
PLANNING & TRANSPORTATION REGULATORY PANEL
PART I
SECTION 1: APPLICATIONS FOR PLANNING PERMISSION
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APPLICATION No: 20/75252/FUL
APPLICANT: MR & MRS REEVES
LOCATION: 159-161 Monton Road, Eccles, M30 9GS, 
PROPOSAL: Application for variation of conditions 2 (approved plans), 8 

(noise from plant and machinery) and 11 (hours of use of the 
front seating area) and removal of conditions 10 (noise 
mitigation) and 13 (hours of use of the first floor rear seating 
area), attached to planning permission 18/71230/FUL (Change of 
use from mixed use retail (A1) and residential dwelling (C3) to a 
mix of retail, bar and restaurant A1/A3/A4 including rear 
extension and internal and external alterations).

WARD: Eccles

Description of Site and Surrounding Area 

This application relates to two mid-terraced properties located on Monton Road – numbers 159 and 161.
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The property at 159 Monton Road has a retail premises at ground floor level, fronting Monton Road, with a 3 bed 
flat occupying the rear portion of the ground floor and the first floor of the property. 

The property at 161 Monton Road is also in mixed commercial and residential use being occupied by a florist at 
ground floor level and a 2 bed flat at first floor level. 

There is a courtyard at the rear of the two properties which is accessed via a passageway running at ground floor 
level. The courtyard area houses two garages, which are used in connection with the unit at 159 Monton Road, 
and a decked area used in association with 161 Monton Road. 

The site is located within the Monton Village Neighbourhood Centre. It is also located within a Coal Referral Area 
and a critical drainage area. 

As the application properties are located within Monton Village neighbourhood centre they are bounded by a 
range of uses. There is a hairdressers located at 163 Monton Road and there is a car repair garage located at 
157 Monton Road, beyond which there are other commercial units, some of which have residential properties 
above, with 3 residential units being located at the eastern most end of the terrace at 149-175 Monton Road. 
There are semi-detached residential properties located at the rear, on Belmont Street, and there is a 3 storey 
apartment block located on the opposite side on Monton Road. 

Description of Proposal 

In March 2018 planning permission was given under planning approval 18/71230/FUL for the change of use of 
the properties at 159-161 Monton Road from mixed use retail (A1) and residential dwelling (C3) to a mixed use 
unit containing an element of A1 retail, an A3 ice cream parlor and an A3/A4 restaurant and bar, with outdoor 
seating areas at the front and rear.  

Consent was given subject to conditions including condition 2 which set out the approved plans, reading as 
follows- 

The development hereby permitted shall be carried out in accordance with the following approved plans:
Site location plan - drawing 5000 Rev C
Proposed ground floor and basement plan - drawing 2000 Rev N
Proposed first floor plan - drawing 2001 Rev N
Proposed elevations - drawings 3000 Rev M, 3001 Rev E and 3002 Rev C
Proposed sections - drawings 4000 Rev L and 4001 Rev L

This application seeks to vary condition 2 in order to allow for changes to the way in which the property would be 
extended, laid out and subsequently used, with the revised scheme resulting in the loss of the ice cream parlour 
element. 

The A1 retail element would be retained in the same format as approved previously i.e. being capable of being 
accessed independently via a separate entrance off Monton Road, with access also being possible from the 
restaurant/bar. The agent has advised that the existing tenant of 161, the florist, will have first refusal on the retail 
unit. 

The extracts below show the site layout and elevations approved under application 18/71230/FUL and those 
currently proposed, with the main changes involving the removal of the first floor rear seating area and the 
associated acoustic fence and a reduction in the built form at the rear in order to allow for the introduction of a 
larger ground floor seating area with a retractable roof. 
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Approved plans 18/71230/FUL
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Proposed plans
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As a consequence of the changes to the scheme, and the preparation of an updated noise assessment report to 
accompany the S73 application, consent is also sought to – 

 Vary condition 8 to ensure that noise from all externally mounted plant and equipment does not exceed the 
typical background noise level (LA90,T) by more than -1 dB at any time when measured at the boundary of 
the nearest noise sensitive premises – condition 8 previously required that it should not exceed the typical 
background noise level (LA90,T) by more than -5dB

 Remove condition 10 which required full details of the acoustic mitigation proposed in the noise assessment 
report by RA Acoustic Engineering to be submitted to and approved in writing by the Local Planning Authority 
and subsequently implemented prior to first use – an updated noise report has been provided.

