
  

75266 The Spinney Worsley 

 
 

APPLICATION No: 20/75266/FUL 

APPLICANT: Mr Joseph Lazare 

LOCATION: The Spinney, 482 Walkden Road, Worsley, M28 2WH,  

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

dwellings with associated access, landscaping and car parking 

WARD: Worsley 

 
 

 
 
 
Description of Site and Surrounding Area  
 
The application site is located within a predominantly residential area of Worsley which is characterised by its 
suburban setting of detached dwellings of varying styles with mature natural screening to the boundaries.   
 
The plot contains a centrally positioned two-storey detached dwelling set back from the front boundary and 
constructed in brick with rendering to the elevations underneath a hipped tiled roof. A single storey outrigger with 
lean to and garaging is located to the northern aspect with dual access driveway from Walkden Road. The site is 
heavily screened by extensive hedgerow (now overgrown) and mature tree coverage to the boundaries, with a 
significant number of trees protected by Tree Preservation Orders No. 415 (2010) and No. 528 (2016). 
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Figure 1: Aerial view of application site 

 

 
Figure 2: Street-scene along Walkden Road 

 
As viewed within the street-scene the site is distinguished by its open nature and spaciousness between 
neighbouring occupiers. In this respect, the property lies approximately 30m south of an adjoining infill 
development permitted in 2007 consisting of three generously scaled two/three storey detached properties sited 
amongst comparably small curtilages. The remaining northern and eastern boundaries lie adjacent to the 
residential estate of The Warke containing two-storey detached dwellings.  To the south lies St Mark’s 
Conservation Area with an un-adopted road leading to a small residential enclave and car park entrance to St 
Mark’s Church.  The western boundary faces onto Walkden Road with a locally listed building (ref: HE_LLW017) 
lying approximately 24m to the west. The heritage asset is a traditional residential lodge historically used in 
association with Worsley Old Hall. 
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Description of Proposal  
 
The following description of development is based upon that shown on the amended plans received by the Local 
Planning Authority on the 5th August 2020 and 28th September 2020. These plans supersede all previous iterations 
of the application plans. 
 
Permission is sought for the demolition of the existing dwelling and the construction of four detached properties 
arranged amongst a cul-de-sac setting with a single shared vehicular access onto Walkden Road. The existing 
redundant accesses will be closed and landscaped accordingly.  
 
Plots 1 and 2 have been designed to provide a street frontage onto Walkden Road whilst the remaining Plots 3 
and 4 will be constructed behind Plot 2, within the eastern portion of the application site.  
 

 
Figure 3: Proposed Site Plan 

 

In order to facilitate the proposed development several trees and hedges will be felled with a comprehensive 
landscaping scheme created to mitigate for this loss.   
 
The traditional built form will be arranged over two and half storeys with the dwellings constructed in clay facing 
brickwork with a Wetherby thin coat render system under an anthracite grey coloured pitched roofscape. The 
vernacular of the properties will be strengthened through the incorporation of brick quoins and plinth detailing and 
soldier coursing to the fenestration.  The timber entrance doors will be sheltered by a simplistic flat roofed canopy 
whilst it is proposed that an opaque curtain walled glazing panel will be inserted in-between the first and second 
floors to the gabled front elevations.  
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Figure 4: Plot 1 

 

 
Figure 5: Plot 2 
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Figure 6: Plot 3 

 

 
Figure 7: Plot 4 

 

Publicity 
 
Site Notice:  Non HH Article 15 site notice erected on the 22nd May 2020.  
Reason:  Wider Publicity  
 
Site Notice: Non HH Setting of listed building erected on the 5th October 2020 
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Reason: Affecting setting of Listed Building  
 
Advertisement: Manchester Weekly News Salford Edition published 7th October 2020  
Reason:  Planning application affecting setting of Conservation Area 
   Planning application affecting setting of Listed Building  
 
Neighbour Notification  
 
15 neighbouring occupiers have been notified of the application by letter dated the 15th May 2020.  
 
Representations  
 
In response to the application’s publicity, seventeen letters of representation have been received (including three 
duplicates of the same representation) objecting to the proposed development. A summary of the issues raised 
within the objections is set out below (C), together with a response (R) to each issue. Objections have been 
grouped for ease of reference.  
 

 Procedure 
 

C Character and Appearance  
 

• The density of housing is inappropriate with the surrounding area;  

• Four properties in the space identified will simply propagate the issue created by 
the eyesores recently built nearby, and adjacent to the site along Walkden Road.  

• Any more than two dwellings on the site would feel compressed and out of 
character;  

• The proposal represents an overdevelopment of the site; 

• The frontages are small; 

• The proposals have no architectural or aesthetic merit.  

• The adjacent group of three properties look out-of-place, have too small footprint 
for the grade of house and are white elephants which has made them unattractive 
for buyers or renters. They have also been vandalised and has caused a nuisance 
in the neighbourhood given they remained unsold for 3 years. Residents are 
therefore reluctant and apprehensive to let this happen again.  

• Permission has been granted for three properties and there is nothing wrong with 
this density of development. To increase it would be detrimental to the character of 
the area.  

• The dwellings are: 
- Not particularly well designed; 
- Are a standard house type; 
- The elevations are sparse of detail and interest; 
- No indication as to whether local materials will be used;  
- The layouts do not maximise solar gain;  

 

R A response to the concerns raised above will incorporated into the ‘Visual Amenity’ section 
of this report. 
 

C Harm to the Conservation Area  
 

• In the shadow of St Mark’s Church the local aspect of larger spaced out buildings 
should be maintained; 

• The development will further serve to erode the Conservation Area; 

• The development will detrimentally impact the preservation of the Conservation 
Area. 

 

R A response to the concerns raised above will incorporated into the ‘Impact on Heritage 
Assets’ section of this report. 
 

C Loss of Trees  
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• The loss of more trees is unacceptable as these trees contribute towards the 
character of the area significantly; 

• There is no guarantee that those fallen trees will be replaced. 
 

R A response to the concerns raised above will incorporated into the ‘Ecology and Trees’ 
section of this report. 
 

C Air Quality  
 

• The proposal will worsen the air quality and create additional air pollution for the area. 
 

R A response to the concerns raised above will incorporated into the ‘Air Quality’ section of 
this report. 
 

C Need for Housing 
 

• There is no need, nor shortage, of housing within the area.  
 

R A response to the concerns raised above will incorporated into the ‘Principle of 
Development’ section of this report. 
 

C Residential Amenity  
 

• The proposal will detrimentally impact upon the amenities of neighbouring properties 
through a loss of privacy, overbearing effect and a loss of light; 

• The development will increase noise pollution; 

• Violates human rights. Concerns in relation to Article 8 of the Human Rights Act which 
protects rights in respect for privacy and family life.  

• Poor levels of space/amenity for future occupants;  

• There is no provision for garages or outbuildings;  

• Plot 1 is too close to the neighbouring property to the north (No. 476B Walkden Road), 
only being 15.5m away, and will have a serious negative impact on the qualities of the 
occupants through noise, overbearing effect, create shadowing to the private amenity 
space; 

• Plot 1 will cast large amounts of shade across both outdoor and indoor space to 
No.476B Walkden Road. 

 

R A response to the concerns raised above will incorporated into the ‘Amenity’ section of this 
report. 
 

C Highways and Parking 
 

• The area struggles with congested roads and this development will only add to the 
volume of traffic and highway safety, particularly during school pick up/drop off times 
for St Mark’s Primary School. 

• The proposed access point lies on a bend whereby traffic flowing either direction have 
no sight of on-coming traffic. This would be extremely hazardous; 

• There is an inadequate level of car parking provision for residents and their visitors.   

• The proposal will add to the chronic congestion in the area; 

• The proposal will impact upon access/egress to St mark’s School and Nursery and the 
access road to the Marriott Worsley Park Hotel and Country Club opposite; 

• The increased amounts of traffic will be made worse by the RHS Bridgewater Garden 
on Leigh Road 

• With the four proposed houses there could potentially be 12 cars or more accessing 
and leaving the site as well as needing to park the plans do not show enough parking 
for this. 
 



75266 The Spinney Worsley  

R A response to the concerns raised above is incorporated into the ‘Highways, Parking and 
Access’ section of this report. 
 

C Energy Efficiency  
 

• No allowances have been made for re-newable energy – apparently it is not feasible;  

• No allowance for electric cars;  

• The layouts do not maximise the potential for solar gain; 

• No indication is given that the scheme will be more energy efficient than current basic 
Building Regulations and no suggestion is given to how the scheme will meet the new 
standards coming in later this year.  
 

R There is no planning policy which dictates what energy efficiency technologies should be 
incorporated into development. Nonetheless, Part L of the Building Regulations (which lies 
outside the realms of planning legislation) controls the energy performance of buildings and 
the conservation of fuel and power. 
 

C Planning Policy  
 

• The proposal contravenes Policies 20.4, 20.5, and D5. 
 

R The objector has referenced Policies sited within the Salford Local Plan: Development 
Management Policies and Designations which was published on 27 January 2020. The 
Salford Local Plan is not adopted and is still at the consultation stage. In accordance with 
paragraph 48 of the National Planning Policy Framework (NPPF) the weight which can be 
afforded to the Local Plan is therefore very limited.  
 
In the determination of this application the relevant policies of the City of Salford Unitary 
Development Plan (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 guidance contained within Paragraph 213 of the NPPF.  
 
The application has therefore been determined in accordance with the provisions of the UDP 
and the relevant guidance contained within the NPPF. 
 

