
APPLICATION No: 20/75576/FUL
APPLICANT: United Utilities
LOCATION: Three Sisters, Chatsworth Road, Eccles, M30 9FA, 
PROPOSAL: Proposed pressure relief column, grasscrete footpath and 

enhancement works to the Three Sisters SBI including works to 
the boardwalk bridge and clearance and re-grading works to the 
ponds and associated ditches including the installation of a 
timber weir and a culvert in association with permitted 
development to construct an underground storage tank, control 
kiosk and connecting pipework

WARD: Eccles



Description of Site and Surroundings 

This application relates to four areas of the Three Sisters nature reserve which occupies a 4.3 hectare plot, 
spanning the area between Rutland Road and Chatsworth Road in Ellesmere Park.   

There is no vehicular access onto the Three Sisters site, with pedestrian access being possible from both Rutland 
Road and Chatsworth Road. There are a series of pedestrian paths crossing the site, with bridges/boardwalks 
providing access over the ponds and associated ditches. 

The Three Sisters site is identified as a Site of Biological Importance (EN8/3). It is also a recreation site under 
saved UDP policy R1, with the site forming a publicly accessible greenspace. The site is identified under saved 
UDP policy R6/4 as an area for new and improved recreation facilities. 

None of the trees on site are protected by a Tree Preservation Order (TPO). A request for a TPO to be made to 
protect the trees on the site has been received since the application was submitted. However, the council’s 
consultant arborist has advised, following completion of a TEMPO assessment, that the trees are not worthy of 
protection via a TPO. The application site is not located within a Conservation Area. 

A section of Roman Road, which linked Manchester to Wigan, runs across the northern most portion of the Three 
Sisters site. 

Three sections of the application site are bounded on all sides by other land within the Three Sisters site, with the 
portion of the application site that abuts Rutland Road being bounded to the north, east and west by other land 
within the Three Sisters SBI, with residential properties occupying the land to the south. The wider area is 
residential in character. 

Proposed Development and Background

11 properties on Westminster Road, Rutland Road and Sandwich Road are currently at risk of flooding due to a 
lack of hydraulic capacity in the local combined sewer network, which results in high surcharge levels sufficient to 
cause flow to reverse up lateral connections from the combined sewer and discharge into the affected properties. 

United Utilities have, in their role as the statutory undertaker for water and wastewater services in the northwest, 
considered various options to alleviate the problem with these being summarised in the Optioneering Report 
submitted with the application.

The options United Utilities have considered include – 
 The provision of online storage by laying 510m of 1200mm diameter sewers or 1000mm by 1000mm box 

culverts in the highway on the line of the existing sewers on Sandwich Road, Westminster Road and 
Ellesmere Road

 Separating and removing 80% of the surface water entering the combined system – this would require works 
to separate the foul from the surface water flow at a large number of private properties 

 The provision of offline storage in an underground storage tank - this option includes the provision of a 
manhole containing a weir, with excess flows generated during a storm event being transferred from this 
manhole via a new pipeline to the tank where it is stored before being pumped back into the system after the 
storm is over.

In respect of the offline storage solution 6 alternative sites were considered in respect of the location of the tank 
including – 
 The Ellesmere Park playing fields on Ellesmere Road
 The Three Sisters Nature Park
 Clarendon Gardens on Victoria Crescent/Half Edge Lane
 Portland Road playing fields
 Within the grounds of the Old Wentworth High School on Wentworth Road
 Installing a tank/tanks in the highway

After undertaking this process the Three Sisters site was identified by United Utilities as the preferred option on 
the basis that it included the shortest length of pipe laying in the highway, meaning that the overall construction 
programme is shorter and the works will therefore result in the minimum disruption to residents and their visitors, 



with the proposal also representing the best value for money for their customers according to a cost benefit 
analysis. 

The ecological constraints at the Three Sisters site where recognised by United Utilities when identifying this site. 
However, they considered that the flora and fauna can be adequately protected, with United Utilities being 
committed to improving features in the wider nature park by careful landscaping and working closely with Salford 
City Council and its rangers to enhance existing habitats. 

The flood alleviation scheme that United Utilities propose to undertake at the Three Sisters site involves the 
following elements – 
 A below ground storm storage shaft, including pump well for 3 no. pumps.
 A below ground valve chamber.
 Below ground service connections (BT cable and power cable).
 An above ground power and control kiosk constructed from glass-reinforced plastic (GRP) and finished in a 

Holly Green colour.  
 An above ground 4m high pressure relief column colour treated in black.
 A 9.85m long by 2.5m wide grasscrete footpath for use by maintenance personnel.

The below ground elements would be covered by two concrete maintenance aprons, with a series of 13 iron and 
steel covers being provided to allow maintenance access to the below ground structures. 

The storage tank and associated equipment layout is shown below, together with elevations of the pressure relief 
column and control kiosk – 

 



In addition, a series of new sewers would be laid beneath Rutland Road, Sandwich Road and Westminster Road. 

While undertaking the works, United Utilities intend to create a 1620sqm (approx.) temporary working area on the 
Rutland Road frontage of the Three Sisters site. This area would provide site offices and facilities, a staff car 
parking area, a delivery area and areas for plant and material storage. 

The submission advises that construction is expected to start in October 2020 with establishment of a construction 
site office and welfare facilities, final ecological checks and site clearance activities. The main civil engineering 
works would run from November 2020 to March 2021, with the installation and commissioning of mechanical and 
electrical elements taking place for up to an additional three months afterwards until around June 2021. United 
Utilities have advised that they will normally be on site between 7am-6pm Monday to Friday and 8am-12pm on 
Saturdays, but acknowledge that there will be times when overnight working will be required, for example when 
making connections to the existing sewerage system during periods of low flows overnight. The submission 
confirms that Network Plus and United Utilities will communicate with residents anticipated to be affected by any 
works outside of the normal working hours in advance of them occurring. 

During construction there will be a requirement for some temporary road closures and traffic management on 
Rutland Road, Westminster Road, Sandwich Road and some adjacent roads. United Utilities have advised that 
residents and the local highway authority will be kept informed of the anticipated closures and traffic management 
arrangements, with any work within the public highway being executed and managed in accordance with highway 
regulations.

On completion, the facility will be managed by United Utilities as part of their portfolio of assets across Salford 
and the North West. The site will have quarterly inspections, an annual inspection and a mechanical and electrical 
annual service. Visits will be undertaken in a Toyota Hilux or a large transit van, save for when the tanks are being 
cleaned when an 8 wheeled jetvac unit will visit. A mobile davit will be used to lift out the pumps as required. 
During visits these vehicles will park on Rutland Road.

According to the submission documents, the proposal would reduce the risk of flooding to the 11 properties to a 
1 in 30 year return period event. The effected properties are currently at risk of a 1 in 2 year flooding frequency.



In order to mitigate for the loss of trees and vegetation removed to facilitate the development, United Utilities are 
proposing to undertake tree replanting and landscape reinstatement in the working area as per the detail below – 

In addition, United Utilities are also proposing to undertake a range of enhancement works within the wider Three 
Sisters site including:-
 Replacing the existing timber boardwalk/bridge with a raised stone path set approx. 150mm above board level 

with a piped culvert below.
 Clearing vegetation from the northern section of the main pond, adjacent to the outfall, to create a more open 

pond surface.
 Desilting the northern section of the main pond and installing a timber weir at the outfall, adjacent to the timber 

footbridge, to catch the silt before it enters the pond and regulate the pond depth, as well as making it easier 
in future to carry out localised silt clearance.

 Creating an area to the north east of the main pond to reuse silt removed from the pond – this element involves 
the introduction of a low bund to the pond edge to retain silt, with the silt area being fenced off to discourage 
access until dried.

 Clearing vegetation from the ditch running from the main pond to the overflow pond, desilting it and 
undertaking regrading works to improve water flow between the ponds.

The image below shows the detail of these works –



As a Statutory Undertaker United Utilities have permitted development rights which enable them to undertake 
various works without the requirement for planning permission. Specifically, Class B of Part 13 of the Town and 
Country Planning (General Permitted Development) (England) Order 2015, as amended, allows United Utilities, 
or a contractor working on their behalf, to undertake the following–
(a) development, not above ground level, required in connection with the provision, improvement, maintenance 
or repair of a sewer, outfall pipe, sludge main or associated apparatus;
(b) the provision of a building, plant, machinery or apparatus in, on, over or under land for the purpose of survey 
or investigation;
(c) the maintenance, improvement or repair of works for measuring the flow in any watercourse or channel;
(d) the installation in a sewerage system of a pumping station, valve house, control panel house or switch-gear 
house;
(e) any works authorised by or required in connection with an order made under section 73 of the Water Resources 
Act 1991 (power to make ordinary and emergency drought orders);
(f) any other development in, on, over or under their operational land, other than the provision of a building but 
including the extension or alteration of a building.



In respect of Class B(d), any development involving the installation of a station or house exceeding 29 cubic 
metres in capacity, would require planning permission if the installation is carried out at or above ground level or 
under a highway used by vehicular traffic. 

United Utilities are utilising permitted development rights provided under parts (a) and (d) of Class B of Part 13 of 
the Town and Country Planning (General Permitted Development) (England) Order 2015, as amended, in order 
to install the following elements - 
 The below ground storm storage shaft, including pump well for 3 No pumps.
 The below ground valve chamber.
 The below ground service connections (BT cable and power cable).
 The above ground power and control kiosk (its cubic capacity is less than 29 cubic metres).
 The concrete apron and the associated manhole covers.
 The new sewers that will be laid beneath Rutland Road, Sandwich Road and Westminster Road.