 Vary condition 11 to allow the outdoor seating area at the front of the premises to be used between 08:00 and 
23:00 hours everyday – condition 11 previously only allowed the front seating area to be used between 08:00 
and 22:00  

 Remove condition 13 which controlled the hours of use of the first floor rear seating area as there is no longer 
a first floor seating area proposed.

Publicity

Site Notice: Non HH Article 15
Reason: Wider Publicity

Press Advert: N/A 

Neighbour Notification 

88 neighbouring properties were notified of this application by letter originally. 

Representations                      

5 letters of objection were received in response to the initial consultation on this application, from 4 different 
addressees. The following issues were raised – 

 Monton already has enough bars – another one is not needed
 The proposal does not include a viable A1 retail space – it is impossible to envisage how any tenant could 

operate from the space suggested given its located in the centre of a ground floor bar/restaurant space, with 
the retail element not having any back of house storage space. Any retail operator would need a “shop 
window” and direct access from the street to function successfully. It is essential that the scheme includes 
sizeable and viable A1 content with essential back of house facilities and direct, unimpeded access from the 
street, with there having been an increased proliferation of non-A1 retail uses in recent years.  The proposal 
would erode the retail character of Monton without it – small business such as the florist that currently operates 
from the site should be protected.

 The proposal will result in neighbouring residents experiencing a loss of privacy and increased noise and 
disturbance as it contains a balcony on the rear elevation and fume extraction equipment and other plant. All 
external smoking, eating or drinking areas should be located at the front of the property only - the courtyard 
seating with retractable roof would be acceptable so long as there are restrictions on when it can be open. It 
should be closed by 8pm. 

 There are parking problems in Monton – people don’t use the pay and display car park, preferring to park in 
the side streets, with some patrons blocking people’s driveways

 Taxis often park on the pedestrian crossings and pavements waiting to pick people up from the restaurants 
and bars – this is an accident waiting to happen 

 The applicant has no intention of opening the restaurant – he is just changing the plans so he can get planning 
approved for another 2 years. The flat above the premises is currently being advertised as to let.

Following receipt of amended plans and an updated noise assessment, all those notified of the application 
originally, and all objectors were sent re-consultation letters on the 05.08.2020.  

1 letter of objection was received in response, from an individual who had not previously commented, with the 
writer raising the following issues – 
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 The works to the 1st floor rear element will result in those on Belmont Street experiencing a loss of privacy
 The increased capacity for customer numbers will result in neighbours experiencing noise pollution, with the 

proposal adding to parking problems and littering of the streets, with customers loitering in the area
 Monton village is already overrun with bars, restaurants and large volumes of people.

After receiving comments from the Council’s environmental officer on the revised scheme it became apparent that 
in addition to varying the plans condition the application was also seeking to vary condition 8 (noise form plant 
and machinery) and condition 11 (hours of use of the front seating area) and remove conditions 10 (noise 
mitigation) and 13 (hours of use of the first floor rear seating area). The description of development was therefore 
revised and a further 10 day re-consultation letter sent on the 30.09.2020. 

2 letters of objection were received in response, from individuals who had not previously commented, with the 
following issues being raised – 
 There are concerns about the noise from the new use of this property and potential for this to impact on 

neighbours enjoyment of their properties - particularly as the application relates to the hours of use of the rear 
seating area and other conditions relating to noise mitigation.

 There are already more than enough bars and restaurants in Monton
 The proposal will adversely affect the amenity neighbouring residents enjoy both during construction and once 

the premises is operational.

In total 8 letters of objection have been received in response to the application, from 7 different addresses.

Relevant Site History

Both properties

 18/71230/FUL - Change of use from mixed use retail (A1) and residential dwelling (C3) to a mix of retail, bar 
and restaurant A1/A3/A4 including rear extension and internal and external alterations. - Approved - 19 March 
2018

159 Monton Road 

 16/68622/FUL - Change of use from A1 (shop) and C3 (dwellinghouse) to dual use A3 (restaurant and cafe) 
and A4 (drinking establishment) together with erection of a single storey rear extension to include external 
staircase and balcony and alterations to front elevation – Refused 11.11.2016, Allowed at Appeal. 

