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Part 1: Open to the Public

REPORT OF The Strategic Director for Place

TO The Planning & Transportation Regulatory Panel
ON 15th October 2020

TITLE: Planning Appeals

RECOMMENDATIONS: That the report be noted.

EXECUTIVE SUMMARY: To set out details of appeals determined and received.

BACKGROUND DOCUMENTS: 
(Available for public inspection) Details of the applications are available on the 
Council’s Public Access Website 
http://publicaccess.salford.gov.uk/publicaccess/default.aspx
If you would like to access this information in an alternative format, please contact the 
planning office on 0161-779 6195 or e-mail planning.contact@salford.gov.uk

KEY DECISION: NO

DETAILS: Please refer to the attached schedule.

KEY COUNCIL POLICIES: Performance Management

EQUALITY IMPACT ASSESSMENT AND IMPLICATIONS: N/A

ASSESSMENT OF RISK: N/A

LEGAL IMPLICATIONS Supplied by: N/A 

FINANCIAL IMPLICATIONS Supplied by: N/A

PROCUREMENT IMPLICATIONS Supplied by: N/A

HR IMPLICATIONS Supplied by: N/A

CLIMATE CHANGE IMPLICATIONS Supplied by: N/A 

OTHER DIRECTORATES CONSULTED: N/A

CONTACT OFFICER: Liz Taylor TEL NO: 0161 779 4803

WARDS TO WHICH REPORT RELATES: As specified in the attached schedule.
 

http://publicaccess.salford.gov.uk/publicaccess/default.aspx


2

PLANNING AND TRANSPORTATION REGULATORY PANEL

REPORT ON PLANNING AND ENFORCEMENT APPEALS DECIDED

APPLICATION No: 19/74018/FUL

APPELLANT: Mr Michael Riding

APPEAL SITE: Vacant Land, Granary Lane, Worsley, M28 2PH

PROPOSAL: Permission in principle application for the erection of 3 no 
residential detached properties with garages and ancillary 
landscaping

WARD: Worsley

OFFICER 
RECOMMENDATION: Refuse

APPEAL DECISION: Appeal Dismissed

DECIDED ON: 25 August 2020

An application for the above development was validated on 27th August 2019 and was refused, under 
delegated powers, on 26th September 2019. The reason for refusal is as follows:

1. The proposed development would result in the loss of an informal leisure function within the 
wider allocation of the site for new and improved recreation land. The loss of trees within this 
woodland setting is considered to have a detrimental impact on the character of the area. The 
residential development of the site is contrary to policies R6 (reference R6/16) and EN13 of the 
City of Salford Unitary Development Plan and the National Planning Policy Framework.

Background to Permission in Principle (PiP)
Permission in Principle is an alternative way of obtaining planning permission for housing-led 
development which separates consideration of matters of principle for proposed development from the 
technical detail of the development. The Permission in Principle route has two stages: 

 Stage 1 establishes whether a site is suitable in-principle; 
 Stage 2 submission of ‘technical details’.

In considering the application, the Local Planning Authority is limited in its scope of assessment to 
considering location, land use and amount of development. Only issues relevant to these in-principle 
matters should be considered at the permission in principle stage, with all other matters to be considered 
at the technical details consent stage.

Appeal Decision
The Inspector recognised that the site is located within the northern part of a larger area of land 
designated for recreational purposes in the development plan. Area 16 - Alder Forest, Winton comprises 
formal recreational uses associated with AFC Monton and more informal recreational space, including 
woodland, grassland, a cycleway/track and a locally designated Site of Biological Importance in the 
south. It also forms part of a wider area covered by a woodland Tree Preservation Order.

Notwithstanding the peripheral location of the appeal site within Area 16, the Inspector agreed that the 
provision of three dwellings there would conflict with its recreational purpose. He confirmed that Policy 
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R6/16 of the UDP is consistent with the National Planning Policy Framework 2019 (the Framework) and 
gave this policy substantial weight.

Further, notwithstanding the lack of a definitive layout or details of the proposal (not required with the 
stage 1 application), the Inspector was satisfied that the provision of three detached dwellings with 
garages within this relatively small area of TPO-protected woodland would be incongruous as the nearby 
dwellings are located outside the TPO designation/Area 16 and are visually distinct from them. The rear 
gardens of the Ryecroft Lane dwellings provide a buffer between them and the site, whilst Granary Lane 
and the front gardens of Nos 35 and 37 provide a clear separation between these dwellings and the site 
and concluded that the proposed development would significantly and adversely affect the woodland’s 
character and appearance and would therefore detract from its informal recreational purpose.

In terms of the need for an additional three houses in this area, the Inspector had no reason to doubt 
the housing land supply for the City and gave the provision of three additional dwellings, even for people 
who wish to build their own homes, only very limited weight.

In his assessment, the Inspector did recognise that the development would afford opportunities for active 
woodland management as well as Japanese Knotweed treatment but these matters were also given 
limited weight. The site is on the Council’s Japanese Knotweed treatment programme and has had its 
first treatment. The upgrading of the designated footpath was also recognised, but again, held little 
weight in the assessment as this would be largely outside of the scope of the stage 1 PiP application.

In conclusion, the Inspector decided that the location, use and amount of development proposed would 
be harmful to the existing recreational land use and the character and appearance of the area. It would 
conflict with Policy R6 of the UDP, and with guidance contained within the Framework and the appeal 
was dismissed.
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PLANNING AND TRANSPORTATION REGULATORY PANEL

REPORT OF NEW PLANNING AND ENFORCEMENT APPEALS RECEIVED 

APPLICATION No: 20/74609/ADV

APPLICATION 
DECISION LEVEL: Delegated to Officer

OFFICER Refuse
RECOMMEND’N:

APPEAL SITE: Manchester Media Wall Trinity Way Salford M3 1NH   

PROPOSAL:  Consent to display 1x Full Motion Digital illuminated screen

WARD: Ordsall

APPELLANT: Mr Steve George

DATE RECEIVED: 9 September 2020

An appeal has been received against refusal of a planning application.

The reasons for refusal are as follows;

The existing advertisement is located in very close proximity to a number of habitable room 
windows in the adjacent building ('The Residence').  Future occupiers of the building would 
face the blank expanse of the rear of the advert which would be overbearing and would 
significantly harm their outlook, light and general amenity contrary to policy DEV2 of the City 
of Salford Unitary Development Plan and NPPF.

The adopted Greengate Strategy seeks to create "a dynamic residential and commercial 
place with an exceptional public realm".  This is reinforced by the Irwell City Park Planning 
Guidance which states the area will be "a vibrant and distinctive part of the Regional Centre 
with a range of functions including commercial, residential, cultural, retail and leisure uses. It 
will be characterised by a continuous riverside cycle/walkway, high quality public spaces and 
a distinctive waterside frontage with new connections between Manchester, Salford and 
Trafford."  The advertisement has introduced a large unattractive structure which dominates 
this part of Greengate and the Riverside.  It causes significant harm to the character of the 
area and riverside park/walkway and regeneration aspirations for the area.  The riverside 
walkway and advert could not acceptably co-exist and future users of this route would find it 
very unattractive and overbearing with limited natural surveillance as well as areas of 
concealment. The application is therefore contrary to policy DEV2 of the City of Salford 
Unitary Development Plan as well as the Greengate Regeneration Strategy, Irwell City Park 
Planning Guidance and NPPF.


