature 
conservation and biodiversity, and seeks to ensure that all stakeholders have a clear understanding of how those 
policies should be implemented and their desired outcome. 
 
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 considerations for the proposal are: - 
 

• Principle of Development 
➢ Type of Dwellings 
➢ Size of Dwellings 

• Visual Amenity 

• Design & Crime 

• Residential Amenity 

• Highways and Parking 

• Ecology / Biodiversity 

• Trees 

• Flood Risk and Drainage 

• Air Quality, Noise and Land Contamination 
 

 
Principle of Development 

Although the existing dwelling constitutes brownfield land, the garden area of the site is classed as greenfield land 
having regard to the definition of previously developed land in Annex 2 of the NPPF. The NPPF states that one of 
the core planning principles that underpins decision making is to encourage the effective use of land by reusing 
land that has been previously developed brownfield land (provided that it is not of high environmental value). It 
does not advocate a sequential approach whereby the development of brownfield land is prioritised over greenfield 
land though.  

The location of the site is within the urban area, in an accessible and sustainable location and although it includes 
some greenfield land, the principle of redeveloping the site for residential use is acceptable.  

Type of Dwellings 

Policy HOU1 of the housing planning guidance states that within the part of the city where the proposed 
development is located, the large majority of dwellings within new developments should be in the form of houses 
rather than apartments. The reasoned justification to the policy considers that normally this will mean at least 80-
90% of dwellings on individual sites being in the form of houses rather than apartments.  



 
 
Consequently, as the development would provide 4 dwellings the proposal is considered to comply with policy 
HOU1 of the housing planning guidance. 

Size of Dwellings 

Policy HOU2 of the housing planning guidance states that where houses are proposed the majority should have at 
least three bedrooms. The proposed development would comprise of two, 3 bedroom dwellings and two, 2 
bedroom bungalows. Given that the proposal is only for 4 dwellings and there are larger dwellings in the immediate 
vicinity, it is considered that the proposal would add to the mix of dwelling sizes and types within the immediate 
area and is considered acceptable in principal.  

The submitted site layout plan shows two of the proposed dwellings being arranged so they front onto Springfield 
Lane, being set back from the frontage in a position where they would generally respect the established building 
line.  
 
The dwellings to the front would be two stories in height, would have parking to the front and an area of amenity 
space to the rear. At present there is a small gap of approximately 1m between the existing dwelling on site and the 
adjacent residential dwelling at No. 17 Springfield Lane and 8m (from the main side elevation of the dwelling) to 
No.13a Springfield Lane. The space to No. 17 has been reduced due to the construction of a large two storey side 
extension on No.15. Notwithstanding this extension the dwelling still retains its sense of openness when viewed 
from Springfield Lane due to its spacious building to plot size ratio.   
 

 
 
The Local Planning Authority has sought a reduction in the number of dwellings from three to two (fronting onto 
Springfield Lane). The rationale behind this was to prevent a cramped form of development and to retain the sense 
of spaciousness around these plots which would now have a similar building to plot size ratio as the majority of 
other dwellings within the immediate surrounding area and is therefore considered acceptable. 
 
In respect of the siting of the bungalows, these would be served by an access road bounded by 1.8m high 
(approx.) boundaries. Ideally dwellings should have a clear relationship with the street and not appear as back land 
development. However, given the layout of the streets in the immediate area, and also the position of neighbouring 
dwellings the siting of the two bungalows in this particular location is considered acceptable as they would not harm 
the character of the area and would benefit from sufficient amenity (discussed later in the report). 
 
Visual Amenity 
 
The existing property on the site is not listed or locally listed and the site is not located within a conservation area. 
Having regard to this and given that the property does not have any architectural merit that would warrant its retention 
there are no visual amenity issues with the proposal to demolish the existing property on site. 
 
The submitted site layout plan shows the two 2, two storey proposed dwellings being arranged so they front onto 
Springfield Lane, being set back from the frontage in a position where they would generally respect the established 
building line. The siting of these 2 dwellings is therefore considered acceptable from a visual amenity perspective. 
 