 16/69285/FUL - Change of use from A1 (shop) and C3 (dwellinghouse) to dual use A3 (restaurant and cafe) 
and A4 (drinking establishment) together with erection of a rear extension to include external staircase and 
alterations to front elevation - Withdrawn

 94/33146/FUL - Erection of two storey rear extension to provide storage space and alteration to shop front - 
Approved – 15.2.1995

 93/31897/COU - Change of use from shop to dwelling - Refused – 15.12.1993 

161 Monton Road

 16/68843/COU - Change of use of first floor from C3 (dwellinghouse) to B1(a) (office) – Approved 15.12.2016

Consultations

Design For Security -  
Advise that they do not have any comments to make on the proposal.  

Highways -  
State that there is on-street parking available, with the site also being accessible by bus with bus stops being 
located close by on Monton Road. In the light of this they advise that the site is considered to be located within a 
sustainable area. 
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Given this and the minor scale of the development they advise that they have no objections to the proposal – it 
would not have a “severe” impact on local highway network.

Senior Drainage Engineer -  
Advise that they have no objections to the proposed changes.

The Coal Authority -  
Provided the following comments on the 18Th May -

As you are aware the Coal Authority is a Statutory Consultee in the planning process when the grant of planning 
permission is being considered. However, we are not formally required to provide consultation responses when 
the discharge or variation of planning conditions is under consideration. 

Whilst we would normally be willing to offer advice on any consultation from a Local Planning Authority, due to 
the Covid-19 pandemic, our staff resources are significantly reduced. We are therefore obliged to postpone 
comment in relation to the discharge or variation of planning conditions until further notice. We trust that in this 
difficult time LPAs will appropriately consider the information submitted by applicants to assess whether any 
mining legacy related conditions have been duly complied with.

The Coal Authority comments in respect of the original consent were as follows –

The Coal Authority is satisfied that in this case remedial measures in the form of a reinforced foundation solution, 
as recommended in the Coal Mining Risk Assessment, are acceptable.  The Coal Authority therefore has no 
objection to the proposed development.  Furthermore, detailed considerations of ground conditions and/or 
foundation design may be required as part of any subsequent building regulations application. 

Air Quality, Noise, Contaminated Land -  
State that the proposed development is not located within the Greater Manchester Air Quality Management Area, 
with the scale and nature of the development being unlikely to have a significant impact on traffic. In the light of 
this they advise that they have no objections to the development on Air Quality Grounds.

Confirm that they have no objections to the proposal subject to the attachment of conditions to - 
 Ensure that the noise rating level (dB LAr,Tr) from all external plant and equipment associated with the 

development, when operating simultaneously, does not exceed the typical background noise level (LA90,T) 
by more than -1 dB at any time when measured at the boundary of the nearest noise sensitive premise

 Only allow the front seating are to be used between 08:00 and 23:00 on any day
 Require the business to operate in accordance with a noise management plan which identifies all noise 

sources with potential to have a significant impact on neighbouring properties, and outlines what management 
controls will be used to reduce the potential impact.  

 Require the bi-folding doors to the front elevation to be closed between 22:00 and 08:00 each day
 Ensure there is no public access to the first floor terraced area
 Require the glass roof to the rear ground floor dining area to have a minimum noise reduction index of 43 dB 

Rw (37 dB Rw + CTR)
 Require the glass roof to the rear ground floor dining area to be closed between 21:00 and 08:00 each day
 Prevent amplified music being played within the external seating areas
 Prevent any live music being played at the site
 Restrict the hours of opening to between 08:00 and 00:00 each day, with an additional period of 1 hour either 

side of the above times allowed for staff only for the purposes of preparation, cleaning and other ancillary 
activities associated with the operation of the business

 Prevent the use commencing until equipment to control the emission of fumes and smell from the premises 
has been installed.

Advise that condition 10, that required full details of the acoustic mitigation described in the Noise Assessment 
Report by RA Acoustic Engineering to be submitted to and approved in writing by the Local Planning Authority, 
and subsequently installed is no longer necessary and should be removed.

Planning Policy
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Development Plan Policy

Unitary Development Plan S1  -  Retail and Leisure Development Within Town and Neighbourhood Centres.
This policy states that planning permission will only be granted for retail and leisure where it would be of an 
appropriate scale to the centre; is or can be accessible by a choice of means of transport, walking and cycling; 
would not give rise to unacceptable levels of traffic congestion or highway safety; make car park facilities, where 
practicable available to all short stay visitors; be of a high standard of design; would not have an unacceptable 
impact on environmental quality or residential amenity.