In addition, the temporary working area providing site offices and facilities, a staff car parking area, a delivery area 
and areas for plant and material storage is being installed using permitted development rights provided under 
Class A of Part 4 of the Town and Country Planning (General Permitted Development) (England) Order 2015, as 
amended, which allows for “The provision on land of buildings, moveable structures, works, plant or machinery 
required temporarily in connection with and for the duration of operations being carried out on, in, under or over 
that land or on land adjoining that land”

Consequently, these elements will not be considered in the appraisal section below, as the Local Planning 
Authority have no control over development undertaken using permitted development rights so long as it is 
undertaken in compliance with the conditions associated with each particular right. 

To conclude, the Local Planning Authority is only able to consider in their assessment of this application the 
elements of the works that require planning permission, which comprise the following: – 

 the pressure relief column.
 the grasscrete footpath. 
 the enhancement works comprising works to the boardwalk bridge and clearance and re-grading works 

to the ponds and associated ditches including the installation of a timber weir and a culvert. 

Relevant Site History

No relevant site history

Publicity

Site Notice: Non HH Article 15
Reason: Wider Publicity

Press Advert: Not Applicable

Neighbour Notification

When originally submitted, 9 neighbouring properties were notified of the application. 

Post submission, the red line boundary of the application site was revised, with the description of development 
also amended and updated plans and information provided.

On the 7th September 34 neighbouring properties, and all those who had made representation on the application 
so far, were notified of the revisions and given 21 days to comment.  

Representations

Rebecca Long-Bailey MP has objected to the application. The issues raised in her objection letter are summarised 
below – 



There is significant local interest in the proposal, and while residents support the undertaking of works to prevent 
homes flooding, they are concerned that not all viable options within the area have been considered with the 
proposal resulting in the eradication of large portions of mature and diverse habitat effecting wildlife, including 
protected species, with any replacement vegetation talking years to establish to the same density and value as 
that which is lost. 

United Utilities should work with Salford Council and residents to examine other viable options to provide the flood 
protection, as -

1. The proposal is in contravention of planning protections granted pursuant to the Ellesmere Park 
Supplementary Plan and supporting Unitary Development Plan policies

2. Other viable sites for the works, the car park and the storage compound need to be considered further
3. The preservation of habitat and protected/non protected species has not been adequately considered

The Ellesmere Park Residents Association (EPRA) has objected to the application. The issues raised in their 
objection are summarised below – 

The EPRA have been instrumental in securing the SBI status for the Three Sisters site and then undertaking 
works to protect and enhance the site  They advise that they fully understand the need for United Utilities to 
undertake work to improve the sewer system in the vicinity of Rutland Road and Westminster Road. However, 
they state that there are viable alternative solutions for both the tank and the temporary car park and storage area 
that have not been fully considered by United Utilities and consequently they object to the application, which would 
have a negative impact upon the Three Sisters Nature Reserve. 

Two petitions have been received in response to the application – one with 10 signatures and another with 30 
signatures – with signatories of both petitions objecting to the application.

In addition, 492 letters of objection have been received in response to this application. The issues raised have 
been summarised and grouped together into objection types below – 

The need for the development

 The applicant has failed to clearly demonstrate and/or evidence the need for the proposal, no evidence has 
been submitted about the nature and scope of the flooding problem to be addressed.

 Other development proposals have been resisted at the Three Sisters Site in the past, for example a proposal 
for a children’s playground and proposals for housing in association with the former Greenwood School site 
playing field – why is this application being considered? 

 Had United Utilities maintained / replaced and upgraded the sewers over the years the proposal would not be 
necessary. 

 Part of the problem regarding sewerage is because significant housing development, has been allowed in 
Ellesmere Park over the last 20 years, without any thought for disposal – there have been far too many houses 
built and now the drainage system cannot cope; upgrades should have been secured at each point when new 
housing was allowed.

 The Council should unblock all the drains/manhole grids that are blocked and filled with debris, being more 
proactive in cleaning the streets rather than waiting for issues to arise – residents pay a very high council tax 
for this area but they are not getting Value for Money.

Consideration of alternative sites

 There are alternative locations for the proposed development that would not have a negative impact on a 
valuable open space or a site of biological importance. There is currently no evidence that all viable alternative 
options have been considered.



 The site appears to have been chosen because the work could be undertaken and achieved for the cheapest 
cost and maximum profit generated for the company. Three Sisters is fundamentally an inappropriate site due 
to its value to the environment and the community. Development at the site should only be considered as a 
last resort.

 It is questioned whether United Utilities really need the compound and temporary parking.

 The area that will be destroyed to facilitate the works is many times greater than the area required for the 
siting of the underground storage tank. There would be removal of trees and vegetation on 0.2ha of the Three 
Sisters – approximately 4.7 % - and a permanent loss of 0.06ha. There are alternative areas where car parking 
and storage could be provided or alternatively, staff could be given bus passes and encourage public transport 
rather than contributing to further pollution. 

 The applicant has failed to demonstrate within or outside of the planning application that the proposed scheme 
is the only possible and practical solution.

 The volume of objections demonstrates that residents would prefer an alternative solution and are content to 
accept further disruption and construction time.

 Impact on the Green Belt

 The area is slowly losing its greenbelt and further loss is not acceptable.

Impact upon the SBI and ecology

 The Three Sisters Park is classified as a site of biological Importance due to the wide variety of flora and 
fauna at the site with the park including areas of grassland, mature trees and ponds. It is of both local and 
national importance. The proposal will result in the loss of at least 17 mature trees, some of which are over 
200 years old (some of which have bat boxes installed on them) as well as other habitat for wildlife. Many 
species, including species such as bats, great crested newts and nesting birds e.g. the heron, which are 
protected by the Wildlife and a Countryside Act 1981 and the Conservation of Habitats and Species 
Regulations 2017, will therefore lose their habitats, nesting areas and feeding grounds. 

 The clearance will leave the ponds more exposed. This year, there have been several moorhen roods hatched 
on the pond, as well as mallards. Without the shelter of the surrounding trees the moorhens and mallards 
may well not return.

 Three Sisters is a resource for wildlife from much farther afield who use it in a ‘watering hole’ scenario for 
foraging, hunting, nesting etc. The heavy construction activity and subsequent landscape alteration will have 
an unacceptable impact wildlife that resides beyond the reserve itself. 

 There are concerns that the noise and vibrations of the construction process will adversely affect flora and 
fauna within the Three Sisters Reserve. United Utilities have not sought advice from the key national specialist 
ecology bodies such as The Bat Conservation Trust, The Amphibian and Reptile Conservation Trust, 
Lancashire Wildlife Trust or The Royal Society For The Protection of Birds on the matter of how construction 
would impact on protected species. 

 The proposal will result in a net loss of biodiversity – nature reserves should be protected and enhanced, not 
destroyed particularly when there are so few of them. The Prime Minister's recent statement on biodiversity 
sets out that the direction of travel for national policy is to further improve and further protect wildlife, 
biodiversity and associated habitats.

 Residents that have been subjected to flooding want a solution to the problem, however not at the Three 
Sisters SBI site.

 The damage the work will have is disproportionate to the risk that the work aims to mitigate and the benefits 
the scheme brings in alleviating sewer flooding – relieving the flooding of a small number of houses does not 
clearly outweigh the damage to the SBI.



 There are concerns that the expert reports relating to ecological aspects of the proposal will not be adequately 
adhered to, monitored and respected at every stage of the prosed work.

 Upon completion of the works it is stated that every few weeks light goods vehicles will have to attend and 
every few years a mobile crane will be required to remove components. It therefore seems that the site 
become a regular construction site, with this having a detrimental effect on wildlife.

 Permitted Development Status requires United Utilities to act reasonably. There is no reasonable argument 
for damaging the Three Sisters SBI. 

Adequacy of Technical Reports in respect of ecology 

 Full consideration has not been given to the impact of the proposal on biodiversity. 

 The area has not been adequately surveyed, the research that UU have undertaken appears to be mainly 
desk based with a limited visual survey and it is impossible to say which species will be affected - the area 
where works will take place comprises long grasses, bramble and stinging nettles and as such it is completely 
impenetrable. How can any suitable measures for the protection and relocation of wildlife to other suitable 
habitats be proposed when the full extent of what creatures are present on site? 

 Residents in the area have seen significantly greater numbers of species on site than are documented in the 
ecological survey.  

 The submitted ecological survey states that the ponds are likely to dry up annually and this is not true; they 
contain water all year round making them more likely to house great crested newts and other amphibians. 

 The eDNA test carried out for newts is inadequate and not in accordance with government guidelines. 

 There are great crested newts present on the SBI, with local residents having seen Great Crested Newts at 
the site, having photographic evidence of their presence. A Newt Barrier was established when Greenwood 
Place was built. 

 The bat scoping report is adequate - there is a robust bat population at the site with bats roosting, foraging 
and commuting on the site. Without an adequate assessment being undertaken the protection of bats cannot 
be guaranteed.

Adequacy of proposed mitigation in respect of ecology and biodiversity

 The submission fails to give full details of the compensation that will be provided for the destruction of the SBI 
and the loss of biodiversity that will occur. 

 The Three Sisters site is a statutory designated site and therefore a minimum of 10% biodiversity net gain 
should be provided. 

 Given the failings in the survey information, the applicant's biodiversity score could have been 
underestimated. It therefore follows that the gap between existing biodiversity value and any value after the 
proposed mitigation would be wider. 

 United Utilities do not have a track record locally of adequately restoring fragile landscapes, with them having 
failed to deliver proper restoration at other sites, for example in Roe Green and the small play park on the 
walkway of the old railway leading from Quaker bridge to Monton Road which was dug up by United and 
never replaced after the works. 

