
PLANNING & TRANSPORTATION REGULATORY PANEL 
PART I 
SECTION 1: APPLICATIONS FOR PLANNING PERMISSION 
 
 
 

APPLICATION No: 21/77604/FUL 

APPLICANT: Ms Sally Hargreaves 

LOCATION: Land At Hazelhall Close , Off Hazelhurst Road , Worsley , M28 2SE,  

PROPOSAL: Erection of a pair of semi-detached dwellings (re-submission of 

planning application 20/76695/FUL) 

WARD: Worsley & Westwood Park 

 

 
 
Description of Site and Surrounding Area  
 
The application site relates to an area of open land to the north of Hazelhall Close & Hazelhurst Road in Worsley. 
The site slopes up & away from the rear of the properties on Hazelhurst Road.  It is broadly level with no 
significantly raised features. The vegetative growth and topsoil of the existing field (within the development site) 
has been skimmed off and the site surface now consists solely of compacted hard core aggregate and is being 
utilised to store materials and plant whilst the construction of 9 residential units to the north east side completes. 
 
The land previously comprised of the southern portion of a field which extends north-west towards Wardley Wood 
and the intersection of the M60 / A580 East Lancashire Road. The site is located outside of the adjoining green belt 
boundary and is bound to the south-east by an existing detached property with private access directly onto 
Hazelhall Close. The rear Garden of 102 Hazelhurst Road borders the remaining width of the development along 
the south East boundary. The boundary to the south west of the site borders with the garden of No.104 Hazelhurst 
Road.  
 
Description of Proposal  
 
Background 
 
Members will recall planning application 20/76695/FUL for the erection of two detached dwellings was refused by 
the Planning Panel on the 12 April 2021 for the following reasons:- 
 

1. The proposed houses, by reason of their height, scale and massing would appear cramped within their 
plots, constituting an overdevelopment of the site that compromises the character of the area, which 
includes dwellings that are set within spacious garden plots, and is therefore contrary to Policy DES1 of the 
City of Salford UDP, the Council's Design SPD and Paragraph 130 of the NPPF. 



 
2. The proposed development would introduce a number of habitable room windows at first and second floor 

level, within close proximity to the site boundary, which would result in significant overlooking to the private  
 
rear garden of 104 Hazelhurst Road, to the detriment of the residential amenity that they could reasonably 
expect to enjoy, contrary to Policy DES7 of the City of Salford UDP and Paragraph 127 of the NPPF. 

 
This current application seeks to overcome those previous reasons for refusal with the revised proposal which is 
explained in detail below.  
 
Current Proposal 
 
Planning permission is now sought for the erection of a pair of semi-detached dwellings.  
 
The submitted drawings show the proposed layout of the development with the dwellings positioned to provide a 
built frontage to Hazelhall Close and set behind front driveways / gardens. The dwellings are positioned centrally 
within the site, away from the shared boundaries with adjacent neighbouring dwellings, and each has private side 
and rear garden areas. 
 
The dwellings are two storeys in height with some limited accommodation provided within the roof space with 
dormer windows to the front pitch and rooflights to the rear. The dwellings provide flexible living accommodation on 
the ground floor; three bedrooms (one with ensuite), a study and a family bathroom on the first floor; and a 
bedroom with ensuite in the roofspace. 
 
Externally each dwelling has a good size curtilage with private garden areas to the side and rear. Each property 
has space for two cars and accommodates bin storage areas to the side of the dwellings. The landscaping will 
include lawned gardens to the rear of the houses, with new shrub and semi-mature tree planting located around the 
site’s shared boundaries with adjacent residential properties. 
 
The remainder of the roadway to the front of the dwellings would be finished in tarmacadam to match the proposed 
finish of Hazelhall Close. 

 
 



 
 
 
Publicity 
 
Site Notice: Not Applicable  
 
Press Advert: Not Applicable  
 
Neighbour Notification  
 
Twenty (20) neighbouring occupiers have been notified of the application. 
 