Unitary Development Plan S3  -  Loss of Shops
This policy states that a change of use from Class A1 retail will only be permitted where it would not have an 
unacceptable impact on vitality and viability. Consideration will be given to the following in the determination of 
the extent to which development would have an unacceptable impact: over concentration of non A1 uses in the 
main shopping streets; pedestrian inactivity; loss of shop frontage; unacceptable impact on environmental quality 
or residential amenity; develop a wide range of attractions and amenities; contribute to the regeneration of the 
centre.

Unitary Development Plan S4  -  Amusement, Restaurants and Cafes, Drinking Establishments and Hot Food 
Takeaways.
This policy states that proposals for hot food shop uses would not be permitted by the Council where the use 
would have an unacceptable impact on the amenities of surrounding residential occupiers by reason of noise, 
disturbance, smells, fumes, litter, vehicular traffic movements, parking or pedestrian traffic and the vitality and 
viability of a town centre and visual amenity.

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 DES8  -  Alterations and Extensions
This policy states that planning permission will only be granted for alterations or extensions to existing buildings 
that respect the general scale, character, rhythm, proportions, details and materials of the original structure and 
complement the general character of the surrounding area.

Unitary Development Plan DES7  -  Amenity of Users and Neighbours
This policy states that all new development, alterations and extensions to existing buildings will be required to 
provide potential users with a satisfactory level of amenity in terms of space, sunlight, daylight, privacy, aspect 
and layout.  Development will not be permitted where it would have an unacceptable impact on the amenity of 
occupiers or users of other development.

Unitary Development Plan EN17  -  Pollution Control
This policy states that in areas where existing levels of pollution exceed local or national standards, planning 
permission will only be granted where the development incorporates adequate measures to ensure that there is 
no unacceptable risk or nuisance to occupiers, and that they are provided with an appropriate and satisfactory 
level of amenity.

Unitary Development Plan 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.
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Unitary Development Plan ST14  -  Global Environmental
This policy states that development will be required to minimise its impact on the global environment. Major 
development proposals will be required to demonstrate how they will minimise greenhouse gas emissions.

Unitary Development Plan ST1  -  Sustainable Urban Neighbourhoods
This policy states that development will be required to contribute towards the creation and maintenance of 
sustainable urban neighbourhoods.

Other Material Planning Considerations

National Planning Policy

National Planning Policy Framework

Local Planning Policy

Supplementary Planning Document  -  Design
This document reflects the need to design in a way that allows the city to support its population socially and 
economically, working with and inviting those affected into an inclusive decision-making process. Equally, 
development must contribute to the creation of an environmentally sustainable city supporting the natural 
environment minimising the effects of, and being more adaptable to, the potential impact of climate change.

It is not considered that there are any local finance considerations that are material to the application.

The Revised Draft Greater Manchester Spatial Framework (‘GMSF’) was subject to public consultation at the start 
of 2019. The next version of the plan is expected to be published in for a period of representations in November 
2020. In accordance with paragraph 48 of the National Planning Policy Framework it is considered that very limited 
weight can be given to the policies in the GMSF.
 
The Publication Salford Local Plan: Development Management Policies and Designations (‘Local Plan’) was 
published on 27 January 2020 and comments were invited until 20 March 2020.  This is the version of the 
document that the city council would like to adopt and has been subject to a significant amount of public 
consultation in previous stages of its production. However, in accordance with paragraph 48 of the National 
Planning Policy Framework the weight that can be given to the Local Plan overall is currently limited. The city 
council is in the process of considering the comments made to determine the extent to which there are unresolved 
objections to the policies in the Plan. Those policies with less significant (or no) objections will be capable of 
carrying more weight than those with significant unresolved objections.

In addition, following the publication of the National Planning Policy Framework (NPPF) it is necessary to consider 
the weight which can be afforded to the policies of the Council's adopted Unitary Development Plan (paragraph 
213 NPPF February 2019).

In terms of this application it is considered that the relevant policies of the UDP can be afforded due weight for 
the purposes of decision making as the relevant criteria within the UDP policies applicable to the proposed 
development are consistent with the policies contained in the NPPF.

Appraisal

Introduction

The principle of redeveloping the application site to provide a mixed-use development comprising A1/A3/A4 uses 
(now a mix of class E and a sui generis bar) has been established through the previous planning permission.

Since the original consent was granted there have been no relevant changes to the development plan. The 
principle of the proposed development therefore remains acceptable.

Environmental matters such as coal mining risk, flood risk and drainage and land conditions having been 
considered previously and are unaffected by the proposal. 
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The key issues in the assessment of this application therefore relate to the impacts of the proposed changes on 
visual and residential amenity – these are discussed below. 