 
Relevant Site History 
 
18/72636/TPO - Reduce to provide a 3m clearance from the flue one sycamore tree (T1). Fell one beech tree 
(T2) and one sycamore tree (T4). Re pollard to previous pollard points one sycamore tree (T3). Remove one large 
inside branch and balance crown to leave a width spread of 5.5m and crown lift to 5.2m one beech (T5). Crown 
lift to provide a 5.5m clearance from the surrounding ground level and 20% crown thin one beech tree (T6). 
Approved 12.12.2018     
  
18/71641/OUT - Outline planning application for the demolition of existing property and the construction of 3 
detached properties with all matters reserved. Approved 07.06.2018 
 
17/70662/OUT - Outline application with all matters reserved for the demolition of existing property and the 
construction of 4 detached properties with garages, off road parking and private access way. Withdrawn 
01.12.2017 
 
17/69818/TPO - Fell six trees (Oak -T4, Sycamore - T10 and T11, Horse Chestnut - T12 and T13, Lime - T15). 
Pollard four lime trees at 5m (T27, T28, T29 and T30). Approved 20.07.2017 
 
15/67521/OUT - Outline application with all matters reserved for the demolition of the existing property and 
erection of up to 5 detached properties, together with car parking and access. Refused and Appeal Dismissed.  
 
Consultations 
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Air Quality, Noise, Contaminated Land  
 
No objection subject to conditions relating to:  

• Noise mitigation measures (including boundary treatment) as specified in the submitted and agreed Noise 
Assessment Report, Noise Impact assessment, April 2020, Ref: P4110/R1/NRS, AEC.   

• Standard Construction Environmental Management Plan; 

• A Part 2 Land Contamination Report with watching brief and verification report;  
 
Highways  
 
No objection subject to a condition requesting the submission of a Construction Environmental Management Plan.  
 
Senior Drainage Engineer  
 
No objection. Advise that the development is constructed in accordance with Building Regulations.  
 
Greater Manchester Ecological Unit   
 
No objection subject to conditions relating to:  

- The requirement for an updated bat survey to be undertaken and submitted to the Local Planning 
Authority should the property not be demolished within 2 years of the decision being issued;  

- The requirement to provide 2 bat boxes. 
 
Tree Officer 
 
No objection subject to conditions relating to:  

- The protection of retained trees;   
- Compliance with the submitted Arboricultural Method Statement [Document Ref: 

PM/AIA/AMS/16/07/20]; 
- Provision of a cellular confinement system to protect tree roots; and  
- Replacement tree planting. 

 
Planning Policy 
 
Development Plan Policy 
 
Unitary Development Plan DES1  -  Respecting Context 
This policy states that development will be required to respond to its physical context and respect the positive 
character of the local area in which it is situated and contribute towards a local identity and distinctiveness. 
 
Unitary Development Plan DES2  -  Circulation and Movement 
This policy states that the design and layout of new development will be required to be fully accessible to all 
people, maximise the movement of pedestrians and cyclists through and around the site safely, be well related to 
public transport and local amenities and minimise potential conflicts between pedestrians, cyclists and other road 
users. 
 
Unitary Development Plan DES7  -  Amenity of Users and Neighbours 
This policy states that all new development, alterations and extensions to existing buildings will be required to 
provide potential users with a satisfactory level of amenity in terms of space, sunlight, daylight, privacy, aspect 
and layout.  Development will not be permitted where it would have an unacceptable impact on the amenity of 
occupiers or users of other development. 
 
Unitary Development Plan DES9  -  Landscaping 
This policy states that hard and soft landscaping should be provided where appropriate that is of a high quality 
and would enhance the design of the development, not detract from the safety and security of the area and would 
enhance the attractiveness and character of the built environment. 
 
Unitary Development Plan DES10  -  Design and Crime 
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This policy states that developments must be designed to discourage crime, antisocial behaviour, and the fear of 
crime. Development should i) be clearly delineated ii) allow natural surveillance iii) avoid places of concealment 
iv) encourage activity within public areas. 
 
Unitary Development Plan H1  -  Provision of New Housing Development 
This policy states that all new housing will contribute toward the provision of a balanced housing mix; be built of 
an appropriate density; provide a high quality residential environment; make adequate provision for open space; 
where necessary make a contribution to local infrastructure and facilities required to support the development; 
and be consistent with other policies of the UDP. 
 
Unitary Development Plan A2  -  Cyclists, Pedestrians and the Disabled 
This policy states that development proposals, road improvement schemes and traffic management measures 
will be required to make adequate provision for safe and convenient access by the disabled, other people with 
limited or impaired mobility, pedestrians and cyclists 
 
Unitary Development Plan A8  -  Impact of Development on Highway Network 
This policy states that development will not be permitted where it would i) have an unacceptable impact upon 
highway safety ii) cause an unacceptable restriction to the movement of heavy goods vehicles along Abnormal 
Load Routes. 
 
Unitary Development Plan A10  -  Provision of Car, Cycle, Motorcycle 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 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 EN13  -  Protected Trees 
This policy states that development which would result in an unacceptable loss of, or damage to protected trees 
will not be permitted. Where the loss of trees is considered acceptable adequate replacement provision will be 
provided. 
 
Unitary Development Plan EN17  -  Pollution Control 
This policy states that in areas where existing levels of pollution exceed local or national standards, planning 
permission will only be granted where the development incorporates adequate measures to ensure that there is 
no unacceptable risk or nuisance to occupiers, and that they are provided with an appropriate and satisfactory 
level of amenity. 
 
Unitary Development Plan EN19  -  Flood Risk and Surface Water 
This policy states that any application for development that it is considered likely to be at risk of flooding or increase 
the risk of flooding elsewhere will need to be accompanied by a formal flood risk assessment. It should identify 
mitigation or other measures to be incorporated into the development or undertaking on other land, which are 
designed to reduce that risk of flooding to an acceptable level. 
 
Unitary Development Plan CH8  -  Local List of Buildings of Archectural Interest 
This policy states that the impact of development on any building, structure or feature that is identified on the 
council’s local list of buildings, structures and features of architectural, archaeological or historic interest will be a 
material planning consideration. 
 
Other Material Planning Considerations 
 
National Planning Policy 
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National Planning Policy Framework 
 
Local Planning Policy 
 
Supplementary Planning Document  -  Sustainable Design and Construction 
This policy document expands on policies in Salford’s Unitary Development Plan to provide additional guidance 
for planners and developers on the integration of sustainable design and construction measures in new and 
existing developments. 
 
Supplementary Planning Document  -  Design 
This document  reflects the need to design in a way that allows the city to support its population socially and 
economically, working with and inviting those affected into an inclusive decision making process. Equally, 
development must contribute to the creation of an environmentally sustainable city supporting the natural 
environment minimising the effects of, and being more adaptable to, the potential impact of climate change. 
 
Supplementary Planning Document  -  Design and Crime 
This policy document contains a number policies used to assess and determine planning applications and is 
intended as a guide in designing out crime. 
 
Supplementary Planning Document  -  Trees and Development 
The policy document has been prepared to give information to all those involved in the development process 
about the standard that the Local Planning Authority requires for new development proposals with specific 
reference to the retention and protection of trees. 
 
Planning Guidance -  Housing 
The purpose of the guidance is to ensure that the residential development coming forward in Salford contributes 
to establishing and maintaining sustainable communities, tackles the specific housing and related issues that face 
Salford, and helps to deliver the vision and strategy of the UDP, the Housing Strategy and the Community Plan. 
  
The Revised Draft Greater Manchester Spatial Framework (‘GMSF’) was subject to public consultation at the start 
of 2019. The next version of the plan is expected to be published in summer 2020. In accordance with paragraph 
48 of the National Planning Policy Framework it is considered that very limited weight can be given to the policies 
in the GMSF. 
 
The Publication Salford Local Plan: Development Management Policies and Designations (‘Local Plan’) was 
published on 27 January 2020 and comments are being invited until 20 March 2020.  This is the version of the 
document that the city council would like to adopt and has been subject to a significant amount of public 
consultation in previous stages of its production. However, in accordance with paragraph 48 of the National 
Planning Policy Framework the weight that can be given to the Local Plan currently is limited. Following the end 
of the period for comments, the city council will consider the comments made to determine the extent to which 
there are unresolved objections to the policies in the Plan. Those policies with less significant (or no) objections 
will be capable of carrying more weight than those with significant unresolved objections. 
   
In addition, following the publication of the National Planning Policy Framework (NPPF) it is necessary to consider 
the weight which can be afforded to the policies of the Council's adopted Unitary Development Plan (paragraph 
213 NPPF February 2019). 
 
In terms of this application it is considered that the relevant policies of the UDP can be afforded due weight for 
the purposes of decision making as the relevant criteria within the UDP policies applicable to the proposed 
development are consistent with the policies contained in the NPPF. 
 
It is not considered that there are any local finance considerations that are material to the application. 
 
Appraisal  
 
The main considerations in the determination of this application include: 

- Principle of Development; 
- Housing Mix; 
- Siting, Scale and Design; 
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o Planning History 
o Proposed Development 
o Landscaping 

- Impact on to Heritage Assets; 
- Residential Amenity; 

o Impact upon Neighbouring Properties; 
o Impact upon Future Occupants; 

- Highways, Parking and Access;  
- Ecology and Trees; 
- Land Contamination; 
- Air Quality; 
- Flood Risk and Drainage; and 
- Planning Obligations. 