 The addition of walkways and concrete covers reduces the ability of the site to regenerate over time.

 The planting plan indicates that there will be an area of grassland fronting onto Rutland Road – this is not 
deemed acceptable.

Tree Loss



 The proposal will result in the loss of 17 mature trees, including several mature oaks, many to accommodate 
a temporary compound/parking area. The trees are an integral part of Ellesmere Park and should not be 
removed. The trees may not be protected by a Tree Preservation Order but they contribute vastly to the 
beauty of the area – the trees that will be lost are category B trees which are desirable for retention due to 
their moderate amenity value and a 40+ year life span. 

 An urgent request for a TPO has been made as although the site is in the ownership of the council it is at 
threat from development and the amenity value of the trees on the application site and the wider Three Sisters 
site is considered high. A request has been made for an independent assessment of whether the trees at the 
Three Sisters site are worthy of a TPO to avoid allegations of bias. 

 The area will take years, if not decades, to recover, the tree replacement proposes 2 year old trees which will 
take a significant period to grow to the same size as the trees that will be lost; 2 for 1 replacements of this 
type is not adequate to compensate for the loss that will occur, with 2 for 1 replacements being contrary to 
the recommendations of UUs consultant who advises that 3 for 1 replacements should be provided. 

Impact on an area of public open space

 The Three Sisters Park is a much-valued open space and local amenity, enjoyed by many residents of all 
ages on a daily basis, both local and from the wider area, including those with disabilities, with its use and 
value to the community having increased during the Covid-19 pandemic. The loss of the space will have a 
negative impact upon the physical health and mental wellbeing of many residents.

 The Three Sisters Park is an educational resource for children, those with special needs and adults to learn 
about biodiversity and wildlife and the importance of protecting it.

 There aren’t many public green spaces or parks in Ellesmere Park and those which exist should be preserved 
for all those in the community to enjoy. 

 The Three Sisters site is valued by the community with a lot of people having worked hard to improve this 
site, with local people volunteering to survey wildlife, as well as undertaking improvement works with Salford 
Rangers and assisting with maintenance of the footpaths and ponds. 

 The installation of the above ground elements is not essential to the use of the site as an area of public open 
space. This is contrary to Policy 2 of the Ellesmere Park SPD which states that “Built development within 
them is unlikely to be appropriate except where it is essential to their successful use as public open spaces”

Visual amenity and impact upon the Conservation Area

 Three Sisters is an integral part of the Ellesmere Park Conservation Area and helps give the area its unique 
identity. The undertaking of such an invasive, destructive project in a conservation area is not acceptable.

 The proposal will result in the loss of trees and a loss of natural landscape, having a negative impact upon 
visual amenity and resulting in a loss of views – it would result in the loss of a green corridor and an area of 
natural beauty.

 The proposal will create in eyesore in a beautiful area, with central Ellesmere Park being a conservation area. 

 The pressure relief column will be of significant detriment to the traditional lamp posts. 

 The appearance of the site post construction will be at odds with the natural appearance of the Three Sisters 
nature reserve, with the kiosk, column, grasscrete and concrete area jarring with the open frontage of the 
Three Sisters and introducing a more urban steetscape. 

 No attempts have been made to screen the development from view or to integrate it into the nature reserve. 



 If the development has to be located in the Three Sisters Park it should be placed closer to Greenwood 
Place/Cavendish Road – away from the central public walk through areas, with any new pathways matching 
those already in existence, not being tarmacked. 

 If United Utilities want to create an access for vehicles to inspect / pump the storm tank/apparatus, and this 
could be done parallel to the road – so the hard-surfacing may not be completely necessary.

Impact on residential amenity - privacy, fumes & odours (excluding construction)

 The proposal will result in neighbouring residents experiencing a loss of privacy – a car park by its very nature 
will result in more people being the area with the people being able to see into the windows and properties of 
the surrounding houses.

 There are concerns that the development will be hazardous to local children and vulnerable people – will the 
pressure relief column emit toxic fumes, sewerage particles or effluent? 

Traffic Impacts

 The proposal will result in an increase in traffic on narrow and quiet roads, with the increase in the number of 
heavy, noisy vehicles being detrimental to residents living nearby and those visiting the SBI and creating air 
pollution.

 The introduction of heavy plant and machinery, a car park and compound and construction vehicles to the 
area will make the area unsafe for young families and students who visit the Three Sisters site and for children 
walking to the 3 schools and 1 college in the surrounding area along Rutland Road.

 Cars already drive too fast in this area and adding more vehicles will inevitably result in more cars breaching 
speed restrictions.

 The area already suffers enough from poor roads, excess cars and is rapidly becoming unsafe for the 
pedestrians - the addition of traffic from the construction site is going to aggravate matters.

 Upon completion of the works it is stated that every few weeks light goods vehicles will have to attend and 
every few years a mobile crane will be required to remove components. The site will therefore become a 
regular construction site, with this making the area unsafe.

Construction Issues

 The application is silent on the nature and number of vehicle movements during construction phase, and also 
silent on whether the construction phase would result in noise, vibration, air pollution and highway conflicts. 
Given the close proximity to residents and educational institutions, these matters should be properly detailed 
and assessed, and any appropriate conditions applied.

 The proposal will involve a lengthy construction period, this will result in significant disturbance and disruption 
to residents, with the works having a negative impact upon neighbouring resident’s physical and mental 
health.

 The construction hours of 7am to 6pm on weekdays and Saturdays 8am-12pm should be reduced to ensure 
highway safety and minimise the adverse impact on residential amenity.

 Neighbouring residents will experience issues accessing roads nearby, in particular Rutland Road, when the 
construction works are ongoing.

 Construction traffic has the potential to damage the roads and create dangerous potholes – will these be 
repaired afterwards?

 The timing of the proposed constriction works will limit people’s access to the Three Sisters site at a time 
when it will be most needed to provide a place to exercise/undertake a daily walk or find tranquillity while 
enjoying nature with the country being amidst a global pandemic.



Crime and anti-social behaviour issues

 The inability of residents on Rutland Road and other streets to access their properties by car during 
construction will increase the risk of person on person crime while also increasing the risk of vehicle crime as 
residents will not be able to keep an eye of their cars if they are parked at a distance from their homes.

 There are already issues with drug taking and anti-social behaviour to the north end of Three Sisters. The 
introduction of a car park and large kiosk could provide a new congregation point for further antisocial 
behaviour including graffiti, littering and drug use – UU have advised the areas would not be fenced off making 
access by undesirables easy.

Archaeology, including queries over adequacy of the archaeological report

 The site is located in close proximity to the Roman Road running from Manchester to Wigan and there may 
be other artefacts of historical interest related to the Roman Road in the vicinity, with Roman Coins having 
been found in the area in the past. 

 The archaeological survey is desk based, with only a limited physical walk having taken place. The survey 
work is insufficient. Without a full archaeological study, it is possible that the development will obliterate some 
key historical elements. At the very least a full field geo-survey should be undertaken.

Drainage impact

 The removal of trees and destruction of natural habitat will likely to impact on surface water runoff with the 
loss of areas where rainwater can percolate into the soil and evaporate naturally exacerbating flooding issues. 

Adequacy of consultation by United Utilities and the Local Planning Authority

 United Utilities have not engaged with local people with them having undertaken only limited public 
consultation with the immediate residents of Rutland Road.

 United Utilities say that they undertook pre-application consultation with the Ellesmere Park Residents 
Association. This is not true – a scheme was presented to the committee as a fait accompli, immediately 
before submission.

 United Utilities have submitted the application at a time of national upheaval when public consultation and 
debate is not possible. There should be public consultation and a public meeting about the proposals. 

 United Utilities say that residents were consulted but residents dispute this saying that UU simply presented 
information rather than seeking residents’ views and input on site selection. 

 United Utilities have misled neighbours in conversations concerning the project, with neighbours being led to 
believe that the proposals are much more limited than they are, that the period of disruption will be shorter 
than it is and that the site will look virtually the same upon completion.  

 There has been limited publicity of the planning application and consultation with local residents The planning 
application has not been publicised in the local area to let residents know about the changes - there have not 
been any planning notices posted or the notices that have been posted have been removed. The site notices 
do not have full details of the proposal. 

 The Salford council website makes it very difficult to see any details of the application, with the website not 
working with iPad or android devices. This prevents the majority of the public viewing applications 

 Residents have not been given enough time to review, comment and negotiate and the finer details of the 
design and size of the proposed installation have not been adequately shared with residents. 



 The recent neighbour notification sent by the Local Planning Authority only refers to an amended description, 
and is silent on the additional documents submitted, which include a revised Planning Statement, an Options 
Report and a revised enhancement scheme. 

 United Utilities say that they have undertaken pre-application discussions with the LPA on this scheme. 
However, the scope of that pre-application stage appears not to have included. 

Devaluation of property

 The proposed development is in the heart of an area where properties command a premium, in part due to 
the presence of the Three Sisters SBI and the tree lined roads. If there is a negative impact upon property 
prices as a consequence of the proposal, who would be responsible for projected losses incurred?

Precedent for further development 

 Allowing this proposal to go ahead will set a precedent for further development within the Three Sisters SBI.

Other issues

 If there are sewer issues, what are these, if this is structural, has a full ground load survey been carried out 
to ascertain whether the proposal will affect local property foundations?

 There are concerns that the temporary elements will become permanent features.

 Why has there been no environmental impact assessment carried out? 

 The submission documents contain errors which raise questions over their accuracy – for example the Three 
Sisters site is described as bordering residential housing and two golf courses when in fact it borders 
residential housing and Eccles College. 