Visual Amenity 

In order to facilitate the use of 159 and 161 as a mixed-use development comprising A1/A3/A4 uses it is proposed 
to – 
 Demolish the existing garages located at the rear of the properties 
 Infill the covered passageway running between 159-161 Monton Road
 Erect a part two, part single storey rear extension incorporating both pitched and flat roofed elements and a 

retractable glazed roof over a ground floor courtyard seating area. 
 Install a flue to serve a fume extraction system
 Install a new window in the rear elevation of the existing outrigger at 161 Monton Road
 Alter the frontage of the units by removing the existing shop fronts and first floor windows and replacing them 

with sections of double height and full height glazing all within a timber clad façade. The entrance to the main 
bar/restaurant area would be defined by a rendered element

 Create an outdoor seating area at the front of the premises with this area comprising a hard-surfaced area of 
4m by 12.5m, enclosed via a series of planters, with a gap in between to facilitate access into the unit.

The extensions would, apart from the element involving the infilling of the passageway, have limited visibility from 
public vantage points, with the use of brick construction for the main body of the extensions being welcomed and  
the addition of a glazed roof adding a contemporary element to the scheme. Having regard to this, and given that 
the use of a flat roof at the rear and the introduction of a flue having been deemed acceptable under the previous 
application, it is not considered that the proposed extensions or the flue would form incongruous additions to the 
buildings that would have an adverse impact upon their character and appearance or that of the wider area. As 
per the previous consent a condition will be attached that requires the flue to be colour treated in black or an 
alternative colour to be agreed by the Local Planning Authority beforehand.  

In respect of the alterations to the frontage, having regard to the variety in the style and design of the shop fronts 
along Monton Road there are no objections to the alterations to the frontage on visual amenity grounds, with the 
key to the success of the scheme being the use of high quality, durable materials, full details of which will be 
agreed via the attachment of a suitably worded condition. 

Similarly in respect of the creation of an outdoor seating area to the front of the units the principle of this was 
established under the previous application, with many of the established eating and drinking establishments along 
Monton Road including La Turka, The Park, Vintage Ambience, 6/Cut and The Blind Pig already having external 
seating areas on the frontage. As such there are no visual amenity concerns with this element of the proposal 
subject to the attachment of a suitably worded condition requiring full details of the seating area to be provided to 
the Local Planning Authority for agreement prior to installation. 

Given the intention to infill the existing covered passageway there will be no access from the bin storage area in 
the central courtyard to the street without going through the unit. The agent has confirmed that collection will be 
undertaken by a private operator, with the arrangement being such that bins will have to be brought through the 
unit to Monton Road for collection. While this is not ideal it is considered that there is adequate space to the front 
of the unit for the bins to be stored prior to collection without blocking the highway, with the same solution having 
been deemed acceptable under the previous application. 

For these reasons subject to the attachment of conditions in relation to materials, the design detail of the front 
seating area and the colour treatment of the flue it is considered that the proposal would be in accordance with 
policies DES1 and DES8 of the City of Salford UDP and the design policies in the National Planning Policy 
Framework with the development having the potential to improve the appearance of the site and the visual 
amenities of the area generally. 

Residential Amenity 

The proposed extensions and alterations to the frontage, including the infill extension, would not result in the 
buildings coming any closer to the neighbouring residential properties than they do currently and therefore this 
element of the proposal would not result in neighbouring residents experiencing a loss of amenity by virtue of 
them experiencing an unacceptable loss of light, privacy and/or any overbearing impact. 
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In respect of the extensions and alterations at the rear, it is not considered that these would result in neighbouring 
residents experiencing a loss of amenity either given that (a) the two storey element would infill the area between 
the two existing outriggers, not coming any closer to the neighbouring residential properties than the existing 
outriggers do (b) the single storey element running along the common boundary with the properties on Belmont 
Street would be 5m in height, the same height as the extensions approved under the previous application, with 
the glazed roof having minimal impact on amenity due to its glazed nature and the fact that its roof slopes away 
from the boundary with the units on Belmont Street and (c) there would be 10.8m maintained between the window 
that would be installed in the existing outrigger and the rear boundary of the site and 12.2m would be maintained 
between the second floor windows in the extension and the common boundary, with the previously approved 
scheme having first floor windows within 10.8m of the rear boundary. 