  
Principle of Development  
 
The NPPF advocates a presumption in favour of sustainable development with paragraph 7 of the NPPF advising 
that there are 3 dimensions to the creation of sustainable development – economic, social and environmental. 
Accordingly, the paragraph emphasises the role of the planning system to support strong, vibrant and healthy 
communities by providing a supply of housing necessary to meet the needs of present and future generations and 
by creating a high quality built environment with accessible local services that reflect the community’s desires and 
support its health, social and cultural wellbeing. Where proposals accord with the development plan the application 
should be approved without delay.  
 
The importance of development being sustainable and the requirement for the provision of a wide choice of high-
quality homes is reiterated within Sections 4 and 5 of the NPPF. The NPPF also highlights that to support the 
Government’s objective of significantly boosting the supply of homes it is important that a sufficient amount and 
variety of land can come forward where it is needed.  
 
In respect to the classification of the site, the NPPF defines previously developed land as land which is, or was, 
occupied by a permanent structure, including the curtilage of the developed land and any associated fixed surface 
infrastructure (although it should not be assumed that the whole curtilage should be developed). However, the 
definition of previously developed land excludes private residential gardens.   
 
For the purposes of this application the site is therefore categorised as greenfield land.  The City of Salford UDP 
does not contain any specific policies which aim to restrict such development in greenfield locations and thus, in 
accordance with paragraph 11 of the NPPF, permission should be granted unless there are any adverse impacts 
of doing so.   
 
The NPPF also emphasises that housing applications should be considered in the context of the presumption in 
favour of sustainable development through the promotion of effective uses of land which meets the needs of local 
communities. Whilst acknowledging that The City can demonstrate a five-year supply of deliverable housing 
neither local nor national planning policy seeks to restrict the amount of residential development.    
 
This is corroborated and remains consistent with the relevant local plan policies within the Development Plan and 
associated planning guidance which can be afforded due weight in the determination of this planning application. 
 
It has been established through successive planning applications that the principle of residential development on 
the site is considered acceptable subject to the development according with the relevant policies within the UDP, 
the guidance contained within Supplementary Planning Documents and the governing objectives of the NPPF. 
 
Housing Mix  
 
UDP Policy H1 seeks to ensure that new housing developments are built at an appropriate density throughout the 
city and should contribute towards the provision of a balanced mix of dwellings in terms of size, type, tenure and 
affordability. It goes on further to state that in determining whether the proposed mix and density of dwellings on 
a site is appropriate and acceptable, regard will be had to 8 factors (criteria A to H). Policy H1 of the UDP has 
been supplemented by policies in the adopted Housing Planning Guidance. 
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Policies HOU1 and HOU2 of the Housing Planning Guidance (SPG) state that within this part of the city the large 
majority of dwellings within new developments should ideally be in the form of houses rather than apartments with 
at least three bedrooms.  
 
This application relates to the construction of four, five bedroomed houses and therefore the proposals comply 
with the provisions of Policies HOU1 and HOU2 of the SPG. Notwithstanding this, consideration must also be 
given to Policy H1 of the UDP which shall be discussed within the next section of this report.  
 
Visual Amenity  
 
Planning History 
 
The application site currently benefits from outline consent for the erection of three dwellings permitted through 
18/71641/OUT whereby all matters were reserved. This means that only the principle of erecting three dwellings 
on the site was approved with all other details (access arrangements, siting, scale, massing, appearance, 
landscaping etc.) reserved to a later date.  The applicant did, however, seek to demonstrate that the erection of 
three dwellings could be permissible through the submission of an illustrative parameters plan which did not form 
part of the approved plans list:  
 

The reasoning for the submission of the 
above-mentioned application was owing to a 
previous refusal for the erection of up to five 
dwellings (15/67521/OUT) and a subsequent 
withdrawal (17/70662/OUT) for the proposed 
erection of four dwellings (17/70662/OUT).  
 
The main reason for refusal on application 
15/67521/OUT outlined that: 
 
“The proposed scheme for five detached 
dwellings would represent over development 
of the site which would significantly harm the 
character of this area which sits adjacent to 
St Mark's Church Conservation Area and 
both locally and statutorily listed buildings. 

The indicative information was considered insufficient to demonstrate that the quantum of development was 
appropriate on this constrained site. The application is therefore considered contrary to policies DES1, H1 and 
CH3 of the UDP and NPPF” 
 
In respect to 17/70662/OUT, the application was withdrawn on the basis that the developer had not demonstrated 
that the proposed quantum of development could realistically fit within the confines of the application site. The 

illustrative layout that accompanied this 
application is shown below. 
 
 
As evidenced only the buildings’ footprint, 
alongside proposed access arrangements 
from Walkden Road, were provided. The 
indicative parameters plan did not supply 
details on the massing (height, scale, 
proportionality) of the development, the 
appearance of the properties, nor a thorough 
assessment of the trees, or car parking 
provision. This was not considered a suitable 
approach which could be supported by the 
Local Planning Authority and the applicant 
was subsequently recommended to submit a 
full application with detailed plans in order to 
make a comprehensive assessment of the 
proposal. 
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Proposed Development  
 

 
 

Subsequent to outline permission being granted in 2018 (18/71641/OUT) the applicant has now submitted a full 
application as previously advised. In this regard the proposal has been amended during the determination of this 
application following ongoing discussion with the Local Planning Authority in which: 
 
Plot 1 

• The positioning and design of Plot 1 has been amended in response to the dwelling previously encroaching 
into the root protection area of a retained tree;  

• The footprint of Plot 1 has been reduced in size;  

• The car parking spaces have been relocated to the eastern portion of the plot; and 

• The rear dormer window has been removed.  
 
Plot 2 

• The positioning of Plot 2 has been amended and footprint reduced to lessen the massing of development as 
viewed along Walkden Road and enhance the individuality of each property;  

• Dual aspect windows incorporated into Plot 2 with facing first floor windows onto Walkden Road; and 

• The car parking spaces have been relocated to the eastern portion of the plot. 
 
Plots 3 – 4 

• The properties have been set further back within their respective curtilages; and 

• The footprints have been flipped to create a mirror image.  
 
Additional alterations to the proposed scheme 

• The shared access road has been amended to create a suitable turning head for the maneuverability of 
vehicles and refuse collections;  

• The building lines of Plots 2, 3 and 4 have been staggered;  

• All existing soft landscaping to the site’s boundaries is be retained in situ;  

• The extent of soft landscaping works to the front elevations of all plots has been increased;  

• The level of hardstanding has been reduced with different materials envisaged for the shared access 
road; the car parking bays and the internal pathways/patios.  

• The spatial distance between Plots 2 and 3 has been increased; 

• The proposed elevations have been amended through alteration to the fenestration patterns and the 
inclusion of rendering.   
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UDP Policy DES1 states that development will be required to respond to its physical context, respect the positive 
character of the local area in which it is situated and contribute towards local identity and distinctiveness. The 
policy advises that in assessing the extent to which any development complies with this policy, regard will be had 
to a number of factors, including the relationship to existing buildings and landscape, the character, scale and 
pattern of streets and building plots, and the quality and appropriateness of proposed materials.  
 
UDP policy H1 indicates that all new housing should contribute toward the provision of a balanced housing mix; 
be built of an appropriate density; provide a high quality residential environment; make adequate provision for 
open space and where necessary, make a contribution to local infrastructure and facilities required to support the 
development.  
 
Housing Density 
 
It has been recognized that the preceding planning applications have resulted in extensive debates surrounding 
the densities of any prospective development, and in particular the impact of any resultant scheme upon the 
retention of trees and the local distinctiveness of the area. In response, the applicant maintains that the densities 
attributed by this development is not only comparable to those of adjacent residential estates, but also 
complementary within this setting.  
 
In substantiating this view, a further assessment has been made comparing five groups of four detached 

properties within the immediate surroundings. The 
plan demonstrates that when cumulative plot sizes are 
assessed, the five groupings are of a higher density to 
that proposed within this planning application:  
 
Application Site: 0.29 hectares  
Area 1 comprising four detached dwellings: approx. 
0.24 hectares  
Area 2 comprising four detached dwellings: approx. 
0.24 hectares  
Area 3 comprising four detached dwellings: approx. 
0.26 hectares  
Area 4 comprising four detached dwelling: approx. 
0.24 hectares 
Area 5 comprising four detached dwelling: approx. 
0.22 hectares 

 
Additionally, consideration is given to the permeability of the surrounding street-scene and the limited ‘gaps’ 
maintained between nearby properties which is comparably less than that proposed.  
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The applicant’s reasoning is therefore supported.  It is also highlighted that whilst the adjoining contemporary 
housing development comprising three substantially sized properties with limited curtilages to the north represents 
an anomaly within the wider context, and one which the Council would not wish to see replicated, it nonetheless 
forms an integral part of the street-scene and cannot be disregarded as a material consideration. The proposed 
development is of a lesser density (in terms of building footprint) and integrates more appropriately within 
surrounding area through a corresponding density of residential development.   
 
Layout, Scale and Massing  
 
Through negotiation with the Local Planning Authority the site layout, alongside the design of the new properties, 
has been amended. The rationale for this was to create further individuality to the elevational treatment and ensure 
the openness and verdant characteristics of the site were maintained. 
 
As viewed along Walkden Road Plots 1 and 2 have been set further back from the carriageway. The increased 
depth has resulted in the retention of mature trees and established hedgerows to the site’s frontage and an 
improved sense of openness which remains a defining characteristic of the site. Whilst the setting back of the 
properties would not correspond with the building lines attributed to the adjacent development, it is nonetheless 
appropriate within this setting. It is also noted that both properties provide active frontages onto the carriageway 
which aligns with the established pattern of residential development beyond Aviary Road to the north and is 
supported.  
 