 The Council as landowner stand to benefit from the proposal financially, with the enhancement works and 
treatment of knotweed also bringing a non-financial benefit as these works would otherwise need to be 
undertaken by the Council.

 Many residents feel the process has not been properly administered by the Council with residents feeling that 
the Council is acting in concert with UU on this proposal, both as landowner and as a biased decision maker 
on the planning application. 

 Objectors have raised concerns over the responses from the Planning Policy Team and the Greater 
Manchester Ecological Unit, questioning whether these consultees have considered everything in sufficient 
detail and disagreeing with their assessment and conclusions. 

The amended / additional information does not address residents’ concerns

 The updated plans and additional information still shows no consideration and fails to sufficiently address – 
o the detrimental impact the proposal would have on wildlife, including protected species, and the 

environment 
o other areas where the proposed development could be located 
o the impact of the proposal on the historical roman road and how that would be preserved
o the impact that the proposal will have on neighbouring residents and the wider community with the 

proposal destroying a wild area of beauty and public open space that is used every day, replacing it with 
an eyesore

 the proposal will open to floodgates to further development at the Three Sisters site e.g. telecoms towers and 
housing

 Rather than an objective assessment, the options report is a subjective and selective commentary on 
alternative solutions and sites, rather than an impartial and structured assessment.



 The options report does not demonstrate that there is a need for the development in the form proposed - there 
are other locations for the storm tank and temporary compound that have not been given due consideration 
by United Utilities.

 United Utilities dismiss other sites based on the assumption that they will not be received favourably by 
consultees or the LPA, but no evidence is presented to qualify the assumptions being made.

 Some of the criteria used in the options report are difficult to understand and interpret, with some criteria 
containing factors that are at odds with each other. The assessment criteria should be broken down further 
and clarified, with increased commentary re the impacts of each option being set out. 

 United Utilities did not invite suggestions from residents on other potential sites and it appears that they may 
not have consulted the LPA on other solutions/options at pre-application stage either. Had they done so 
additional options could have been considered in the options report.

 The scheme should be considered as a whole –while UU are using their permitted development rights for part 
of the scheme, the whole scheme should be properly considered.

 If Class A, Part 4 of the GDPO (Temporary building and uses) is relied upon for the temporary elements then 
under A2, condition b) would apply whereby “any adjoining land on which development permitted by Class A 
has been carried out is, as soon as reasonably practicable, reinstated to its condition before that development 
was carried out.” This condition cannot be satisfied given the outcome – the land will not be returned to the 
condition it was prior to development. The site edged red should include the temporary element.

2 letters of support have been received in response to this application. The following points have been made:-

 This will be an important and much needed improvement to the infrastructure required to deal with rainwater 
surges in the area.

 The temporary disruption may cause some minor inconvenience, but it seems necessary to allow the work to 
take place.

 It seems that the work will ultimately not affect the areas people use, and if the tank must be installed in the 
area, the proposed site seems to be the most appropriate place

 
Consultations

Air Quality, Noise, Contaminated Land – no objection

Air Quality
State that the proposed development is not within the Greater Manchester Air Quality Management Area, with the 
scale and nature of the development being unlikely to have a significant impact on traffic. Confirm that they 
therefore have no objections to the development on Air Quality Grounds.

Noise
Note the working hours proposed by United Utilities and recommended that United Utilities communicate with 
neighbouring properties to give advanced notice of overnight works wherever practicable.  State that it is not 
possible to condition this due to this element of the application being permitted development.

Advise that they do not consider the potential for noise disturbance to be significant due to the infrequent nature 
of the maintenance operations required, with works mostly taking place during the daytime.

Odours
Advise that they are not aware of any potential for odours during ordinary operation of the system, however this 
should be confirmed with the applicant.

Land Contamination
Advise that there are no objections to the proposal on the grounds of land contamination, with them advising that–
 The responsibility to ensure the safe development of land affected by contamination rests primarily with the 

developer.



 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. 

 Any deep excavations have the potential to mobilise any ground contaminants that may be present.  Whilst it 
is appreciated the below ground development is permitted development, it is recommended the applicant 
obtains at least a preliminary risk assessment (desk study) to determine the potential for any ground 
contamination risks.  This will allow a determination of risk to construction workers and the wider environment 
as a result of the development.

Highways – no objection

Note that the applicant is proposing to remove the concrete paving slabs from a circa 40m stretch of the footway 
on the northern side of Rutland Road, with the footway being resurfaced using bituminous material. State that in 
order to ensure that the footway has sufficient strength to support heavy machinery, and the Vactor unit that 
weighs in excess of 32tons, the footway should be designed and reinforced in accordance with the Council’s 
Residential Road Construction drawing SD0700-SCC-HKF-XX-DR-C-0001, with a minimum 300mm subbase 
thickness (vehicular crossing) Type '1' un-bound mixture. State that the works on the adopted highway will be 
delivered by a S171 agreement and the Greater Manchester Roads Activities Permit Scheme. 

State that they have no objections to the proposal on highway grounds but recommend conditions to require a 
construction environmental management plan with traffic management strategy and a servicing strategy to be 
submitted.

Senior Drainage Engineer – no objection

Note that the proposal is designed to reduce flooding to properties and therefore they support the proposal – it 
does not raise any issues from a flood risk perspective 

Greater Manchester Archaeological Advisory Service – no objection

Note that the application is accompanied by an archaeological desk based assessment which demonstrates that 
the main feature of archaeological interest in the area, the Roman road from Manchester to Wigan, is over 200m 
from the area of works, stating that the proposal therefore has little or no archaeological impact. Advise that they 
concur with the conclusions of the report and consider that no further archaeological mitigation is required. Also 
state that the revisions to the submission made part way through the application process do not appear to impact 
upon the remains of the roman road. 

Greater Manchester Ecological Unit – no objection

Advise that they have reviewed the following documents submitted with the application –
 Phase 1 Habitat Survey Report (NLG, May 2020)
 Enhancement Proposals (Unitised Utilities, WESTMINSTERRD/00/97/9401 rev A)
 Landscape reinstatement Proposals Plan (United Utilities, WESTMINSTERRD/00/97/9400 rev B)

Confirm that the extension to the red line to include works to achieve bio-diversity net gain is welcomed, noting 
that the proposed enhancement measures have been agreed with the Salford Countryside Rangers Team. 
Suggest that local residents and the Friends of Group are notified about the works and the nature of the 
enhancements in order to avoid misunderstanding and to provide education about the importance of habitat 
management works.

State that the biodiversity net gain calculations encompass the project as a whole even though part of the 
proposals are being undertaken using permitted development rights, with the proposals seeking to achieve a 10% 
biodiversity net gain by the reinstatement and replanting works proposed. 

Advise that the works to the ponds and the introduction of the weir will make the habitats more sustainable in the 
long term, with them uplifting the ecological value of the site and creating a better, longer lived habitat for the 
amphibians, dragonflies etc. State the works proposed are in line with guidance on pond habitat management.



Advise that the submitted ecological report identifies they key biodiversity features and sets out how the 
development can be undertaken without having any unacceptable ecological impact. In this respect they advise 
that conditions should be attached to require the following -
 Vegetation clearance outside the bird nesting season (March – August inclusive) unless supervised by a 

suitably qualified ecological clerk of works 
 Vegetation clearance outside the amphibian hibernation season (November to February) unless undertaken 

using a suitable reasonable avoidance technique and supervised by the ecological clerk of works 
 No clearance of vegetation until the area to be cleared has been inspected by a suitably qualified ecologist to 

identify any areas that provide a suitable habitat for hedgehogs, with such areas being removed by hand 
using destructive search techniques 

 The relocation of the existing bird boxes on the trees to be felled and the provision of 10 additional bird boxes 
and 3 hedgehog boxes elsewhere in the Three Sisters site prior to any vegetation clearance/tree removal 
taking place

 Treatment and implementation of a Japanese knotweed Management Plan, including biosecurity measures, 
with the treatment programme being monitored and further treatment undertaken for the 5 year establishment 
phase for the new planting.

State that conditions should also be attached to secure the necessary ecological mitigation and enhancement 
works, with details of the engineered structures, working areas and fencing to protect habitats outside the working 
area to be agreed by the Local Planning Authority, together with timescales for implementation.  

Conclude that whilst the proposal is within part of the Three Sisters SBI, the work should result in protection of 
existing features and a biodiversity net gain along with access improvements for local users. Subject to the 
application of conditions and appropriate and necessary supervision by an Ecological Clerk of Works, the 
application can be forwarded to determination in respect of ecology. 

Planning Policy

Development Plan Policy

Unitary Development Plan EN8  -  Nature Conservation of Local Importance
This policy states that development that would adversely affect the nature conservation value of a Site of Biological 
Importance, a Local Nature Reserve, or a priority habitat for Salford as identified in the Greater Manchester 
Biodiversity Action Plan, will only be permitted where the benefits of the development clearly outweigh the 
reduction in the nature conservation interest of the site; the detrimental impact has been minimised as far as is 
practicable; appropriate mitigation measures have been provided. Conditions or planning obligations will be used 
to ensure the protection, enhancement and management of these sites and habitats.

Unitary Development Plan R1  -  Protection of Recreation Land Facilities
This policy states the development of existing Recreation Land and facilities will not be permitted unless: i. the 
development is for recreation purposes that would contribute to the continued recreation use of the site; ii. 
adequate replacement provision, of equivalent or better accessibility, community benefit and management is 
made in a suitable location; iii. it has been clearly demonstrated that the site is surplus to recreational 
requirements; iv. the development is ancillary to the principal use of the site. 