The drawings submitted with the application show that fumes and odours would be dealt with via the installation 
of a fume extraction system that would discharge via a flue installed at the rear of the premises. As per the 
previously approved application the submission does not include full details of the system proposed, however the 
Council’s air and noise officer has confirmed that they are satisfied that subject to the attachment of a suitably 
worded condition the proposal would not result in neighbouring residents being exposed to a loss of amenity by 
virtue of them being exposed to fumes and odours generated during the cooking process. 

In respect of noise and disturbance the application site is located on Monton Road, in an area containing a mix of 
retail, bars and residential uses, including those on Belmont Street which share a common boundary with the site. 
An updated noise impact assessment has been submitted in support of the application which considers the noise 
impact of the proposal using noise monitoring data from 2016, which is deemed acceptable given that noise levels 
will not have changed significantly in the area.

The noise report has been reviewed by the Councils environmental officer who has advised that subject to 
conditions being re-attached to ensure that the premises only opens between 8am and midnight and prevent any  
live music being played at any time, the level of noise from within the building will not affect neighbouring properties 
when windows and doors are closed.  

The Council’s noise officer has re-iterated that when open there will be minimal acoustic attenuation from the bi-
folding doors and therefore noise egress could affect amenity and quality of life for neighbouring residential uses, 
with them therefore advising that a condition should be re-attached that requires the bifold doors to remain closed 
between 22:00 to 08:00. 

In respect of the external seating areas the Council’s environmental officer has advised that there is potential for 
the use of the external seating areas to have a negative impact upon neighbouring residents. 

With respect to the front seating area, they advise that the acoustic report submitted with the application includes 
noise monitoring data which confirms that traffic noise is such that noise from patrons using the front external 
seating area will only be 3dB above the background noise level to 23:00. The report doesn’t consider the combined 
impact of breakout noise from within the premises and the front seating area combined. In the light of this they 
have advised that they would be happy for the front seating area to be used until 23:00, as opposed to 22:00 as 
approved previously, subject to the business operating in accordance with a noise management plan which 
identifies all noise sources with potential to have a significant impact on neighbouring properties, and outlines 
what management controls will be used to reduce the potential impact, for example setting out what measures 
will be undertaken to deal with rowdy customers in the outdoor seating areas . They advise that this approach is 
commonplace in a number of commercial uses nearby. 

In respect of the ground floor external seating area, this will have a retractable glass roof which provides an 
acoustic reduction of 37 dB RW +CTR when closed. The seating area is considerably larger than previously 
approved having space for 11 covers as opposed to 4, with the outdoor seating area extending up to the shared 
wall between the application site and a residential garden associated with a property on Belmont Street.  As such 
the Council’s environmental officer has advised that whilst the ground floor of the property to the rear may benefit 
from the barrier effect of the wall, the first-floor bedrooms have direct line of site into the outdoor area and 
consequently there is potential for noise from the outdoor seating area to have a significant impact on these 
residents late at night, particularly in summer months when sleeping with partially open windows. 

The Council’s environmental officer has confirmed that with the glass roof closed the impact from the patrons 
using the outdoor seating area will be unlikely to have a significant impact on the properties to the rear even with 
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partially open windows as will be the case in summer. Consequently they advise that extending the size of the 
rear seating area at ground floor level would not adversely affect the level of amenity neighbouring residents enjoy 
subject to the attachment of two conditions – one that requires the retractable roof to be closed between 21.00 
and 08.00 on any day, and another the requires the roof to have a minimum noise reduction index of 43 dB Rw 
(37 dB Rw + CTR)

The Council’s environmental officer has advised that condition 14 on planning approval 18/72230/FUL, which 
prevents any amplified music being played within the external seating areas, should be re-attached.

In respect of noise from plant and machinery there will be 3 air conditioning units located on the flat roofed rear 
element, together with a flue serving a fume extraction system. The Council’s environmental officer has advised 
that based on the assumed specification and noise levels from the proposed plant the updated noise assessment 
demonstrates a low impact at the nearest noise sensitive receptor, with this being -1 dB below the measured 
background noise level. They therefore advise that they have no objections to condition 8 on planning approval 
18/71230/FUL which requires a level of -5 dB compared to the background noise levels being updated so it 
requires a level of -1dB compared to background level. 

The Council’s environmental officer has advised that condition 10 on planning approval 18/72230/FUL, that 
required full details of the acoustic mitigation described in the Noise Assessment Report by RA Acoustic 
Engineering to be submitted to and approved in writing by the Local Planning Authority, and subsequently installed 
is no longer necessary and can be removed. Similarly, they have advised that as the proposal no longer includes 
a first-floor external seating area condition 13 on planning approval 18/72230/FUL, which restricted the hours of 
use of the first floor seating area to between midday and 21:00, should be removed and replaced by a condition 
that prevents public access to the small first floor rear terrace with planting. 