Given their position on site and the relationship with the street scene the siting of the bungalows is also considered 
acceptable. 
 



 
 

 
 
The principle character of the area is set by traditional two storey dwellings with hipped roofs to the front and 
incorporating bay windows and also a number of bungalows which can be found along Lees Close and St John 
Street.  The dwellings along Springfield Lane, would incorporate two-storey bay windows, would have parking to the 
front and an area of amenity space at the rear, with the proposed plot layouts, scale and massing being comparable 
to that of other properties on this stretch of Springfield Lane. In order to soften the 4 car parking spaces proposed 
along the frontage, landscaping is proposed in the form of some grassed turf and hardstanding materials would be 
permeable and in a contrasting colour to the highway. The details would be secured via condition.  
 
The bungalows are of a functional design and would be constructed out of brick and tile with grey aluminium 
frames being used for the windows.  Their design and scale is considered acceptable. 
 
A condition would be attached requiring full details of the materials to be used for the development to be submitted 
to the local planning authority. 
 
The proposed dwellings’ layout, scale, design, detailing and materials would be acceptable with reference to the 
surrounding properties and would comply with UPD policy DES1 and the Design SPD. 
 
Design & Crime 
 
The proposed development would result in a complete redevelopment of the site. It would also result in clearly 
delineated private spaces, avoid places of concealment, and introduce multiple front and rear facing windows thereby 
allowing for natural surveillance, including windows overlooking the proposed hard standing(s). 10 low-level powder 
coated aluminium illuminated bollards are proposed along the access road to ensure sufficient lighting without 
harming the amenity of neighbours. The development would have an acceptable impact with reference to UDP Policy 
DES10 and the Design and Crime SPD. 
 
Residential Amenity 
 
The proposed dwellings would have an acceptable internal layout with each room having an external outlook and 
access to natural light.  
 
The dwellings would have external amenity space of approximately 45m2m (and above) which is considered 
acceptable for dwellings of this size. 
 
In order to ensure that neighbouring land users do not experience a loss of amenity by virtue of a loss of light, 
privacy and/or any overbearing impact, as well as ensuring future occupiers of the proposed development are 
provided with satisfactory light and outlook from their habitable rooms the following separation distances should be 
maintained between the existing and proposed dwellings and within the application site itself –  

• 21m between facing habitable room windows 

• 13m between ground floor habitable room windows and a two-storey gable (additional distance would be 
required for higher gables) 

• 9m between a habitable room window and a gable of the same storey height 
 

The interface distances between the two dwellings sited on Springfield Lane to the residential properties directly 
opposite would be approximately 23m. There would be a non-habitable (landing) windows located at first floor level 



 
 
in the eastern side gable end of the two, two storey dwellings. A condition would be attached to ensure that the 
window within the proposed dwelling sited adjacent to No13a Springfield Lane is obscurely glazed. 

In respect of the rear windows in the two storey dwellings, adequate screening would be provided at ground floor 
level by way of the 1.8m high closed board fences and a minimum distance of approximately 12m would be 
maintained to the side/rear boundary fences of the proposed bungalows. These distances are considered 
acceptable. 

The windows in the front elevations of the bungalows would overlook the new access road and be screened from 
the residential dwellings along Russell Drive by way of the proposed 1.8m high closed board fence. This would also 
be the case for the bungalows to the rear ‘Lees End’ and No.1 Lees Close. 

Subject to an appropriately worded condition in respect of obscure glazing, the prosed development of the site for 4 
dwellings would not result in any unacceptable loss of privacy or overlooking.  

In respect of any potential loss of light and being overbearing, it considered that given the size and siting of the 
proposed dwellings and their relationship both with each other and the existing neighbouring dwellings neither the 
future occupiers of the dwellings or neighbouring dwellings would experience any unacceptable loss of light or 
overbearing impacts from the development.  