Unitary Development Plan R6  -  New Improved Recreational Land
This policy allocates sites for new or improved recreational use: 1. Glazebrook Valley 2. Liverpool Road 3. Duncan 
Mathieson Playing Fields 4. Rutland Road/Chatsworth Road 5. Ferry Hill Tip 6. land off Sandy Lane 7. River Irwell 
Old Course 8. Kersal High School 9. Pell Hall Hospital 10. Stowell Memerial Playng fields 11. Robin Hood Sidings 
12. Duchy Road 13. Consiton Road 14. Ellenbrook Brickworks 15. Bedford Fields 16. Alder Forest 17. Cleverly 
Nursery 18. Brookhouse Community Woodland 19. Bridgewater Canal 20.  Simpson Grove.

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 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 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 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 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 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 Parking
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 EN19  -  Flood Risk and Surface Water
This policy states that any application for development that it is considered likely to be at risk of flooding or increase 
the risk of flooding elsewhere will need to be accompanied by a formal flood risk assessment. It should identify 
mitigation or other measures to be incorporated into the development or undertaking on other land, which are 
designed to reduce that risk of flooding to an acceptable level.

Other Material Planning Considerations

National Planning Policy
 
National Planning Policy Framework

Local Planning Policy

Supplementary Planning Document  -  Greenspace Strategy
This policy document expands on the policies of the Unitary Development Plan relating to the issues of open 
space and recreation and seeks to ensure that all stakeholders have a clear understanding of how those policies 
should be implemented and their desired outcome. This should help to ensure that the greenspace needs of 



Salford are successfully met; delivering safe, high quality open spaces that are well-located, well-designed, well-
managed, and meet the aspirations of local communities.

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.

Supplementary Planning Document  -  Ellesmere Park
The policy document is designed to raise awareness of the need for and value of good design in Ellesmere Park, 
and how it can be achieved for the benefit of all involved.

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 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 were 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. 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

Principle

Three Sisters is a Site of Biological Importance and a local nature reserve which is protected by Saved UDP 
Policy EN8 Nature Conservation Sites of Local Importance. The site is also protected as a recreation site by 
Saved UDP Policy R1 and for its recreation potential by Saved UDP Policy R6/4. In addition the site is protected 
as an area of public open space under policy 2 of the Ellesmere Park SPD. Any incremental loss of such features 
is discouraged unless appropriate justification and mitigation can be provided due to the detrimental impact this 
could have both on the ecological value of the site and it’s potential to be used for recreational purposes. 

United Utilities have identified that 11 properties on Westminster Road, Rutland Road and Sandwich Road are 
currently at risk of flooding. In line with their statutory responsibilities for the provision of water and sewerage 
facilities United Utilities need to undertake works to alleviate the problems. 

As set out in the background section above, United Utilities have considered three alternative ways to address 
the issue, undertaking a site selection process which has identified the Three Sisters site as the most suitable site 



for the works. This is due to this option involving the shortest construction programme and therefore shortest 
period of disruption to residents, and also representing the best value for money. 

It should be noted that whilst United Utilities have submitted details of their site selection process, this is not a 
requirement of the planning policies relevant to this proposal. Therefore, very limited weight can be given to this 
site section appraisal in the determination of this application. The Local Planning Authority’s assessment must 
focus on whether the proposed development is appropriate and acceptable on the Three Sisters site.

As noted above, the majority of the flood alleviation scheme and the associated temporary working area can be 
undertaken/introduced without the requirement for planning permission. The only elements of the scheme that 
require planning permission are the installation of the pressure relief column and the laying of the grasscrete 
footpath. 

Noting this, it is considered that the principle of installing the pressure relief column and laying the grasscrete 
footpath on the site is acceptable. It is noted that the proposal will bring benefits in respect of reducing the risk of 
flooding to the 11 affected properties. In addition, United Utilities intend to undertake landscape reinstatement 
works in the area that will be disturbed by the whole of the flood alleviation scheme, including their temporary 
working area, not just in the area that will be disturbed by the elements that require planning permission. Five 
separate enhancement projects designed to enhance key parts of the wider SBI that will benefit the local 
community and the wildlife residing at the site are proposed. 

The impact on the open space, the recreational and ecological value of the site will be considered in detail below.  

Impact upon open space and the recreation value of the site 

The Three Sisters site provides an important recreational function for both the local population and those within 
the wider area. The Three Sisters site is protected as a recreation site under saved UDP policy R1, with it being 
identified under saved UDP policy R6/4 as an area for new and improved recreation facilities. The site is also 
identified under policy 2 of the Ellesmere Park SPD as a public open space which will be protected as an essential 
part of the character of Ellesmere Park. 

The works United Utilities are proposing will result in temporary disruption to the public’s ability to access parts of 
the Three Sisters site. However, access to the more useable areas within the centre of the Three Sisters site will 
be retained during the works. Consequently the recreational function of the site will not be lost as a result of the 
flood alleviation works, however it will be reduced for a time to enable completion of the works. 

It is important to note that the elements of the flood alleviation works that require planning permission will not 
increase the area of the site that will be closed to the public over and above what would occur as United Utilities 
undertake work using their Permitted Development rights.

It is likely that the public will be unable to access the more useable areas within the centre of the Three Sisters 
site when the proposed enhancement works to the ponds and walkways are being undertaken. However, given 
the longer term improvements that will result from this element of the proposal, with the works enhancing key 
parts of the site for the benefit of the local community this is deemed to be acceptable. 

For these reasons, it is considered that the impact of the works that require planning permission is acceptable. 
The works would not permanently disrupt the recreation use of the site and the temporary disruption whilst the 
works are being carried out would be outweighed by the benefits the works will bring to alleviate flood risk. In 
addition, the enhancement works proposed would contribute to the continued recreation use of the site to the 
benefit of the local community and improve the quality of the site as a recreation resource.  

The application is therefore in accordance with saved UDP policies R1 and R4 and policy 2 of the Ellesmere Park 
SPD. The sites recreational function and value as a public open space will remain intact and will be improved 
once the flood alleviation works have been completed and the restoration and enhancement works undertaken. 

Impact upon ecology and the Site of Biological Importance

The Three Sisters site is designated as a Site of Biological Importance and a local nature reserve which is 
protected by Saved UDP Policy EN8 Nature Conservation Sites of Local Importance. Policy EN8 requires that 



development should not adversely affect the nature conservation value of the site and will only be permitted if 
specific criteria are satisfied.

The application has been submitted with a Phase 1 Habitat Survey Report, which includes a desk-based study 
and an extended phase 1 habitat survey, which includes scoping for the presence of protected species and 
environmental DNA surveys for Great Crested Newts. 

The report identifies that the broad habitats across the Three Sisters Nature Reserve includes plantation 
broadleaved woodland, a small, isolated area of wet woodland in the east of the site, areas of dense scrub 
including brambles, planted blackthorn and hawthorn, as well as semi-improved neutral grassland, marshy 
grassland and open water in the form of three ponds. 

It goes on to advise that the habitats in the working area, which will be lost as a consequence of the flood 
alleviation scheme as a whole, comprise moderate condition plantation broadleaved woodland (100m2), good 
condition dense scrub (1500m2) and moderate condition natural grassland and tall herb (400sqm), with all 3 
habitat types found within the working area associated with the development being classified as being of medium 
distinctiveness. 

In respect of protected species the report identifies the potential or confirmed presence of breeding and nesting 
birds, amphibians (but not great crested newts which were tested for via an eDNA test with the results coming 
back negative) and small mammals such as hedgehogs. The ecological report advises that the Three Sisters 
nature reserve as a whole will provide valuable invertebrate rich foraging and commuting habitats for bats, but no 
features of value to roosting bats were noted. 

The report makes various recommendations on how the works should be undertaken to avoid these animals being 
negatively affected by the development advising that: –
 Vegetation clearance should be undertaken outside the bird nesting season (March – August inclusive) unless 

supervised by a suitably qualified ecological clerk of works, with the bird boxes located on the trees that will 
be felled being relocated prior to any clearance (section 4.3.4)

 Vegetation clearance should ideally take place outside the amphibian hibernation season (November to 
February) (section 4.3.5)

 Any areas of dense scrub that are suitable for hedgehogs should be removed by hand (section 4.3.7)
 10 additional bird boxes as well as hedgehog boxes should be provided through the wider Three Sisters site 

(section 4.3.4 and 4.3.10)

The presence of Japanese knotweed is noted at the Three Sisters site, including within the working area 
associated with the flood alleviation scheme. The ecological report recommends that a Japanese Knotweed 
Management Plan, including biosecurity measures, is implemented to prevent its spread. 

Post completion of the works United Utilities are proposing to re-landscape the area of the temporary works with 
a landscape reinstatement plan which shows the area being re-landscaped using amenity grass, a grass and 
wildflower mix and mixed deciduous and evergreen shrubs, with 34 standard trees including 6 silver birch, 7 Pauls 
Scarlet, 4 crab apples, 4 wild cherry, 9 Pedunculate oak and 4 rowans being distributed across the area.

In addition, United Utilities are proposing to undertake further enhancements to the wider SBI including: -
 Replacing the existing timber boardwalk/bridge with a raised stone path set approx. 150mm above board level 

with a piped culvert below 
 Clearing vegetation from the northern section of the main pond, adjacent to the outfall, to create a more open 

pond surface
 Desilting the northern section of the main pond and installing a timber weir at the outfall, adjacent to the timber 

footbridge, to catch the silt before it enters the pond and regulate the pond depth, as well as making it easier 
in future to carry out localised silt clearance

 Creating an area to the north east of the main pond to reuse silt removed from the pond – this element involves 
the introduction of a low bund to the pond edge to retain silt, with the silt area being fenced off to discourage 
access until dried

 Clearing vegetation from the ditch running from the main pond to the overflow pond, desilting it and 
undertaking regrading works to improve water flow between the ponds



The landscape proposals and the enhancement works in the wider SBI are designed to compensate for the loss 
of habitat that would arise from both the elements that require planning permission and the elements that will be 
undertaken using permitted development rights. 