In respect of noise and disturbance from the construction phase it is accepted that neighbouring residents could 
be exposed to some noise, disturbance and general disruption during the construction phase however this is 
deemed to be short lived and an acceptable consequence of the development, with any contractors being 
responsible for behaving in a responsible manner and tidying up after themselves. Disruption during construction 
will not increase over and above that which would occur if planning approval 18/71230/FUL were implemented

For these reasons, subject to the attachment of appropriately worded conditions, it is not considered that the 
proposed changes will have a significant adverse impact upon the level of amenity neighbouring residents can 
reasonably expect to enjoy. 

The proposal is therefore considered to be in accordance with policies DES7, S4 and EN17 of the adopted UDP.  

Other Issues

Neighbouring residents have questioned whether there is a need for further restaurants and bars in this area. In 
response to this point it is not the role of the planning system to determine whether there is a need for a proposed 
development and as such this matter is not a material planning consideration in the determination of this 
application. In any event the principle of having a mixed-use unit that would provide a retail element together with 
a bar and restaurant is established by planning approval 18/71230/FUL which remains extant and capable of 
implementation.

Initially objectors raised concerns that the revised proposals did not include a viable retail space, with the space 
allocated for retail being sited in the centre of the unit without any “shop window” and direct access from the street. 
Since the original submission the plans have been revised and the retail unit is being retained in the format 
approved under 18/71230/FUL whereby it is located to the front of the unit, being capable of being accessed 
independently via a separate entrance off Monton Road, with access also being possible from the restaurant/bar. 

In respect of the concerns raised regarding patrons and taxis parking/waiting on street, blocking driveways, 
crossing points and pavements it is not considered that the revisions to the scheme will increase or alter the traffic 
flow to and from the site or the demand for parking associated with the unit over and above that which occurs 
currently or that which would occur if planning approval 18/71230/FUL were implemented with the highways officer 
not raising any concerns with the proposal. In respect of how people park it is the responsibility of the individual 
to parking responsibly in accordance with the highway code. 
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Objectors have stated that the applicant has no intention of opening the restaurant – he is just changing the plans 
so he can get planning approved for another 2 years, with flat above the premises is currently being advertised 
as to let. This application will not extend the time limit for implementation – if successful the scheme will have to 
be implemented by 19 March 2021.

Recommendation

That planning permission be granted subject to the following planning conditions

1. The development must be begun not later than the 19 March 2021.

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

2. The development hereby permitted shall be carried out in accordance with the following approved plans:

Site location plan - drawing 001
Proposed ground floor and basement plan - drawing 003 Rev B
Proposed first floor plan - drawing 004 Rev A
Proposed elevations – drawings 005 Rev B and 006 Rev A
Proposed sections – drawing 007 Rev A

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

3. Notwithstanding any description of materials in the application no above ground construction works shall 
take place until samples or full details of materials to be used externally on the building(s) have been 
submitted to and approved in writing by the Local Planning Authority. Such details shall include the type, 
colour and texture of the materials. Only the materials so approved shall be used, in accordance with any 
terms of such approval.

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

4. Notwithstanding the submitted details prior to the erection of the outdoor seating area on the Monton Road 
frontage full details of the proposed seating area shall be submitted to and approved in writing by the Local 
Planning Authority. The development shall be carried out in accordance with the approved scheme and 
retained as such thereafter.

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.

5. The proposed kitchen extract flue shown on the approved plans shall be powder coated black, or an 
alternative colour to be agreed in writing by the local planning authority, before being erected at the property 
and shall remain in this form thereafter.

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.

6. The unit hereby approved shall contain at least 15sqm of retail floorspace in the location shown on the 
approved plans.

Reason - In order to maintain a retail presence at the site in the interests of the viability and viability of 
Monton Neighbourhood Centre in accordance with the policy S3 of the City of Salford UDP and the retail 
policies of the National Planning Policy Framework. 

7. The foundation solution employed shall be as detailed in the Coal Mining Risk Assessment for 159 Monton 
Road dated August 2016 by Earth Environmental and Geotechnical report number A1630/G/1. 
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Reason: In the interests of public safety in accordance with National Planning Policy Framework.