In respect to Plots 3 and 4, these are to be staggered within the site and will remain largely obscured from public 
view by Plots 1 and 2 when travelling south along Walkden Road. If travelling north, the rear elevations of Plots 
2- 4 will be screened by a dense tree-line and extensive hedgerows, not only along the site’s boundary but also 
from land further south and within the curtilage of St Mark’s Church, itself located within a Conservation Area 
whereby the tree lines are protected. As viewed along The Warke, the proposed development would, again, be 
softened by the retention of the existing boundary treatments and an adjoining coppice to the north east. As a 
consequence the development would only be noticeable to those nearing the end of the street.   
 

It is considered that the proposed layout provides an 
acceptable degree of legibility through the site with 
the built form ‘clustered’ in areas of existing 
development. This can be seen by the broad 
alignment of Plots 2-4 with Nos. 11a and 15 The 
Warke to the east whilst Plot 1 will be viewed in 
context with the existing properties to the north. The 
central portion comprising the estate road will be left 
open and visually connects across the coppice to 
the north-east and beyond to The Warke.   
 
In addition to the above, the positioning of the 
dwellings and their respective relationships with 
adjoining residential properties is appropriate within 
this setting given that this site represents the 
beginning/end of the linear pattern of residential 
development associated with this section of 
Walkden Road. Whilst the amount of built form will 
increase, it is nonetheless sympathetic when 
assessing density and positioning of adjoining 
residential development within this locality.  

 
Having regard to scale and massing, it is considered that the proposals are of a size which suitably assimilate 
with, and remain proportionate to, the surrounding built form and would not be viewed incongruously within the 
street-scene.  
 
Design and Materiality  
 
During the determination of the application amended plans were submitted which sought to provide variation to 
the architectural detailing.  
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As evidenced below, the Local Planning Authority has worked proactively with the applicant to bring forward a 
scheme which positively reflects the character of the local area.  
 

 
Plots 3-4 as originally submitted 

 
 

 
Plots 3-4 as amended 

 
This has been achieved by slightly reducing the footprint of the development, formalizing the fenestration patterns 
and creating visual interest through the incorporation of rendering to certain elevations. Other alterations have 
been made to Plots 1 and 2 to promote individuality whilst still creating a collective identity. Whilst acknowledging 
the concerns raised by local residents in respect to the standardization of the elevational treatment, and a 
perceived lack of bespoke design, it is important to note That the proposed development utilizes corresponding 
brickwork and incorporates rendering which is seen in context with the adjacent locally listed building (No.208 
Walkden Road) and other properties further along Walkden Road. The use of brick quoins, plinths and soldier 
coursing are also traditional design approaches which are characteristic within suburban settings and are 
considered acceptable within this location.  
 
It is also worth noting that the surrounding built form does not prescribe to a specific architectural style given the 
era in which the properties were constructed. As a consequence, it is not considered that there is an identifiable 
style which is locally distinctive and therefore the ‘standardization’ of the built form is not a fair reason for refusal, 
especially given the standard house types used in the construction of The Warke and along sections of Walkden 
Road.  
 
Having regard to materials, a schedule of materials has not been submitted alongside this application however 
would be requested through the attachment of a condition to ensure the materiality of the scheme is of high quality 
and contributes towards the attractiveness of the street-scene.  
 
Character  
 
A key consideration in the determination of this application, and those preceding it, have centered around the 
visual amenities of the street-scene and any resultant loss of tree coverage to facilitate the proposed development.  
As evidenced through the submission, the applicant has demonstrated that the site can accommodate four 
dwellings whilst ensuring the prevailing characteristics of the site are preserved, most notably the retention of a 
substantial level of tree and hedge coverage across the site which will be further supplemented, where necessary. 
 
Proposed street-scenes have been provided in support of the application. Whilst indicative, the CGI’s provide an 
indication of how the street-scene along Walkden Road will be preserved with the setting back of the dwellings 
ensuring the level of tree and hedgerow coverage across the boundary can be retained.  
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Proposed CGI’s along Walkden Road 

 
Landscaping  
 
Policy DES9 of the UDP 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 surrounding built environment. 
 
The application site is clearly characterized by its verdant setting, and one which the applicant is seeking to 
preserve through the retention of a large proportion of trees (thirteen to be removed although only two considered 
to have any longevity as discussed in the later ‘tree’ section of this report) and the retention of existing boundary 
hedging and supplementary boundary hedgerows where necessary. Additionally, the plots will be internally 
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demarcated by 1.8m high Ilex Aquifolum (holly) hedgerows and proposed border planting to the frontages. The 
development will also be lawned with accompanying block paved driveways and resin bonded paths and patios. 
 
 

 
 
The landscaping plan has been amended to include additional soft landscaping works with areas of hardstanding 
either reduced or moved to incorporate planted areas along the property frontages.   
 
It is considered that the applicant has now demonstrated compliance with Policy DES9 of the UDP with a 
landscaping scheme which reinforces the verdant characteristics and landscape quality of the site.  
 
It is noted, however, that the submitted landscaping plans do not provide details of the tree replacement scheme 
requested by the Council’s Arboricultural Advisor, and therefore the submitted landscape drawings will not listed 
on the approved plans list attached to Condition 2 of this report. Instead, a landscaping condition incorporating 
the requirement for a tree replacement scheme to be submitted to the Local Planning Authority is recommended 
for attachment. 
 
Impact on Heritage Assets 
 
The application site lies to the east of the locally listed 206 Walkden Road (Lodge to Worsley Old Hall) whilst the 
southern boundary lies adjacent to St Marks Conservation Area which includes the locally listed St Marks Vicarage 
(Crossfield Drive) and the Grade I Listed Church of St Mark. 
 
Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that when considering 
whether to grant planning permission for development which affects a listed building or its setting “special regard” 
will be given to the “desirability of preserving the building or its setting or any features of special architectural or 
historic interest which it possesses”. 
 
In the consideration of heritage assets, Policies CH2 and CH8 of the UDP apply. These policies require that 
prospective development should not have an unacceptable impact upon the setting of locally listed, and listed, 
buildings.  
 
The UDP is supported by the NPPF which under Paragraph 189 makes clear that “In determining applications, 
local planning authorities should require an applicant to describe the significance of any heritage assets affected, 
including any contribution made by their setting. The level of detail should be proportionate to the assets’ 
importance and no more than is sufficient to understand the potential impact of the proposal on their significance”.  
 
Additionally, Paragraph 190 states that “Local planning authorities should identify and assess the particular 
significance of any heritage asset that may be affected by a proposal (including by development affecting the 
setting of a heritage asset) taking account of the available evidence and any necessary expertise. They should 
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take this into account when considering the impact of a proposal on a heritage asset, to avoid or minimise any 
conflict between the heritage asset’s conservation and any aspect of the proposal”.  
 
This is followed by Paragraph 194 which indicates that “Any harm to, or loss of, the significance of a designated 
heritage asset (from its alteration or destruction, or from development within its setting), should require clear and 
convincing justification” and the provisions of Paragraph 196 which goes further in stating that “Where a 
development proposal will lead to less than substantial harm to the significance of a designated heritage asset, 
this harm should be weighed against the public benefits of the proposal including, where appropriate, securing its 
optimum viable use”. 
 
The significance of a heritage asset relates to the value of the asset because of its heritage interest which may 
be archaeological, architectural, artistic or historic. However, significance derives not only from an asset’s physical 
presence but also from its setting. 
 
In the annex to the NPPF the setting of a heritage asset is described as “the surroundings in which a heritage 
asset is experienced. Its extent is not fixed and may change as the asset and its surroundings evolve. Elements 
of a setting may make a positive or negative contribution to the significance of an asset, may affect the ability to 
appreciate that significance or may be neutral”. 
 
The St Marks Conservation Area was designated in 1981 and comprises the Worsley Horseshoe, St Mark's 
Church and the adjacent vicarage. As recognised in the previous applications an important feature of the 
conservation area is that it is heavily wooded. The part of the conservation area closest to The Spinney is the 
wooded grounds to St Marks Church. The mature trees to the application site’s boundaries contribute to the setting 
of the conservation area, adding to the mature tree cover found at this point to the east and west of Walkden 
Road. There are two Tree Preservation Orders covering parts of the application site. 

 
The approach to the conservation area from the north, along Walkden Road, is characterised by large detached 
dwellings interspersed with dense mature woodland. To the immediate north of the application site is a 
development of three detached dwellings on the site of a former dwelling, approved in 2007. 
 
Whilst the existing dwelling is an attractive building in-keeping with the area, it sits outside of the conservation 
area boundary and is not itself protected as a heritage asset. As such, its loss would not be considered to unduly 
harm the significance of the conservation area.  
 
In respect of the impact on the nearby locally listed buildings, 206 Walkden Road is a former lodge to Worsley 
Old Hall and the development will be viewed together with this building in some views, although Walkden Road 
and mature vegetation provide an element of visual separation. As amended, the proposal seeks the retention of 
the existing boundary planting along Walkden Road and a sensitive traditional design to the elevational treatment 
to ensure the setting of the locally listed building is not compromised.  
 