The submission has been reviewed by the Greater Manchester Ecology Unit who have advised that whilst the 
proposal involves works within the Three Sisters Site of Biological Importance, the works can be undertaken 
without having an unacceptable ecological impact subject to the attachment of conditions. These conditions will 
firstly ensure that the ecology of the site is not adversely affected during the construction phase and secondly 
secure the proposed landscape reinstatement scheme and enhancement works to the wider SBI. These works 
will result in a 13.45% increase in Biodiversity Net Gain, with the works to the ponds and the introduction of the 
weir making these habitats more sustainable in the long term. The works will uplift the ecological value of the site 
and create a better, longer lived habitat for the amphibians, dragonflies etc that use the ponds. The works to the 
boardwalk will improve accessibility for users. 

In respect of the condition that GMEU advises should be attached to ensure that vegetation clearance occurs 
outside the bird nesting season (March to August inclusive) unless a suitably qualified ecologist has undertaken 
a check of the area to be cleared. It is an offence under the Wildlife and Countryside Act 1981 (as amended) to 
intentionally damage or destroy the nest of any wild bird whilst in use or being built. Consequently it is not 
necessary to attach this condition as it would duplicate that legislation. However, an informative will be added to 
remind the applicant of their responsibilities. 

Having regard to the comments made by the Greater Manchester Ecology Unit it is considered that the proposal 
would not have an unacceptable ecological impact subject to the attachment of suitably worded conditions and 
informatives and is therefore in accordance with saved UDP Policy EN8. 

Trees

There are several trees on site, none of which are protected by a Tree Preservation Order. A request for a TPO 
to be placed on the trees at the Three Sisters site has been made since the application was submitted. However, 
the council’s consultant arborist has advised, following the completion of a TEMPO assessment, that the trees 
are not worthy of protection. The application site is not located within a Conservation Area. 

A tree survey, arboricultural impact assessment and arboricultural method statement, which includes a tree 
protection plan, have been submitted with the application. A landscape reinstatement plan has also been provided. 
The documents consider the impact of the whole scheme on the trees, with the landscape reinstatement plan 
mitigating against the tree loss that will occur from both the elements that require planning permission and the 
elements that will be undertaken using permitted development rights. 

The tree report identifies that a total of 17 trees would be removed in order to facilitate the creation of the temporary 
working area and install the tank – 6 individual trees including an ash, 2 oaks, two willows and a sycamore (T2, 
T3, T4, T7, T8 and T11) and 3 groups of trees containing a total of 11 trees (G9, G10 and G12). All the trees that 
would be removed are classed as being category B, either individually or collectively in their group.

In addition, the report recommends that a further category B tree, T26, is crown reduced to allow temporary 
protective fencing to be installed around the perimeter of the working area, with a category C willow, T1, being 
coppiced for arboricultural reasons. 

In order to mitigate for the loss of trees it is proposed to replant on a 2 for 1 basis as per the councils policy. The  
landscape reinstatement plan shows that 34 standard trees, comprising 6 silver birch, 7 Pauls Scarlet, 4 crab 
apples, 4 wild cherry, 9 Pedunculate oak and 4 rowans would be provided post completion of the works. These 
new trees will be distributed across the temporary working area. 

The Council’s consultant arborist has reviewed the proposals and advised that they have no objections on 
arboricultural grounds to the works to T26 or T1. 

In respect of the tree removal they advise that ordinarily the loss of category B trees should be avoided due to the 
impact this will have on the visual amenity of the area in the short to medium term

The arborist notes that the only trees that would need to be removed to facilitate the works that require planning 
permission, i.e. the pressure relief column and the grasscrete footpath are T4 and G9, which contains 4 stems. 



The majority of the tree loss would occur as a consequence of the works to be undertaken under United Utilities 
permitted development rights. I.e. the working area required to install the apparatus and provide site offices and 
facilities, a staff parking area, a delivery area and areas for plant and material storage. 

Having regard to this, and given that the trees on site have been assessed and not deemed worthy of protection 
by a Tree Preservation Order, the arborist has confirmed that the loss of the trees is acceptable and can be 
adequately mitigated against via the proposed replacement tree planting. The arborist advises that the 
replacements should be installed in the first available planting season following completion of the works. 

To ensure that the works do not affect the trees and vegetation that will be retained, the arborist has advised that 
tree protection fencing should be installed as per the submitted tree protection plan, with the development being 
undertaken in accordance with the submitted arboricultural method statement. 

In respect of the enhancement proposals and their impact upon the trees, the annotations on drawing 
WESTMINSTERRD/00/97/9401 Rev A notes that some tree works will be required in order to gain access to the 
area to the northeast of pond 1 and create an area for drying and then reusing silt, however no specific details of 
this have been provided. It is not therefore possible to assess what, if any impact, the proposed enhancement 
works will have on the treescape of the area. Notwithstanding this, the Council’s consultant arborist has advised 
that given this element of the proposal is being undertaken in order to enhance the existing biodiversity, with the 
enhancement proposals being prepared in conjunction with city council rangers, they consider that any tree works 
required as a consequence of this element would form part of the ongoing upkeep and general maintenance of 
the SBI and would therefore be acceptable

Having regard to the comments of the arborist it is considered that the proposal would not have an unacceptable 
adverse impact upon the treescape of the area subject to the attachment of suitably worded conditions and is 
therefore in accordance with saved UDP Policy EN12.

Visual Amenity 

The application site is not located within a conservation area, and there are no listed or locally listed buildings in 
the vicinity. 

The pressure relief column is a simple, functional structure, the design of which is a product of its function. The 
column, which would be colour treated in black to improve its appearance, would be sited on the edge of the 
Three Sisters site in a location where it would be viewed in conjunction with a series of ornate lampposts running 
along the northern side of Rutland Road. 
 
The footway that will provide personnel access onto the site for maintenance purposes will be constructed from 
grasscrete in order to limit visual intrusion. The use of grasscrete will allow the footway to assimilate with the 
natural landscape that would form a part of once the landscape reinstatement works have been completed. 

For these reasons it is not considered that the pressure relief column or the grascrete footpath would form 
incongruous additions to the street scene, subject to the attachment of a condition that requires the pressure relief 
column to be colour treated in black. 

In respect of the enhancement works, limited information has been provided about the design detail of these 
works. Notwithstanding this, having regard to the nature of the enhancement works proposed and given that 
United Utilities have been working in association with site stakeholders including Greater Manchester Ecology 
Unit and Salford Rangers to compile the intended programme of enhancement works it is considered that a 
satisfactory scheme can be devised that would ensure any new structures and pathways installed would be in 
keeping with the character and appearance of the Three Sisters Site. A suitably worded condition is recommended 
that requires full details of the proposed enhancement works to be submitted to and approved in writing by the 
Local Planning Authority, together with timescales for implementation  

Residential Amenity 

The pressure relief column and grasscrete footpath will be located opposite to the odd numbered properties on 
Rutland Road, at a distance of 26m from their main front elevations, with them being located 21.5m from the side 



boundary of the property at 18 Rutland Road.  The areas of the site where enhancement works will be undertaken 
are bounded on all sides by other land within the Three Sisters site.  

Having regard to the offset from the neighbouring residential properties, and given the low lying nature of the 
grasscrete paving and the slimline nature of the pressure relief column, it is not considered that the introduction 
of these structures or the proposed enhancement works would result in neighbouring residents experiencing any 
unacceptable loss of light, privacy and/or overbearing impact. 

The Council’s Environmental Consultant has noted that United Utilities and their contractors will normally be on 
site between 7am-6pm Monday to Friday and 8am-12pm on Saturdays, but acknowledge that there will be times 
when overnight working will be required. Given that most activities will take place during the daytime they do not 
consider the potential for noise and disturbance to neighbouring residents during construction to be significant. 

In respect of maintenance, once operational United Utilities have advised that the below ground tank will require 
maintenance, having quarterly inspections, an annual inspection and a mechanical and electrical service annually. 
The Council’s Environmental Consultant has advised that while these activities have the potential to create noise, 
any disruption that does occur will be infrequent and consequently they consider the impact of such activities will 
not be significant in terms of amenity. They suggest that in the interests of good neighbour relations United Utilities 
communicate with neighbouring properties to give advanced notice of such works wherever practicable.  

Having regard to the comments of the Environmental Consultant, given that the noise associated with the 
installation of the elements for which planning permission is required will be insignificant in the context of the 
scheme as a whole, with the maintenance works relating primarily to elements of the scheme that will be installed 
using permitted development rights and therefore sitting outside the Local Planning Authority’s control, it is not 
considered that the proposal will result in neighbouring residents experiencing any unacceptable loss of amenity 
by virtue of them being exposed to unacceptable levels of noise, disturbance and general disruption.

Air Quality and contaminated land 

The Council’s Environmental Consultant has reviewed the application and advised that the development site is 
not located within the City Council’s Air Quality Management Area, with the scale and nature of the development 
being such that the proposal does not raise any issues in respect of air quality. 

In respect of odours, the Council’s Environmental Consultant has advised that they are not aware of any potential 
for odours during ordinary operation of the system. United Utilities have advised that they have a large number of 
columns across the region and they have not received any reports of odour nuisance. The pressure relief column 
acts as a conduit to allow the air in the tank to be released as it is displaced by the tank filling during heavy rainfall. 
The height of the column and its situation away from neighbouring properties will ensure that the displaced air 
would be dispersed away from passers-by and neighbouring properties.    