8 The noise rating level (dB LAr,Tr) from external plant and equipment associated with the development, 
when operating simultaneously, shall not exceed the typical background noise level (LA90,T) by more than 
-1 dB at any time when measured at the boundary of the nearest noise sensitive premises.  Noise 
measurements and assessments shall be carried out according to BS 4142:2014+A1:2019 "Methods for 
rating and assessing industrial and commercial sound".  ‘T’ refers to any 1 hour period between 07.00hrs 
and 23.00hrs and any 15 minute period between 23.00hrs and 07.00hrs

Reason: In the interest of the amenity of residents in accordance with policy EN 17 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework.

9. The uses hereby permitted shall not commence until equipment to control the emission of fumes and smell 
from the premises has been installed in accordance with a scheme which has been previously submitted 
to and approved in writing by the local planning authority. All equipment installed as part of the approved 
scheme shall thereafter be operated and maintained in accordance with that approval and retained for as 
long as the use continues.

Reason: In the interest of the amenity of residents in accordance with policy EN 17 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework.

10 The external seating area to the front of the building, fronting Monton Road, shall only be used between 
08:00 hours and 23:00 hours on any day.

Reason: In the interest of the amenity of residents in accordance with policy EN 17 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework.

11. The front façade bi-fold doors to the premises shown on drawing 005 Rev B shall be kept closed between 
22:00 hours and 08:00 hours on any day.

Reason: In the interest of the amenity of residents in accordance with policy EN 17 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework.

12 There shall be no public access to the first-floor terraced area shown on approved plan 004 Rev A at any 
time.

Reason: In the interest of the amenity of residents in accordance with policy EN 17 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework 

13 The glass roof to the rear ground floor dining area shall be kept closed between 21:00 and 08:00 hours 
on any day.

Reason: In the interest of the amenity of residents in accordance with policy EN 17 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework 

14 The glass roof to the rear seating area shall have a minimum noise reduction index of 43 dB Rw (37 dB 
Rw + CTR)

Reason: In the interest of the amenity of residents in accordance with policy EN 17 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework 

15 There shall be no amplified music played within the external seating areas on any occasion.

Reason: In the interest of the amenity of residents in accordance with policy EN 17 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework.

16. There shall be no live music at any time.
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Reason: In the interest of the amenity of residents in accordance with policy EN 17 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework.

17. The hours of opening for the use hereby approved shall be restricted to 08:00 to 00:00 each day and at no 
other times.  An additional period of 1 hour either side of the above times shall be allowed for staff only for 
the purposes of preparation, cleaning and other ancillary activities associated with the operation of the 
business

Reason: In the interest of the amenity of residents in accordance with policy EN 17 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework

18 Prior to the first use of the mixed-use retail, bar and restaurant use hereby permitted a noise management 
plan shall be submitted to and approved in writing by the Local Planning Authority. The noise management 
plan shall identify all noise sources with potential to have a significant impact on neighbouring properties 
and outline management controls to reduce the potential impact.  The use shall be operated in accordance 
with the approved noise management plan at all times.

Reason: In the interest of the amenity of residents in accordance with policy EN 17 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework

18. Any new drainage in the basement area shall be pumped and not connected directly to sewers.

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

20. No development shall take place until a strategy of surface water drainage for the site has been submitted 
to and approved in writing by the Local Planning Authority. The approved strategy shall be implemented 
prior to first occupation or use of the development hereby approved unless alternative timescales have 
been agreed in writing as part of the strategy and retained thereafter. 

Reason - In order to ensure a satisfactory method of surface water disposal to reduce the risk of flooding 
elsewhere in accordance with policy EN19 of the City of Salford Unitary Development Plan

Notes to Applicant

1. The applicant is advised that the fume extraction system needs to include an acoustic silencer to be 
fitted to the kitchen extract flue

2. The secure by design team at Greater Manchester Police have advised as follows -
O Any new fittings should be certified to Secured by Design standards.
O Tables and chairs should be heavy enough to resist movement by wind. 
O Tables must be of a design that are suitable for attaching 'property clips' to secure handbags/laptop 
bags and, if necessary, can be stacked for storage without damaging the clips. Customers should be 
shown how to use the clips. As an alternative use tables with shelves or net bags under the table top.
O Tables and chairs to be visible from within the premises.
O They will not normally allow tables, chairs or temporary barriers to remain on the highway after 11.00 
pm.
O Where natural or street lighting is insufficient, the management of the premises should provide 
lighting for the area occupied by tables and chairs.