In respect of noise, the proposal is for residential development and it is therefore considered that there would not 
be any unacceptable noise resulting from the development albeit some disturbance would be expected during the 
construction phase. 

It is not considered that the proposal would result in any unacceptable impact on the occupiers of neighbouring 
residential dwellings. The proposal is therefore considered to be in accordance with policy DES7 of the adopted 
UDP. 
 
Parking and Highways 
 
It is intended to create 4 driveways which include a hard standing area with (minimum) 4.8m wide entrance points, 
arranged in pairs fronting Springfield Lane and the new access road.  
 
As part of the vehicular access arrangement - the applicant intends to create a new access road at the eastern end 
of the site and which would provide access to the bungalows.  
 
The entrance off Springfield Lane would have a 600mm high brick wall which will ensure good visibility between 
pedestrian/passing traffic and the vehicles emerging from the proposed driveways and access road.  
 
With regards to the new access road this would be circa 2.6m wide and finished with a tarmac wearing course. There 
would also be an additional 1m wide marked area along the access road which would allow for safe pedestrian 
access.  
 
A swept path analysis has also been provided which demonstrates that large cars can enter and leave the bungalow 
parking spaces with the adjacent parking space being occupied by another car. An informative has been attached 
advising the applicant that any vehicular crossover points (dropped kerbs) must be designed in accordance to Salford 
City Council Standards. 
 
The dwellings will each have two off-street spaces which would be acceptable. There are no parking restrictions 
along this section of Springfield Lane and the site is located within a relatively accessible location being located close 
to Liverpool Road, which is a major bus route providing regular connections between Warrington, Pendleton, and 
Manchester City Centre.  
 
The proposal is for a small residential development, the scale of which should not impact on the operational capacity 
of the highway network and is likely to be insignificant. Given the above the development would not result in an 
unacceptable highway safety impact. The Highways Engineer has no objections to the proposal.  
 
A waste collection point would be created at the end of the access road for the 2no bungalows. This would be able 
to accommodate up to 6no 250L wheelie bins. This will ensure that no bins need to be left on the adopted highway.   
 
The proposed development would comply with UDP policies DES2, A2, A8 and A10. 
 
 



 
 
Ecology/Biodiversity 
 
The proposal would result in the demolition of the existing detached house. As such the applicant has submitted a 
bat survey in support of the application. Greater Manchester Ecology Unit (GMEU) has been consulted and 
advised that the survey found no evidence of bats at the time of survey, although the buildings did have some 
roosting potential.  Based on the findings of the survey GMEU has recommended that an informative be attached 
to any permission advising the applicant that if a bat is found all work should cease immediately and a suitably 
licensed bat worker employed to assess how best to safeguard the bat(s). 

Trees 
 
There are 10 trees (including evergreens) located within the rear garden of the site and which are not protected by 
way of Tree Preservation Order(s).  

 

 

The proposed development would see the removal of all ten trees. Given the size and species of these trees they 
have limited value from a visual amenity perspective (within the street scene) and it is not considered that they 
would merit any protection. The Local Planning Authority does not therefore have any objections to their removal. 
The applicants have agreed to plant a number of appropriately sized replacements. This would be secured by way 
of the attached landscaping condition. It is considered therefore that these trees should not constrain any potential 
future development on the site. The proposal is considered to be in accordance with policy EN12 of the adopted 
UDP. 

 
 
 
 
Flood Risk and Drainage 
 
The Councils Drainage engineer has reviewed the application and advised that the site lies within Flood Zone 1, and 
therefore, as the site is below one hectare in size, a flood risk assessment was not required to accompany the 
planning application.  Given the small size of the site the Council Drainage Engineer has recommended that an 
informative be attached which advises the applicant that all drainage work must be carried out in accordance with 
building regulations document H. 
 



 
 
Subject to the above informative the proposal is considered to be in accordance with policy EN19 of the adopted 
UDP. 
 