St Mark’s Vicarage is a residence associated with the Grade I listed St Mark’s Church. It is set within a heavily 
wooded area and views between the Vicarage and the development site are restricted. The proposal seeks the 
retention of a large proportion of the trees along the southern boundary the site and therefore it is not considered 
to harm the setting of this building.  The proposal is considered to be acceptable under the guidance in the NPPF 
relating to non-designated heritage assets and their settings. 
 
The Grade I listed St Mark’s Church is situated approximately 160m from the southern boundary of the application 
site. Views of the church from the application site are restricted by the mature tree cover within the site itself and 
the conservation area. Given the distance and extensive tree cover the arguments above in respect of the 
conservation area and locally listed buildings are equally applicable to the setting of the listed building. The 
proposal is considered to represent no harm to the significance of the designated heritage asset as per the 
guidance contained within the NPPF and Policy CH2 of the UDP.   
 
Residential Amenity 
 
DES7 of the UDP 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. 
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Impact upon Neighbouring Properties 
 
The proposed development has been designed to ensure the amenities afforded to neighbouring residential 
properties would not be unduly harmed. In this regard the following assessment is made.  
 
No.206 Walkden Road 
 
No.206 lies to the west, beyond Walkden Road. The main outlooks of this property are to the north and south, 
with the rear curtilage extending northwards. A window faces onto Walkden Road, however this is obscurely 
glazed and therefore provides limited outlook or the perception of being overlooked.  
 
The proposed development faces onto Walkden Road with habitable room windows associated with Plots 1 and 
2 fronting the street-scene, as per the existing dwelling. At its closest point, Plot 2 lies approximately 20m from 
the side elevation of No.206. This distance is increased to approximately 25m from Plot 1. Given the distances 
maintained, in addition to the extent of the boundary treatments, it is not considered that the amenities of No.206 
would be detrimentally harmed through overbearing effect, a loss of light or through a loss of privacy. 
 
It is recognized that there will be an increase in vehicular movements associated with this development, however 
given the nature of Walkden Road this is unlikely to cause a significant increase in noise and disturbance.  
 
On this basis the proposal is considered to have a satisfactory impact upon the amenities of No.206. 
 
No.476B Walkden Road 
 

The rear elevation of No.476B lies to the north-east of the 
application site, sharing a common boundary with Plot 1. 
The property is screened by established hedgerows and 
trees and lies, at its closest point, approximately 8.5m 
from the boundary which increases to a maximum of 
13m. In comparison, the side elevation of Plot 1 (which 
comprises a single storey projection) will lie 
approximately 6m from the shared boundary, increasing 
to approximately 7.5m at first floor level.  
 
At its closest point, the rear elevation of No.476B would 
lie approximately 18m from the single storey projection of 
Plot 1. This increases to 19.5m at first floor level. At the 
furthest point, the rear elevation of No.476 would lie 
approximately 20m to the single storey projection of Plot 

1 and approximately 21.5m at first floor level.  
 
The distances shown above exceed the Council’s standards as prescribed by the adopted House Extensions SPD 
and therefore cannot be considered to represent an unacceptable relationship. It is noted that the single storey 
extension to Plot 1 will incorporate bi-fold doors with an outlook towards the shared boundary, however the 
existing boundary is so well established that the interface distances are acceptable and unlikely to cause a loss 
of privacy. To this end Plot 1 will create a differing outlook from the rear elevation of No.476B, however will not 
result in an overbearing or otherwise oppressive impact to the detriment of the adjoining occupants.  
 
No.8 The Warke 
 
No.8 lies to the north of the application site, with the side elevation of the property lying adjacent to the shared 
boundary. The rear elevation and associated garden face directly, and at relatively close proximity, towards the 
rear curtilage of No. 476B lying to the west.  
 
Plot 1 lies approximately 15m from the rear elevation of No.8. This distance is increased to 28m to Plot 2, 27m to 
Plot 3 and 28m to Plot 4. In respect to Plots 2-4, it is considered that the distances maintained are acceptable, 
exceeding Council standards whereby any loss of privacy, sunlight or degree of overbearing effect would be 
negligible. Having regard to rear elevation of Plot 1, any resultant overlooking at ground floor level would be 
restricted by the existing boundary treatments. At first floor level, the two windows in the rear elevation closest to 
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the boundary serve non-habitable areas with one being obscurely glazed to serve an en-suite bathroom. The 
other window would serve a landing to provide access into the attic rooms, themselves being predominately 
served by high level roof lights with limited outlook. It is therefore considered that the relationship between the 
two properties would be acceptable with limited impact in respect to a loss of light, overbearing effect or any 
resultant overlooking into the private amenity areas of No.8.  
 
Nos.3 and 4 The Warke 
 
Nos.3 and 4 lie to the north-east, beyond an existing coppice and The Warke. The distances maintained between 
these properties and the boundary line with the application site exceeds 32m with the closest proposed dwelling 
being Plot 4, at a distance of approximately 45m. Given the distances between facing habitable room windows, 
in addition to the retention of the coppice (which lies outside the applicant’s red line boundary), the proposal will 
maintain an acceptable relationship between these neighbouring built forms.  
 
Nos. 9, 11 and 11A The Warke 
 
These properties lie to the east, beyond The Warke, with Plot 1 being the only dwelling which incorporates 
habitable east facing windows. The rear windows of Plot 1 are positioned between 63-69m from the front 
elevations of Nos.9, 11 and 11A. To this end the distances maintained far exceed Council standards and would 
not lead to any loss of privacy.  
 
Having regard to overbearing effect or any potential for loss of light, the side elevation of Plot 4 lies between 25-
44m  ofNos.9, 11 and 11A. There are no windows on the side elevation of Plot 4. As a consequence, the distances 
maintained are acceptable and would not lead to a detrimental impact upon the amenities afforded to these 
properties.  
 
No.15 The Warke 
 
No.15 lies to the south-east of the application site. The principal elevation of No.15 is set back from the rear 
elevation of Plot 4 and therefore extends along the common boundary with the proposed dwelling. Whilst the rear 
building line of Plot 4 would be angled slightly towards the rear curtilage of No.15, the depth of this dwelling along 
the common would negate any overlooking at short distance. There might be a degree of overlooking into the rear 
curtilage of No.15 from the first floor bedroom of Plot 4 (Bedroom 2), however this distance exceeds 17m with the 
existing boundary treatment retained. In this regard the boundary is characterised by trees and hedgerow which 
will filter any resultant views into a small portion of No.15’s rear garden.  
 
Concluding Remarks 
 
It is evidenced that the proposed development would maintain an acceptable relationship with neighbouring 
residential properties and would not lead to detrimental harm upon the amenities of adjoining occupants in 
accordance with Policy DES7 of the UDP.  
 
Impact upon Future Occupants 
 
A key consideration in the determination of this application relates to the relationship between the proposed 
development and the trees and hedgerows to be retained on site. In accordance with Policy TD3 of the Trees and 
Development SPD, there is a requirement that any part of the tree should be located beyond 3.6m of a habitable 
room window. The reasoned justification for this due to the additional pressure residential development can have 
upon trees as future occupants may seek to have the tree(s) excessively pruned or removed to allow for additional 
light.  
 
In making this assessment the Council’s arboricultural advisor is of the opinion that the prescribed distance 
outlined within TD3 is met, and indeed exceeded. Additionally, it is advised that the existing trees have been 
pruned by the previous owner with a crown clearance of between 4-5m. This was to maximise the use of the 
garden land.  
 
In respect to the proposed development, in achieving a crown clearance in excess of 4m it ensures that the level 
of sunlight entering each dwelling is adequate. Furthermore, the units have been designed with large window 
openings, in addition to sizeable bi-fold doors to the ground floors and roof-lights. All of which contribute towards 
the amenities afforded to future occupants.  
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It is also reiterated that all the trees are subject to the Tree Preservation Order and are therefore protected. Any 
further works to the trees would require the submission of a tree application and a detailed justification.  
 
As a consequence, the Local Planning Authority is satisfied that the relationship between the proposed residential 
units and the trees is acceptable and meets the stipulations of Policy TD3 of the Trees and Development SPD 
and Policy DES7 of the UDP.  
 
In respect to interface distances, these are considered satisfactory and largely exceed those prescribed through 
the House Extensions SPD. It is recognized that the distance maintained between facing habitable room windows 
to Plots 1 and 2 would only measure 9.5m, however these windows are, for the most part, secondary and 
therefore, on balance, the relationship is considered acceptable.  
 
Subject to the incorporation of a condition requiring obscure glazing to Plot 1, the proposal is considered compliant 
with the provisions of Policy DES7 of the UDP.  
 
Noise  
 
In respect to noise and disturbance, Policy EN17 is of relevance and requires that adequate measures are 
incorporated into developments to ensure occupants are provided with a satisfactory level of amenity. 
 
The application is supported by a Noise Impact Assessment (April 2020, Ref: P4110/R1/NRS, AEC) which was 
scoped in association with Salford City Council. In this regard it is recognised that the proposed development will 
be subject to noise from road traffic due to the proximity of the site to the A576, A572 and the M60 to the east. 
 
Due to the current Covid-19 restrictions, noise monitoring for road traffic is not currently representative of ‘typical’ 
conditions.  As such an alternative methodology was agreed in line with current Institute of Acoustics guidance 
using DEFRA noise maps, and experience of the consultants on similar studies. 
 
The impact of noise has been assessed in accordance with BS8233:2014+A1:2019 “Guidance on Sound 
Insulation and Noise Reduction for Buildings”.   
 