Representations  
 
Fifteen (15) letters of representation have been received in response to the application publicity (from 12 individual 
households) and who have raised the following concerns:- 
 
Overdevelopment/Intensification of the site; 
 
The dwellings are still too high; 
 
The dwellings would still be overbearing on neighbouring dwellings; 
 
The development would further erode the greenbelt in Worsley. 
 
The dwellings are out of character and at odds with the surrounding area; 
 
Lack of amenity space for future occupiers; 
 
Parking is a concern; 
 
Loss of privacy; 
 
Loss of sunlight; 
 
Could this site not be used as an overflow car park for the adjacent development; 
 
Drainage problems from the current development site; 
 
Impact on and loss of wildlife; 



 
Relevant Site History 
 
17/70889/REM - Reserved matters application for appearance, landscaping, layout and scale for the proposed 
erection of 9 residential dwellings. – Approve 15.03.2018 
 
18/72479/DISCON - Request for confirmation of compliance of conditions 3 (bat boxes), 4 (trees-fencing), 5 (AIS), 
9 (preliminary risk assessment) and 11 (construction method statement) attached to planning permission 
17/70889/REM. – Request Determined 07.11.2018; 
 
19/73141/FUL - Erection of 9 dwellings and refurbishment / adoption of existing access road (Hazelhall Close) – 
Approve 10.04.2019; 
 
20/74809/FUL - Variation of condition 2 (materials) 4,5 and 12 (tree removal and boundary/landscape treatment) 
attached to planning permission 19/73141/FUL – Approve 12.11.2020. 
 
20/76695/FUL - Erection of two detached dwellings - Refuse – 08.04.2021 
 
Consultations 
 
Highways - No objections to the proposed application due to its small nature as it is unlikely to have a negative 
impact on the surrounding highway network. 
 
Senior Drainage Engineer -   All drainage works should be undertaken in accordance with Building Regulations 
Approved Document H. 
 
Air Quality, Noise, Contaminated Land - No objections subject to a site specific land contamination assessment.   
 
Planning Policy 
 
Development Plan Policy 
 
 
Unitary Development Plan - Policy DES1 Respecting Context 
Unitary Development Plan - Policy DES2 Circulation and Movement 
Unitary Development Plan - Policy DES7 Amenity of Users and Neighbours 
Unitary Development Plan - Policy DES9 Landscaping 
Unitary Development Plan - Policy DES10 Design and Crime 
Unitary Development Plan - Policy A2 Cyclists, Pedestrians and the Disabled 
Unitary Development Plan - Policy A8 Impact of Development on Highway Network 
Unitary Development Plan - Policy A10 Provision of Car, Cycle and Motorcycle Parking in New Developments 
Unitary Development Plan - Policy EN12 Important Landscape Features 
Unitary Development Plan - Policy EN17 Pollution Control 
Unitary Development Plan - Policy EN19 Flood Risk and Surface Water 
Unitary Development Plan - Policy EN1 Development Affecting the Green Belt 
Unitary Development Plan - Policy H1 Provision of New Housing Development 
Unitary Development Plan - Policy ST1 Sustainable Urban Neighbourhoods 
 
Other Material Planning Considerations 
 
National Planning Policy 
  
National Planning Policy Framework 
 
 
Local Planning Policy 
 
Supplementary Planning Document Sustainable Design and Construction 
Supplementary Planning Document Design (Shaping Salford) 
Supplementary Planning Document Design and Crime 
Supplementary Planning Document Trees and Development 
Planning Guidance - Housing 
Planning Guidance - Flood Risk and Development 
 



Appraisal  
 
The Revised Draft Greater Manchester Spatial Framework (‘GMSF’) was subject to public consultation at the start 
of 2019. 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. 
 