Similarly, the Council’s Environmental Consultant has advised that the proposals do not raise any issues in 
respect of ground contamination. They do however advise that the responsibility to ensure the safe development 
of land affected by contamination rests primarily with the developer, who has 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. 

In respect of the installation of the below ground tank, they advise that deep excavations have the potential to 
mobilise any ground contaminants that may be present, and therefore, whilst it is appreciated that the below 
ground development is permitted development, they recommended that at the very least a preliminary risk 
assessment (desk study) is obtained to determine the potential for any ground contamination risks and allow full 
consideration of any potential risk to construction workers and the wider environment as a result of the 
development. An informative will be attached to advise the developer of this. 

Parking and highway safety

The submission has been reviewed by the Council’s highway officers, with them confirming that they have no 
objections to the proposal subject to the attachment of two conditions – one that requires the submission, approval 
and subsequent adherence to a construction environmental management plan (CEMP) and another that requires 
the submission, approval and subsequent adherence to a Servicing Strategy Management Plan. 



In respect of the CEMP condition highways recommend, it is not considered that installation of the elements for 
which planning permission is required; the pressure relief column, the grasscrete footway; or the undertaking of 
enhancement works in the wider SBI, will generate substantial traffic flow to and from the application site, with 
any vehicle movements that are generated during the installation of these elements being insignificant in the 
context of the scheme as a whole. 

In respect of the condition for a Servicing Strategy Management Plan, the elements of the proposal that require 
planning permission will not in themselves require regular maintenance once installed, with any maintenance that 
is required being undertaken in conjunction with maintenance of the wider site. 

For these reasons, it is not considered reasonable or necessary to attach the two conditions the highways officer 
has suggested for the proposal to be acceptable in highway safety terms as neither the installation or subsequent 
maintenance of the pressure relief column, the grasscrete footway or the undertaking of enhancement works 
within the wider SBI would have an adverse impact upon the highway safety. Paragraph 109 of the NPPF states 
that “Development should only be prevented or refused on highways grounds if there would be an unacceptable 
impact on highway safety, or the residual cumulative impacts on the road network would be severe”. 

With regards to the recommendation that the footway is reinforced to ensure it can support any heavy machinery 
used to maintain the facility, United Utilities have agreed to provide a footway with a 300mm thick subbase, as 
opposed to the 150mm thick subbase the footway would normally have. An appropriately worded condition is 
recommended to secure this. 

Archaeology

The main feature of archaeological interest in the vicinity of the application site is the Roman Road from 
Manchester to Wigan. 

An archaeological desk-based assessment prepared by CFA Archaeology has been submitted with the 
application and this has been reviewed by the Greater Manchester Archaeological Advisory Service (GMAAS). 
The Roman Road is some distance from the area of works and consequently the Roman Road will not be 
adversely affected by the proposed development, with no archaeological mitigation therefore being required. 
Having regard to the comments of GMAAS the archaeology in the area is not considered to be a constraint to the 
proposed development. 

Other issues

Objectors have advised that other applications for development at the Three Sisters site have been resisted in 
the past, with them therefore questioning why this application is being considered. Objectors also state that the 
volume of objections demonstrates that residents would prefer an alternative solution and are content to accept 
further disruption and construction time. In response to these points, the Local planning Authority cannot prevent 
an application being submitted, it is the local planning authority’s role to review the application as submitted and 
determine whether it is acceptable having regard to relevant local and national planning policy with each 
application being is assessed on its own merits. 

Objectors have stated that the proposal will have an adverse impact upon the Green Belt. This is incorrect, the 
application site is not located in the Greenbelt. 

Objectors have raised concerns regarding a possible increase in person on person and vehicle crime due to the 
inability of people to access their properties by car during the construction period, with them also stating that the 
temporary working area and kiosk could become a focal point for antisocial behavior.  United Utilities have advised 
that there will be limited access to some properties during the installation of the new sewers on Rutland Road and 
Sandwich Road, with access to the properties on the opposite side of Rutland Road being affected for a short 
period when the new sewer is connected into the tank. However, pedestrian access will be maintained to all 
properties throughout the construction phase. Given that any restrictions to access that occurs will be for a limited 
time only, it is considered that the potential for any increase in crime during the construction period would be small 
and that this should not prevent the development from proceeding. 

Some of those who object have stated that the removal of trees and destruction of natural habitat will likely impact 
on surface water runoff with the loss of areas where rainwater can percolate into the soil and evaporate naturally 
exacerbating flooding issues. The application has been reviewed by the Council’s drainage engineer who has not 



raised any objections to the proposal. Following the completion of the works the site will be landscaped with the 
new planting allowing for water percolation and consequently it is not considered that the proposal would increase 
the risk of flooding occurring. 

Neighbours have expressed concerns over the level of engagement United Utilities have had with local people. 
In response to this point, the Local Planning Authority encourages public engagement prior to the submission of 
planning applications however it cannot insist upon it. The Local Planning Authority are unable to control the 
information presented by applicants when they are undertaking consultation with the public.   

Concerns have also been expressed over the level publicity undertaken by the Local Planning Authority and the 
time neighbouring residents have been given to comment. Concerns have also been expressed about 
accessibility to the application documents on the council’s website. The application has been publicised in 
accordance with the requirements set out in the Town and Country Planning (Development Management 
Procedure)(England) Order 2015, as amended, with documents on the website being viewable on all devices 
subject to them being configured correctly. The Local Planning Authority have re-consulted with residents when 
revised/additional information has been received. 

Concerns have also been expressed that if the application is successful subsequent applications for other 
development, such as housing, at the Three Sisters site will be allowed. Approval of this application would not 
create a precedent for development at the Three Sisters site with each application having to be assessed on its 
own merits and determined having regard to relevant local and national planning policy and all material planning 
considerations.  

Objectors have also stated that they are concerned that the temporary elements will become permanent features. 
The only temporary element is the temporary working area providing site offices and facilities, a staff car parking 
area, a delivery area and areas for plant and material storage. This is being installed using permitted development 
rights provided under Class A of Part 4 of the Town and Country Planning (General Permitted Development) 
(England) Order 2015. United Utilities are required to remove any buildings, structures, works, plant or machinery 
as soon as reasonably practicable, once the development is completed. If United Utilities wanted to retain this 
area in the long term, after the development has been completed, they would have to apply for planning 
permission to do so. 

In respect of the query objectors make regarding why an environmental impact assessment hasn’t been carried 
out, the application has been considered against the Town and Country Planning (Environmental Impact 
Assessment) Regulations 2017 and it is not considered to comprise EIA development, as defined under 
Regulation 2. 

Objectors have stated that there are other sites where the development could be located and Salford Council as 
landowner should not allow its land to be used. United Utilities have statutory powers under Section 159 of the 
Water Industry Act 1991 to undertake works on land outside their ownership, subject to giving the landowner 3 
months’ notice. United Utilities served notice of the works on Salford City Council on the 30th June 2020. 

Those objecting have stated that the LPA should consider the scheme as a whole despite elements being 
undertaken using permitted development rights. As set out in the background section of this report, the Local 
Planning Authority have no control over development undertaken using permitted development rights so long as 
it is undertaken in compliance with the conditions associated with each particular right. Consequently it is not 
deemed appropriate or reasonable for the elements being undertaken using permitted development rights to be 
considered when determining whether the proposal to install a pressure relief column, a section of grasscrete 
footway and undertake enhancement works in the wider SBI is acceptable and in accordance with planning policy.  

Objectors have queried whether permitted development rights can be relied upon for the installation of the 
temporary working area as the land would not be reinstated to its condition before development was carried out 
as required under condition (b) of Class A of Part 4 of the Town and Country Planning (General Permitted 
Development) (England) Order 2015, as amended. In response to this, the  LPAs view is that while the land where 
the temporary working area would be created would not be reinstated exactly to its former condition as this is not 
physically possible, the landscape reinstatement proposals submitted with the application would ensure that the 
area would be re-landscaped to provide habitat for wildlife and an area of publicly accessible open space, as it 
does currently, thereby complying with the principle of condition (b). As such the LPA is satisfied that the 
temporary working area can be installed using permitted development rights. 



In respect of the assertion objectors make that the Council stands to benefit from the proposal and is not acting 
independently in assessing the application, the planning application has been considered on its planning merits, 
ownership is not a material planning issue, nor is the financial or non-financial benefits of the scheme for either 
the landowner or the developer.

In response to the point neighbours make that UU do not include details of their pre-application discussions in the 
submission. Pre-application discussions are confidential and therefore not available for public view.

In respect of the TPO request and the request for an independent review of whether the trees are worthy of 
protection. The request for a TPO has been considered and following the completion of a TEMPO assessment 
by the Council’s consultant arborist the Council considers that the trees are not worthy of protection via a TPO. 
The individual who made the request has been made aware of this with them querying a number of points in the 
TEMPO assessment which the arborist is due to respond to. It is not deemed reasonable to place this application 
on hold until discussions conclude, with the tree loss that would arise from the development being deemed 
acceptable for the reasons set out in the tree section above. 

Objectors have raised concerns over the adequacy of the options report and the assumptions made within it, with 
them stating that it does not demonstrate that there is a need for the development in the form proposed or that 
the only site where the development can go is within the Three Sisters site. The options report has been provided 
as background information to the proposal, to explain why United Utilities are undertaking the works and why they 
have chosen to do so within the Three Sisters site. This information is not required by any of the planning policies 
relevant to this application and therefore it is not a material consideration in the assessment of the application. It 
is therefore the case that the application should not fail on the basis of information contained within/omitted from 
the options report. 