Air Quality, Noise and Land Contamination 
 

Air Quality 

The proposed development is not within the Greater Manchester Air Quality Management Area.  The scale and 
nature of the development is not likely to have a significant impact on traffic.  As such the Local Planning Authority 
has no objections to the development on Air Quality Grounds. 

Noise 

There are no specific noise concerns however as the development is in a predominantly residential area the 
Councils Environmental Consultant has recommended a condition is attached in respect of noise generative 
construction activities. 

Land Contamination 

A Phase 1 study has been submitted in support of the application.  A low risk from ground contamination is 
anticipated for the site based on historic uses.  The report recommends a watching brief is maintained during 
construction works as there is always a potential for unexpected contamination to be discovered during 
construction works. 

The conclusions of the report are accepted and as such the Local Planning Authority have no objection to the 
application subject to a condition being applied to ensure that a watching brief is maintained throughout the 
construction works. The proposal is therefore considered to be in accordance with policy EN17 of the adopted 
UDP. 

 
Recommendation 
 
 

Approve 
 
 
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 

received 07th July 2020: 
   
 01 - Location Plan; 
 02 - Existing Site Plan; 
 03A - Proposed Site Plan; 
 04A - Proposed House Type A Plans; 
 05A - House Type A Elevations; 
 06A - House Type A Section A-A; 
 07 - House Type B Plans; 
 08 - House Type B Elevations; 
 09 - House Type B Section A-A; 
 10A - Boundary Treatment. 
  
 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. Prior to the commencement of development a traffic management plan shall be submitted to and approved in 

writing by the Local Planning Authority. The TMP shall detail how construction activities will be managed to 
minimise off-site disruption and to ensure there is no increased risk to the members of public. The approved 
TMP shall be adhered to throughout the construction period. 

    
 Reason: - In the interests of the highway safety in accordance with policies A2 and A8 of the adopted UDP. 
 
5. During the period of construction, should contamination be found on site that has not been previously 

identified, no further works shall be undertaken in the affected area. Prior to further works being carried out 
in the affected area, the contamination shall be reported to the Local Planning Authority within a maximum of 
5 days from the discovery, a further contaminated land assessment shall be carried out, appropriate 
mitigation identified and agreed in writing by the Local Planning Authority.  The development shall be 
undertaken in accordance with the agreed mitigation scheme. 

  
 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. 

 
6. 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. 
  
 
7. Noise generative construction activities (works likely to generate noise beyond the site boundary) shall be 

restricted to the following hours; 
   
 Monday - Friday: 08:00 - 18:00 
 Saturday: 09:00 - 14:00 
 Sunday and Public Holidays - No noise generative working / deliveries 
   
 Reason:  In the interests of the amenity of neighbouring occupiers in accordance with Policy EN17 of the 

City of Salford Unitary Development Plan and the National Planning Policy Framework. 
 
8. Prior to first occupation of the bungalows, the new access road including pedestrain access and access 

resurfacing works shown on drawing - 03A Proposed Site Plan; - shall be completed to the satisfaction of the 
Local Planning Authority. 

  
 Reason: To enhance the visibility and safety of the junction for users of the highway in accordance with 

policy A8 of the City of Salford Unitary Development Plan. 
 
9. The window in the eastern elevation of the two storey dwelling at first floor level (along Springfield Lane) 

facing the common boundary with 13a Springfield Lane; shall be fitted with, and permanently glazed, in 
textured glass whose obscuration level is at least 3 on the Pilkington scale of 1-5 (where 1 is clear and 5 is 
completely obscure). 

  
 Reason: In the interest of the amenity of residents in accordance with policy DES7 of the City of Salford 

Unitary Development Plan and the National Planning Policy Framework. 
 
10. 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. 

 
 
 
 
 
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. INFORMATIVE NOTE 
  
 The proposed development lies within an area that has been defined by the Coal Authority as containing 

potential hazards arising from former coal mining activity.  These hazards can include: mine entries (shafts 
and adits); shallow coal workings; geological features (fissures and break lines); mine gas and previous 
surface mining sites.  Although such hazards are seldom readily visible, they can often be present and 
problems can occur in the future, particularly as a result of development taking place.   