BS8233 sets out noise limits for internal habitable rooms (living rooms, dining rooms and bedrooms) together with 
private external garden areas (including roof gardens, terraces or balconies where their size means they can 
reasonably be expected to be used as an amenity space). 
 
With respect to summer cooling / overheat protection reference has been made to BS8233:2014 and the ANC 
Acoustics Ventilation and Overheating Residential Design Guide (January 2020) (AVO).  A partially open window 
(for example when required for summer cooling) will generally provide 15dB noise reduction.   
 
Where openable windows will be relied upon to assist with summer cooling to prevent overheating, ‘reasonable’ 
internal acoustic conditions should be maintained. ‘Reasonable’ limits would arguably be within 5-10 dB of the 
normal condition BS 8233 limits; 5 dB being ideal in line with BS 8233 and 10 dB being an absolute maximum 
above which an onset in serious annoyance might occur as per AVO. 
 
The report outlines a specification for acoustic glazing and acoustic passive ventilators for the properties which 
will provide internal noise levels in line with the above guidance.  In terms of controlling overheating it is noted for 
plots 3 and 4 openable windows still give rise to ‘reasonable’ internal noise levels.  For plots 1 and 2, windows on 
the eastern elevations can be opened and internal noise levels remain ‘reasonable’. 
 
In order to mitigate the overheating conditions for plots 1 and 2, the only realistic option would be to install a 
mechanical ventilation and heat recovery (MVHR) system with summer bypass options.  The use of such 
equipment is (arguably) not as sustainable as opening windows particularly on relatively small-scale 
developments, especially considering the general weather conditions in the North of England.   
 
With respect to external amenity areas a 1.8m acoustic fence is required to the southern boundary (as described 
in the report). 
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In response to the recommendations of the report, the Council’s Environmental officer considers that all properties 
can open some windows to control overheating, the passive ventilation solution is suitable and further mitigation 
is not warranted. As such, no objections are raised on the grounds of noise subject to the attachment of conditions. 
 
 
Highways, Parking and Access 
 
Policy A8 states that development will not be permitted where it would i) have an unacceptable impact upon 
highway safety, and ii) cause an unacceptable restriction to the movement of heavy goods vehicles along 
Abnormal Load Routes, whilst policy A10 requires the 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. 
 
The application seeks to provide access off Walkden Road and two off-street car parking spaces per property. 
The proposal would also include the closing up of an existing disused vehicular access point and reinstating it as 
continuous footway, plus the relocation of an existing street lighting column.  
 
The Council’s Highways Officer states that the proposed junction onto Walkden Road meets Council standards 
and is sufficiently sized to ensure good visibility is maintained in either direction. Additionally, the maneuverability 
of the internal access road is acceptable as demonstrated through the submission of swept path analysis. The 
provision of two car parking spaces per dwelling is appropriate within this location and suitably sized to meet the 
necessary standards. It is proposed that the existing access point will be closed up and reinstated as continuous 
footway which can be attached as a condition to any grant of permission.  
 
The number of estimated vehicle movements is not considered to represent a severe harm upon the highway 
network and therefore complies with the provisions of Policy A8 and A10 of the UDP.  
 
It has been recommended that a pre-commencement condition is attached requesting the submission a 
Construction Environment Management Plan and Traffic Management Strategy to ensure there is no increased 
risk to pedestrians or other road users during the construction period. It is also advised that the proposed works 
on the adopted highway will require the developer to enter into a S278 highway work agreement.   
 
Ecology 
 
The NPPF incorporates measures to conserve and enhance the natural and local environment, including 
'Biodiversity and Geological Conservation'. Paragraph 174 of the NPPF requires that in determining planning 
applications the following principles are applied to conserve and enhance biodiversity:- 

• Significant harm resulting from a development should be avoided, adequately mitigated, or, as a last 
resort compensated for; and 

• Opportunities to incorporate biodiversity in and around developments should be encouraged. 
 
The planning application was originally accompanied by a Bat Scoping Report dated the 4 th April 2019 whereby 
the GMEU acknowledged that whilst the report appeared to have used reasonable effort to survey the structure, 
it was undertaken outside the active survey season, and written over 18 months ago. Additionally, the report 
concluded that two additional bat activity surveys were required during the active season (May-September) which 
had not been undertaken.  
 
In response, an emergence survey was undertaken on the 18th August 2020 by Kingdom Ecology which identified 
that no roosting bats were recorded at the site during either survey. The dusk survey recorded intermittent 
common pipistrelle activity with occasional soprano pipistrelle passes with noctule over the site. The dawn survey 
also recorded intermittent individual common pipistrelle passes throughout the survey, alongside pipistrelle and 
noctule passes over the site.  
 
The GMEU has responded to the updated survey work with no objection subject to the incorporation of conditions 
relating to the submission of an updated survey should demolition not commence by March 2022 and that two bat 
boxes should be provided. In respect to the first condition, whilst appreciating that this is best practice, any 
planning permission granted is time limited and so, following further discussions with GMEU, an informative will 
be included for the attention of the applicant. The second condition is considered acceptable and is recommended 
for attachment. The GMEU has also requested an informative relating to the applicant’s attention to the Wildlife 
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and Countyside Act (1981) (as amended) and the Conservation of Habitats and Species Regulations (2017) (as 
amended).  
 
In accordance with the above the application is considered to comply with the provisions of paragraph 174 of the 
NPPF.  
 
Trees 
 
In respect to trees, Policies EN12 and EN13 of the UDP are of relevance. The policies state that development 
which would result in an unacceptable loss of, or damage to protected trees would not be permitted. It is also 
requested that development which detrimentally impacts on an important landscape feature should not be 
permitted unless the applicant can demonstrate that the importance of the development outweighs the nature 
conservation and amenity value of the landscape feature. Also, a replacement of at least equivalent size and 
quality, or other appropriate compensation, would normally be required should the removal of the landscape 
feature be permitted. 
 
The policies outlined above are supplemented by the Trees and Development SPD.  
 

The application site is blanketed by multiple Tree 
Preservation Orders (TPO’s), namely T1, T2, G1, G2 
and A1. The justification for the Orders were due to 
the contribution the mature tree stock made upon the 
visual amenities of the area.   
 
In accordance with Policy TD1 of the SPD, the 
application is supported by an Arboricultural 
Implications Assessment and Method Statement 
(dated July 2020) updated in response to the 
submission of amended plans. The report (Appendix 
B) identifies that there are thirty-three individual trees, 
three hedges, one linear grouped feature and two 
groupings of scrubs on the site.  
 
In order to facilitate the proposed development two 
category B and four category C trees will be removed. 
This is alongside four internal hedgerows and 
grouped shrubs and three category U trees.  

 
In respect to the removal of category B trees (T12 and T19) the report recognizes that both trees have poor 
structural form which would require addressing through significant crown clearance or by way of removal in the 
near future. It has therefore been agreed by the Council’s Arboricultural Advisor that whilst regrettable, their 
removal presents good arboricultural practice and is accepted. This is in addition to the category C and U trees 
which are poor specimens with low vigour or potential for growth. The removal of the four internal hedgerows and 
grouped shrubs is considered acceptable as the Council would not usually require the retention of such features 
which can be removed without permission and do not form part of the TPO designation.  
 
In accordance with Policy TD6 of the Trees and Development SPD, the policy requires that, wherever practicable, 
replacement trees should be provided on a 2:1 basis. In this instance the application site comprises an extensive 
variety of mature tree-stock which is sought to be retained and therefore given the limited space available the 
Council’s Arboricultural Advisor is of the professional opinion that such a requirement would not represent good 
arboricultural practice and that a replacement on a ratio of 1:1 (or possibly less) is far more appropriate. It is 
suggested that a few quality specimens be incorporated into the landscaping scheme, or those with fastigiated 
columnar forms, given the tree density seen on site. To this end a tree replacement scheme will be required 
through the submission of a revised landscaping plan, the details of which can be secured through the attachment 
of an appropriately worded condition. 
 
Having regard to pruning of retained trees (twenty-four in total), paragraph 4.2.7 of the report states that facilitative 
pruning would not be required due to the trees having a good crown clearance above the existing ground levels. 
The Council’s Arboricultural Advisor does not dispute this, however, explains that two trees (T2 and T33) might 



75266 The Spinney Worsley  

require pruning for the installation of scaffolding. Should this be the case it is reminded that such tree works would 
facilitate the need for a Tree Application given the TPO coverage.   
 
As evidenced within the submitted Tree Protection Plan, the proposed dwellings would not extend across the root 
protection areas of retained trees. The Council’s Arboricultural Advisor is of the opinion that any temporary 
incursion during the construction period would not have a long-term detrimental effect of the health of the trees 
subject to appropriate ground protection measures taking place in accordance with Section 6.5 of the report.  
Additionally, it is requested that the temporary protective fencing outlined within the Tree Protection Plan and 
accompanying Arboricultural Method Statement is erected. This remains in compliance with Policies TD4 and 
TD5 of the SPD.  
 
It is recognised that new hardstanding will extend within the root protection areas of trees T1, T25, T27 and T29. 
In response to this the report outlines that a specific engineering solution such as a cellular confinement system 
will be used. This solution is agreed subject to the attachment of a condition to any grant of permission requesting 
that a site-specific design for the proposed cellular confinement system is submitted to and approved by the Local 
Planning Authority.  
 
In agreement with the Council’s Arboricultural Advisor it is considered that the proposal will not result in an 
unacceptable loss of, or damage to, protected trees with the prevailing characteristics of the site and the amenity 
value of the street-scene being preserved in accordance with Policies EN12 and EN13 of the UDP, alongside the 
Trees and Development SPD.  
 