Recommendation

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

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

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

2. The development hereby permitted shall be carried out in accordance with the following approved plans:
Site location plan– drawing NWP001-PEV-XX-XX-DR-C-0001 Rev P08
Site layout plan – drawing NWP001-PEV-XX-XX-DR-C-002 Rev P07
Site surfacing plan – drawing NWP001-PEV-XX-XX-DR-C-0003 Rev P09
Proposed elevations – drawing NWP001-PEV-XX-XX-DR-C-0005 Rev P04
Three Sisters Park Enhancement Proposals – drawing WESTMINSTERRD/00/97/9401 Rev A
Three Sisters Park Landscape Reinstatement Proposals Plan – drawing WESTMINSTERRD/00/97/9400 
Rev B

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

3. The development hereby permitted shall be constructed using the materials set out on the approved plans 
and in the planning, design and access statement, document reference NWP001-PEV-XX-XX-RP-C-0001 
R001KR-190663 17-2 Issue Number P06

Reason: In order to ensure a satisfactory appearance in the interests of visual amenity in accordance with 
Policies DES1 and DES8 of the City of Salford Unitary Development Plan and the requirements of the 
National Planning Policy Framework.

4. The pressure relief column hereby approved shall be colour treated in black

Reason: In order to ensure a satisfactory appearance in the interests of visual amenity in accordance with 
Policies DES1 and DES8 of the City of Salford Unitary Development Plan and the requirements of the 
National Planning Policy Framework.

5. Prior to the any works shown on approved drawing WESTMINSTERRD/00/97/9401 Rev A taking place a 
scheme containing full details of the works to the boardwalk bridge including the culvert, the timber weir 



and the bund and the regrading works to the ponds shall be submitted to and approved in writing by the 
Local Planning Authority. The scheme shall include a drawing that defines the working area and shows 
what protective fencing will be installed to prevent damage to the SBI habitats beyond the working area, 
together with a timetable for implementation. The enhancement works shall be undertaken in accordance 
with the approved scheme and timescales for implementation

Reason: In order to ensure a satisfactory appearance in the interests of visual amenity in accordance with 
Policies DES1 and DES8 of the City of Salford Unitary Development Plan and the requirements of the 
National Planning Policy Framework and to ensure that the proposed works do not have any adverse impact 
upon the Three Sisters Site of Biological Importance in accordance with Policy EN8 of the City of Salford 
Unitary Development Plan, the Nature Conservation and Biodiversity Supplementary Planning Document 
and the National Planning Policy Framework.

6. The landscape reinstatement proposals and replacement tree planting shown on approved drawing 
WESTMINSTERRD/00/97/9400 Rev B, Three Sisters Park Landscape Reinstatement Proposals Plan, 
shall be implemented in full within the first replanting season following the completion of the development 
hereby approved and subsequently maintained in accordance with the maintenance schedule set out on 
the approved drawing. 

Reason: In the interests of good arboricultural practice and to protect the amenity of the area in accordance 
with policy EN12 of the City of Salford Unitary Development Plan, the Trees and Development 
Supplementary Planning Document and the National Planning Policy Framework, as well as to support 
protected species and the operation of the Three Sisters Site of Biological Importance in accordance with 
policy EN8 of the City of Salford Unitary Development Plan, the Nature Conservation and Biodiversity 
Supplementary Planning Document and the National Planning Policy Framework.

7. Prior to the commencement of development, including any vegetation clearance, earth moving or enabling 
works, a Method Statement for the control and treatment of Japanese Knotweed shall be submitted to and 
approved in writing by the Local Planning Authority. The approved Method Statement shall be adhered to 
and implemented in full, with the knotweed being monitored for a period of 5 years running concurrently 
with the Landscape Establishment period in respect of the landscape reinstatement proposals required 
under condition 6. 

Reason - It is an offence under the Wildlife & Countryside Act 1981 to introduce plant or cause to grow wild 
any plant listed in Schedule 9 part 2 of the Act. Species such as Japanese Knotweed are included within 
this schedule.
 
Reason for pre-commencement condition: The removal/treatment of invasive species is required to 
accommodate the development and how this will be achieved must first be understood.

8. Prior to the commencement of development, including any vegetation clearance, tree removal, earth 
moving or enabling works, the existing bird boxes in the area of works shall be removed and 20 bird boxes 
and 5 hedgehog boxes provided in accordance with NLG Ecology drawing 01 dated 6/10/20 and entitled 
Nest Box Locations.

Reason - To support protected species and the operation of the Three Sisters Site of Biological Importance 
in accordance with policy EN8 of the City of Salford Unitary Development Plan, the Nature Conservation 
and Biodiversity Supplementary Planning Document and the National Planning Policy Framework.

9. No development shall be started until all the retained trees within (or overhanging) the site as shown at 
Tree Protection Plan (TPP), JCA REF: 15986b/DK, shown at appendix 4 of the JCA Arboricultural Method 
Statement, report reference 15986b/DK, entitled: Three Sisters Park, Rutland Road, Eccles, Greater 
Manchester, M30 9DZ, have been surrounded by substantial fences.  Such fences shall be erected in 
accordance with the fence specification submitted in the TPP, JCA REF: 15986b/DK in the positions as 
shown on TPP, JCA REF: 15986b/DK and shall remain until all development is completed and no work, 
including any form of drainage or storage of materials, earth or topsoil shall take place within the perimeter 
of such fencing.

Reason: To safeguard trees on the site and to ensure that adequate provision is made for their protection 
whilst the development is carried out in accordance with policy EN12 of the City of Salford Unitary 



Development Plan, the Trees and Development Supplementary Planning Document and the National 
Planning Policy Framework.

Reason for pre-commencement condition: Tree protection measures must be implemented prior to works 
commencing on site as any work or delivery of materials could detrimentally impact the tree and/or root 
protection area without such protection.

10. The development hereby approved shall be carried out in accordance with the JCA Arboricultural Method 
Statement, report reference 15986b/DK, entitled: Three Sisters Park, Rutland Road, Eccles, Greater 
Manchester, M30 9DZ.

Reason: To safeguard trees on the site and to ensure that adequate provision is made for their protection 
whilst the development is carried out in accordance with policy EN12 of the City of Salford Unitary 
Development Plan, the Trees and Development Supplementary Planning Document and the National 
Planning Policy Framework.

11. The re-surfaced footway should be designed in accordance Residential Road Construction Drawing 
SD0700-SCC-HKF-XX-DR-C-0001, with a minimum 300mm subbase thickness (vehicular crossing) Type 
'1' un-bound mixture. 

Reason – To ensure that the footway is suitably robust thereby ensure that adequate provision is made for 
the safe passage of pedestrians and the disabled in accordance with policy A2 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework.

12. No vegetation clearance shall take place within the amphibian hibernation season, November to February 
inclusive, unless a suitably qualified ecologist directs the work using suitable reasonable avoidance 
methodology, details of which have been submitted to and approved in writing by the Local Planning 
Authority prior to vegetation clearance works being undertaken between November and February inclusive. 

Reason To ensure amphibians are not adversely affected by the proposal in accordance with with policy 
EN8 of the City of Salford Unitary Development Plan, the Nature Conservation and Biodiversity 
Supplementary Planning Document and the National Planning Policy Framework.

13. No vegetation clearance shall take place until the area to be cleared has been inspected by a suitably 
qualified ecologist to identify any areas that provide a suitable habitat for hedgehogs, with any areas that 
are identified as providing suitable habitat for hedgehogs being removed by hand using destructive search 
technique

Reason To ensure amphibians are not adversely affected by the proposal in accordance with with policy 
EN8 of the City of Salford Unitary Development Plan, the Nature Conservation and Biodiversity 
Supplementary Planning Document and the National Planning Policy Framework

Notes to Applicant

 The proposed development lies within a coal mining area which may contain unrecorded coal mining related 
hazards.  If any coal mining feature is encountered during development, this should be reported immediately 
to the Coal Authority on 0345 762 6848.

Further information is also available on the Coal Authority website at:
www.gov.uk/government/organisations/the-coal-authority 

This Standing Advice is valid from 1st January 2019 until 31st December 2020

 Once operational maintenance works should be undertaken in the daytime between 8am and 8pm, with 
neighbouring residents being given advance notice of when maintenance will take place so there are aware 
of potential disruption

 During construction it is recommended that United Utilities communicate with neighbouring properties to give 
advanced notice of overnight works wherever practicable



 The responsibility to ensure the safe development of land affected by contamination rests primarily with the 
developer.

 The applicant is advised that no vegetation clearance shall take place within the bird nesting season, March 
to August inclusive, unless a suitably qualified ecologist has undertaken a check of the area to be cleared no 
more than 48 hours prior to clearance taking place and confirmed that no nesting activity is present.

 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. 

 Any deep excavations have the potential to mobilise any ground contaminants that may be present.  Whilst it 
is appreciated the below ground development is permitted development, it is recommended the applicant 
obtains at least a preliminary risk assessment (desk study) to determine the potential for any ground 
contamination risks.  This will allow a determination of risk to construction workers and the wider environment 
as a result of the development.

 The works on the adopted highway will be delivered by an S171 agreement and Greater Manchester Roads 
Activities Permit Scheme (GMRAPS). Please find contacts below.

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

 Highways have provided the following useful contacts -
 Developer shall contact John Horrocks to arrange a full dilapidation/Condition Survey of all adopted 

highways surrounding the site prior to works commencing on site. Tel: 0161 603 4046
 Applications for all forms of highway permits/licenses shall be made in advanced of any works being 

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

 Requests for general Information regarding the adopted highway network shall be directed to the Local 
Highway Authority – John Horrocks- 0161 603 4046