  
 It is recommended that information outlining how the former mining activities affect the proposed 

development, along with any mitigation measures required (for example the need for gas protection 
measures within the foundations), be submitted alongside any subsequent application for Building 
Regulations approval (if relevant).    

  
 Any form of development over or within the influencing distance of a mine entry can be dangerous and 

raises significant safety and engineering risks and exposes all parties to potential financial liabilities.  As a 
general precautionary principle, the Coal Authority considers that the building over or within the influencing 
distance of a mine entry should wherever possible be avoided.  In exceptional circumstance where this is 
unavoidable, expert advice must be sought to ensure that a suitable engineering design is developed and 
agreed with regulatory bodies which takes into account of all the relevant safety and environmental risk 
factors, including gas and mine-water.  Your attention is drawn to the Coal Authority Policy in relation to 
new development and mine entries available at:  

 www.gov.uk/government/publications/building-on-or-within-the-influencing-distance-of-mine-entries 
  
 Any intrusive activities which disturb or enter any coal seams, coal mine workings or coal mine entries 

(shafts and adits) requires a Coal Authority Permit.  Such activities could include site investigation 
boreholes, digging of foundations, piling activities, other ground works and any subsequent treatment of 
coal mine workings and coal mine entries for ground stability purposes.  Failure to obtain a Coal Authority 
Permit for such activities is trespass, with the potential for court action.   

  
 Property-specific summary information on past, current and future coal mining activity can be obtained 

from: www.groundstability.com or a similar service provider. 
  



 
 
 If any coal mining features are unexpectedly encountered during development, this should be reported 

immediately to the Coal Authority on 0345 762 6848.  Further information is available on the Coal Authority 
website at: 

 www.gov.uk/government/organisations/the-coal-authority  
  
 This Informative Note is valid from 1st January 2019 until 31st December 2020 
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 works on the adopted highway will be delivered by an s50 agreement and Greater Manchester Roads 

Activities Permit Scheme (GMRAPS) and to funding to facilitate a vehicle crossover area. (Please find 
contact detail below). 

  
 Regarding work to the adopted carriageway and footways, any amendments to the carriageway need to be 

re-instated using similar materials or materials that is suggested by the council's highway engineers. 
   
 Applicant must ensure existing utilities (ie Drainage, BT floor box and adopted street lighting) are protected 

and have permission from the various utility providers to undertake any work within the vicinity of the utility 
and within the footway and protection to the construction of the existing carriageway. 

   
 Useful contacts: 
 Highway Permits/Licensing: 
   
 Applications for all forms of highway permits/licenses shall be made in advanced of any works being 

undertaken on the adopted highway Note: NO boundary fencing shall be erected or positioned on any part 
of the adopted highway with first seeking the relevant permits/licenses from the Local Highway Authority - 
John Horrocks  - Tel: 0161 603 4046 

 
5. 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 2012 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. 

  
 With respect to gas protection measures the applicant's attention is drawn to BRE 414, Protection 

Measures for Housing on Gas-Contaminated Sites.  In addition the requirements of BS8845:2015 Code of 
Practise for the design of protective measures for methane and carbon dioxide ground gases for new 
buildings should be followed for installation and  the verification requirements of CIRIA C735 Good Practice 
on the Testing and Verification of Protection Systems for Buildings against Hazardous Ground Gasses will 
need to be submitted.   

  
 Verification of gas protection systems needs to be undertaken during the construction process, or the 

applicant may not be able to discharge the condition.  This can lead to issues with property searches and / 
or mortgage at a later time. 

 
6. The vehicular crossover points (dropped kerb) must be design in accordance to Salford City Councils 

standard detail. 
 
7. All drainage work must be carried out in accordance with building regulations document H. 
 
 
 
 
 

 
 

 