Notwithstanding the above, it is considered reasonably necessary to attach a condition to any grant of permission 
restricting permitted development rights for extensions or other structures within the curtilage of each dwelling 
given the proximity of the root protection areas to those protected/retained trees. The applicant/occupier will 
therefore be required to submit a planning application whereby an assessment will be made on the proposed 
impact of development upon the protection of the trees.  
 
Land Contamination 
 
NPPF paragraph 178 states that planning decisions should ensure that the proposed site is suitable for its new 
use taking account of ground conditions, including pollution arising from previous uses and any proposals for 
mitigation including land remediation or impacts on the natural environment arising from that remediation. 
 
The application has been assessed against UDP policy EN17 which is considered to fully accord with the 
provisions of NPPF. 
 
The application is supported by a Phase 1 Preliminary Risk Assessment which identifies that a dwelling has 
existed on the site since (circa) 1936. Given this, the Council’s Environmental officer considers that, in accordance 
with the assessment, that there is a moderate/low risk of ground contamination with ground gas considered 
unlikely. The assessment recommends a small-scale site investigation (a Phase 2) to confirm the assumptions 
outlined within the Phase 1 assessment and determine the nature and extent of any made ground on site.  Subject 
to the findings of the Phase 2 investigation, it is agreed that a land remediation strategy may not be necessary. 
Should remediation be required, it is requested that such details are submitted to and approved by the Local 
Planning Authority and that prior to occupation of the development a verification report is submitted which 
demonstrates that the remediation took place. This is considered necessary and aligns with the requirements of 
Policy EN17 of the UDP.  
 
Air Quality 
 
The concerns raised by neighbouring occupants are duly noted, however the site is not located within the Greater 
Manchester Air Quality Management Area and is not of a size which the Council’s Environmental Officer, nor the 
Highway Officer, considers that there would be a significant impact upon traffic. As such, there is no objection on 
air quality grounds and no mitigation is necessary.  
 
Flood Risk and Drainage 
 
Policy EN19 of the UDP 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. 
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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. 
 
The site is located within Flood Zone 1, where the likelihood of being affected by river flooding in any one year is 
less than 0.1% (1 in 1000). The Council’s Level 2 Strategic Flood Risk Assessment (SFRA) however identifies 
that the site is located within a Critical Drainage Area (Northwest Drainage Area). Given the size of the 
development the Council’s Drainage Engineer does not consider that it is necessary to request a drainage strategy 
and makes no further comment on the proposals. It is advised, however, that all works are undertaken in 
accordance with Approved Document H of Building Regulations.  
 
It is considered that the proposal is compliant with Policy EN19 of the UDP and no further information is required.  
 
Planning Balance and Conclusions 
 
It is recognised that the application site forms an integral part of the street-scene and thus contributes to the 
character and appearance of the area. Through negotiation with the Local Planning Authority, the applicant has 
presented a scheme which remains sympathetic to the local distinctiveness of the area with the retention of trees 
and a density of development which is comparative to the established pattern of residential development within 
the local area. The amenities afforded to neighbouring properties, alongside those afforded to future occupants 
is considered acceptable with the Local Highway Authority confirming that there will be no harm upon the highway 
network. The landscaping proposals are robust, with the requirement to submit a tree replacement scheme and 
the provision of two bat boxes sufficient in outweighing the harm attributed to the loss of trees and hedgerows 
which, as confirmed by the Council’s Arboricultural Advisor, should in any event be removed as part of good 
arboricultural practice.  
 
For the reasons set out within the appraisal section above, it is considered that the proposed development 
represents sustainable development and as such it is recommended that planning permission should be granted 
in accordance with the guidance contained within the NPPF and the saved policies within the City of Salford 
Unitary Development Plan.  
 
Recommendation 
 
Approve subject to conditions  
 
That planning permission be granted subject to the following planning conditions  
 
1. The development shall be begun not later than the expiration of 3 years beginning with the date of this 

permission. 
 
 Reason: Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990.  
 
2. The development hereby permitted shall be carried out in accordance with the following plans: 
 
 Site Location and Block Plan   Drawing DA20021 001 – Rev 4 
 Highway and Parking Layout    Drawing 2823-01-SK01 – Rev G 
 Street Scene Elevations     Drawing DA20021 003 – Rev 6 
 Proposed GA Plans and Elevations Plot 1  Drawing DA20021 007 
 Proposed GA Plans and Elevations Plot 2  Drawing DA20021 008 Rev 4 
 Proposed GA Plans and Elevations Plot 3  Drawing DA20021 010 dated 29 September 2020 
 Proposed GA Plans and Elevations Plot 4  Drawing DA20021 009 Rev 3 
 
 Reason: For the avoidance of doubt an in the interest of proper planning.  
 
 

Reason: For the avoidance of doubt and in the interests of proper planning. 
 
3. Notwithstanding any description of materials in the application no above ground construction works shall 

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

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

 
4. a) Notwithstanding the details shown on the approved plans, the development hereby permitted shall not 

be occupied until full details of both hard and soft landscaping works have been submitted to and approved 
in writing by the Local Planning Authority. The details shall include the formation of any banks, terraces or 
other earthworks, hard surfaced areas and materials, boundary treatments, external lighting, a replacement 
tree planting scheme to include other soft landscape works, specifications and schedules (including planting 
size, species and numbers/densities), existing plants / trees to be retained and a scheme for the timing / 
phasing of implementation works. 

 
(b) The landscaping works shall be carried out in accordance with the approved scheme for timing / phasing 
of implementation or within 18 months of first occupation of the development hereby permitted, whichever 
is the later. 
 
(c) Any trees or shrubs planted or retained in accordance with this condition which are removed, uprooted, 
destroyed, die or become severely damaged or become seriously diseased within 5 years of planting shall 
be replaced within the next planting season by trees or shrubs of similar size and species to those originally 
required to be planted. 
 
Reason:  To ensure that the site is satisfactorily landscaped having regard to its location and the nature of 
the proposed development and in accordance with Policies DES1 and DES9 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework. 

 
5. No development shall be started until all the retained trees within (or overhanging) the site as shown at 

[Tree Protection Plan (TPP), Drawing No: MY721/WRW/03 REV C; within Report Ref: 
PM/AIA/AMS/16/07/20], have been surrounded by substantial temporary protective fencing and temporary 
ground protection.  Such temporary protective measures shall be installed in accordance with the 
specifications submitted in the [Report Ref: PM/AIA/AMS/16/07/20, shown at Section 6] in the positions as 
shown at [TPP, Drawing No: MY721/WRW/03 REV C] 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: In order to safeguard retained trees in accordance with the Trees and Development 
Supplementary Planning Document. 
 
Reason for pre-commencement condition: Protective fencing should be erected around all retained 
trees prior to commencement of works to ensure any impacts upon the trees are appropriately mitigated 

 
6. The development hereby approved shall be carried out in accordance with the submitted Arboricultural 

Method Statement [Document Ref: PM/AIA/AMS/16/07/20]. 
 

Reason: In order to safeguard retained trees in accordance with the Trees and Development 
Supplementary Planning Document. 

 
7. No below ground works shall be commenced on site until a site-specific design of the proposed cellular 

confinement system have been submitted to and approved in writing by the Local Planning Authority.  The 
development shall only be carried out in accordance with an approved construction method. 

 
Reason: In order to safeguard retained trees in accordance with the Trees and Development 
Supplementary Planning Document. 

 

8. Prior to the commencement of development (except for demolition) a Phase 2 Site Investigation report shall 
be submitted to and approved in writing by the Local Planning Authority.  The investigation shall address 
the nature, degree and distribution of land contamination on site and shall include an identification and 
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assessment of the risk to receptors focusing primarily on risks to human health, groundwater and the wider 
environment.   

 
Should unacceptable risks be identified the applicant shall also submit and agree with the Local Planning 
Authority in writing a contaminated land remediation strategy prior to commencement of development.  The 
development shall thereafter be carried out in full accordance with the duly approved remediation strategy 
or such varied remediation strategy as may be agreed in writing with the Local Planning Authority. 
 
Reason:  To prevent pollution of the water environment and to ensure the safe development of the site in 
the interests of the amenity of future occupiers in accordance with Policy EN17 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework. 
 
 

9. During the period of construction, should contamination be found on site that has not been previously 
identified, no further works shall be undertaken in the affected area. Prior to further works being carried out 
in the affected area, the contamination shall be reported to the Local Planning Authority within a maximum 
of 5 days from the discovery, a contaminated land assessment shall be carried out, appropriate mitigation 
identified and agreed in writing by the Local Planning Authority.  The development shall be undertaken in 
accordance with the agreed mitigation scheme. 

 
Reason:  To prevent pollution of the water environment and to ensure the safe development of the site in 
the interests of the amenity of future occupiers in accordance with Policy EN17 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework. 

 
10. Pursuant to condition 5; and prior to first use or occupation a verification report, which validates that all 

remedial works undertaken on site were completed in accordance with those agreed with the Local Planning 
Authority, OR that no contamination was found shall be submitted to and approved in writing by the Local 
Planning Authority. 

 
Reason:  To prevent pollution of the water environment and to ensure the safe development of the site in 
the interests of the amenity of future occupiers in accordance with Policy EN17 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework 

 
11. No development shall take place, including any works of excavation or demolition, until a Construction 

Method Statement has been submitted to, and approved in writing by, the local planning authority. The 
approved Statement shall be adhered to throughout the construction period. The Statement shall include:  

  
 (i) the times of construction activities on site which, unless agreed otherwise as part of the approved 

Statement, shall be limited to between 8am-6pm Monday to Friday and 9am-2pm Saturday only (no working 
on Sundays or Bank Holidays). Quieter activities which are carried out inside buildings such as electrical 
works, plumbing and plastering may take place outside of agreed working times so long as they do not 
result in significant disturbance to neighbouring occupiers; 

 (ii) the spaces for and management of the parking of site operatives and visitors vehicles; 
 (iii) the storage and management of plant and materials (including loading and unloading activities);  
 (iv) the erection and maintenance of security hoardings including decorative displays and facilities for public 

viewing, where appropriate;  
 (v) measures to prevent the deposition of dirt on the public highway; 
 (vi) measures to control the emission of dust and dirt during demolition/construction;  
 (vii) a scheme for recycling/disposing of waste resulting from demolition/construction works;  
 (viii) measures to minimise disturbance to any neighbouring occupiers from noise and vibration, including 

from any piling activity; 
 (ix) measures to prevent the pollution of watercourses; 
 (x) a community engagement strategy which explains how local neighbours will be kept updated on the 

construction process, key milestones, and how they can report to the site manager or other appropriate 
representative of the developer, instances of unneighbourly behaviour from construction operatives.  The 
statement shall also detail the steps that will be taken when unneighbourly behaviour has been reported. A 
log of all reported instances shall be kept on record and made available for inspection by the local a planning 
authority upon request; and 

 (xi) an intended date for the commencement of development and, following commencement, evidence of 
the material start on site. 
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 Reason:  In the interests of the amenity of neighbours in accordance with policies DES7 and EN17 of the 

Salford Unitary Development Plan and the NPPF. 
  
 Reason for pre-commencement condition:  Any works on site could harm the amenity of neighbouring 

occupiers if not properly managed so details of the matters set out above must be submitted and agreed in 
advance of works starting. 

 
12 The existing vehicular accesses on Walkden Road which are due to be closed to facilitate this permission 

shall be closed and reinstated as continuous footway prior to occupation of the development hereby 
permitted.  

 
 Reason: To ensure safe pedestrian and highway movement in accordance with Policy A8 of the Salford 

Unitary Development Plan and the National Planning Policy Framework   
 
13. The vehicle parking, servicing and other vehicular access arrangements shown on the approved plans to 

serve the development hereby permitted shall be made available for use prior to the development being 
brought into use (or in accordance with a phasing plan which shall first be agreed in writing with the local 
planning authority) and shall be retained thereafter for their intended purpose. 

 
 Reason: In the interest of highway safety and the free flow of traffic and in accordance with policies A2, A8 

and A10 of the City of Salford Unitary Development Plan and the National Planning Policy Framework. 
 
14. Foul and surface water shall be drained on separate systems.  
 
 Reason: To secure proper drainage and to manage the risk of flooding and pollution in accordance with 

policy EN19 of the City of Salford Unitary Development Plan and the National Planning Policy Framework. 
 
15. The development shall be undertaken in strict accordance with the noise mitigation measures (including 

boundary treatment) as specified in the submitted and agreed Noise Assessment Report, Noise Impact 
assessment, April 2020, Ref: P4110/R1/NRS, AEC shall be installed.   

 
 Reason: In the interests of safeguarding the amenities of future residential occupants in accordance with 

Policy EN17 City of Salford Unitary Development Plan and the National Planning Policy Framework. 
 
16. Prior to occupation of the residential units hereby approved a site completion report confirming that all 

necessary noise attenuation measures as identified in condition 15 above have been installed shall be 
submitted to and approved in writing by the local planning authority. The noise attenuation measures shall 
be retained thereafter. 

 
 Reason: In the interests of safeguarding the amenities of future residential occupants in accordance with 

Policy EN17 City of Salford Unitary Development Plan and the National Planning Policy Framework. 
 
17. Prior to occupation of the development hereby permitted the specification and the location of two bat boxes 

shall be submitted to and approved in writing by the Local Planning Authority. The bat boxes shall thereafter 
be erected in accordance with the approved details and retained thereafter.  

 
 Reason: In the interests of biodiversity enhancement in accordance with the National Planning Policy 

Framework.  
 
18. Notwithstanding the provisions of Article 3 and Schedule 2 of the Town and Country Planning (General 

Permitted Development) Order 2015 (and any subsequent amending order), there shall be no development 
within the curtilage of any dwelling hereby approved as defined in Part 1 and Part 2 of Schedule 2 of the 
above Order without the prior grant of planning permission by the Local Planning Authority. 

 
 Reason: To prevent development which could harm local character and/or neighbouring amenity in 

accordance with policies DES1, DES7, EN12 and EN13 of the City of Salford Unitary Development Plan. 
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19. The first floor en-suite and landing windows to the rear elevation of Plot 1 facing the common boundary 
with No.8 The Warke; shall be fitted with, and permanently glazed, in textured glass whose obscuration 
level is at least 3 on the Pilkington scale of 1-5 (where 1 is clear and 5 is completely obscure). 

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

Unitary Development Plan and the National Planning Policy Framework. 
 
Notes to Applicant 

1. Land Contamination  

The applicant is advised that they have a duty to adhere to the regulations of Part 2A of the Environmental 
Protection Act 1990, the National Planning Policy Framework 2018 and the current Building Control 
Regulations with regards to contaminated land. The responsibility to ensure the safe development of land 
affected by contamination rests primarily with the developer. 

The developer and contractor should ensure they are observant during groundwork for any visual or 
olfactory sources of ground contamination.  This may take the form of (for example); locally discoloured 
soils, an oily sheen on water standing in puddles / trenches / footings, petroleum, hydrocarbon or chemical 
type odours.  In addition, should significant depth of made ground be discovered specialist advice should 
be sought.  Should such evidence be detected the Local Authority Contaminated Land Officer should be 
contacted for specialist advice 

2. Trees 
 
The permission hereby granted does not imply that any work may be carried out to trees which are the 
subject of a Tree Preservation Order (TPO), nor does it imply that such work would be authorised. 
 
The SCC Arboricultural Officer agrees in principle with the recommendation to re-pollard G1 and 
recommends that facilitative pruning may be required for T2 and T33.  The applicant is reminded that the 
trees on site are protected by TPOs No:415 and 528, as such an application for works will need to be 
submitted to SCC for approval. 
 

3. Ecology  
 
The Bat Activity Report recognises that bats and their roosts – even when unoccupied – are protected at 
all times even when disturbance occurs as the result of an otherwise lawful activity such as a planning 
permission. The GMEU suggests that the applicant’s attention is drawn to the legislation and directly to 
Activity Report’s recommendations. If bats are found or suspected at any time work should cease until 
advice has been sought and implemented from the licenced ecologist. 

 
Best practice (Collins et al 2016) indicates that bat surveys are time limited for 1 – 2 years as the condition 
of buildings can change over time. If demolition works have not commenced by March 2022 an updated 
survey should be required and submitted to the Planning Authority including an assessment of change 
and any new mitigation and/or licensing that may be required as a result of new evidence. 
 

4. Local Highway Authority 
 
Regarding to adopted carriageway and footways, any amendments to the carriageway need to be re-
instated using similar materials or a material that is recommended by the council engineers. 
 
Applicant must ensure existing utilities (ie BT floor box and adopted street lighting) are protected and 
have permission from various utility providers to undertake any work within the vicinity of the utility and 
within the footway and protection to the construction of the existing carriageway. 
 
Prior to ANY works commencing on site the developer shall contact the LHA to arrange a full 
dilapidation/Condition Survey of all adopted highways surrounding the 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. 
The applicant to enter into a S278 agreement to facilitate associated highway works for thefollowing: 
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a) Prior to the S278 agreement being signed, the works on the adopted highway will be delivered by an 
S171 agreement and Greater Manchester Roads Activities Permit Scheme (GMRAPS) 
b) Drainage, street lighting, street name signage, traffic regulatory signage and utilities floor box that is 
affected by the development should be diverted or protected. 
c) For the creation of a new vehicular / pedestrian access points, relocation of street lighting, pedestrian 
infrastructure that is approved by the Local Highways Authority. 
d) Any redundant access points associated to the formal development to be appropriately reinstated as 
continuous footway and the renewal of footway surrounding the development. 
e) To deliver a suitable traffic management scheme in form of double yellow line on either side of main 
access point to ensure the visibility splay is not compromised by on-street parking. 
 
Additional Note to Developer 
 
Dilapidation Survey: 
 
Prior to ANY works commencing on site the developer shall contact John Horrocks/Pam Docksey to 
arrange a full dilapidation/Condition Survey of all adopted highways surrounding the site. Tel: 0161 603 
4046/4006 
 
Highway Permits/Licensing: 
 
Applications for all forms of highway permits/licenses shall be made in advance 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 prior to first seeking the relevant permits/licenses from the Local Highway 
Authority Tel: 0161 603 4046 / 4006 S278 Works 
 
The Developer shall contact Neil Ashmall to arrange for the S278 element of the development. Neil 
Ashmall 0161 779 4883. 
 
Traffic Regulation Order and Traffic Management 
 
The Developer shall contact Rob Owen to arrange for the TRO element of the development. Rob Owen 
0161 779 4848. 
 
The Developer shall contact Rob Smith to arrange for the Temporary TRO and On-site Traffic 
Management element of the development. Rob Smith 0161 779 6165. 