It is considered that the main issues for consideration in the determination of this planning application are: 
 

1. The principle of development 
2. The design and impact on the character and appearance of the surrounding area; 
3. Amenity of neighbouring properties and future occupiers; 
4. Parking provision and highway safety; 
5. Drainage and flood risk; 
6. Trees; 
7. Land contamination; 
8. Environmental 

(i) Land Contamination 
(ii) Air Quality 

 
The Principal of Development 
 

a) Land Classification 
 

The application site is currently being utilised as an overspill/material and plant storage area for the adjacent 
construction site, a section of the site previously formed part of agricultural land in arable use. The site does not 
function as an area for recreation or is allocated for its ecological value. The land is privately owned by the 
applicant and there is no public right of access across the site. 

The area of agricultural land is shown below in green: 

 

 

 

Agricultural land in England and Wales is graded between 1(excellent quality) and 5 (very poor quality) depending 
on the extent to which physical or chemical characteristics impose long-term limitations on agricultural use. The 
principal physical factors influencing grading are climate, site and soil which, together with interactions between 
them, form the basis for classifying land into one of the five grades.  



The site extends to less than 0.1ha of land, comprising the south-eastern corner of a large arable field, as well as 
the field edge and established vegetation. All of the agricultural land at the site is classified as Subgrade 3a which 
is good quality. Subgrade 3a is considered to be the best and most versatile agricultural land as defined by the 
NPPF.  

The NPPF advises that where significant development of agricultural land is demonstrated to be necessary, areas 
of poorer quality land should be preferred to those of a higher quality. In this particular case the area of the most 
versatile agricultural land is negligible when considering the site as a whole and the large area of agricultural land 
to the North West. The loss of this small section of arable land is considered acceptable. 

b) Greenbelt 
 
The site is not located within the green belt.  However, as the proposals are close to the green belt UDP policy EN1 
requires consideration to be given to ‘development within or conspicuous from the green belt’.   
 
Whilst the NPPF continues the strong policy protection for green belts it does not require consideration, or 
protection of, development adjoining it.   
 
The policy relates to development within the green belt itself.  However, the policy goes on to state; 
 
“Planning permission will not be granted for development within or conspicuous from the Green Belt that might be 
visually detrimental by reason of its siting, materials or design, even where it would not prejudice the purposes of 
including land in the Green Belt” 

 
Clearly, the proposed layout would be visible from within the green belt.  However, the policy test is not whether 
one could see the development but whether it would be conspicuous resulting in visual detriment.   
 
In considering whether the proposal would be visually detrimental it is important to have regard to a number of 
relevant factors including the character of development in this area adjacent to the green belt boundary; the 
development currently under construction, together with the scale of development proposed and any mitigation. 
 
Looking at a wider plan of the green belt boundary in this area it is clear that residential development surrounds this 
part of the green belt.  In addition, the construction of the nine dwellings is now nearing completion on the adjacent 
site with the dwellings being externally complete.  
 
It is considered that the reduced scale of what is proposed would continue the scale and character of the existing 
housing in this area and also compliment that of the dwellings currently under construction on the adjacent site.  
Based on the proposed development and the surrounding character of this area, it is not considered that the 
proposed dwellings would be detrimental to the character and openness of the green belt.   
 

a) Greenfield land 
 
The NPPF states that planning should "encourage the effective use of land by reusing land that has been 
previously developed (brownfield land), provided that it is not of high environmental value." This encouragement of 
the use of previously developed land is reiterated in paragraph 118(c). Although the NPPF does encourage the use 
of brownfield land, it does not set a priority for previously developed land and does not identify a sequential 
approach test to development.  
 

b) Location  
 
The site is located within the urban area of Salford and within a well-established residential area. The site is well 
served by a choice of means of transport and is well related to housing, services and infrastructure and is 
considered to be within a sustainable location for the purposes of the NPPF. Developing the site for residential 
purposes would also contribute towards developing and maintaining a sustainable urban neighbourhood in 
accordance with UDP policy ST1.   
 

c) Residential Use 
 
The UDP Proposals Map indicates that the site is located within an area classified as ‘West Salford’. Housing 
Planning Guidance Policy HOU1 states that, “within West Salford, Broughton Park, Claremont and the northern 
part of Weaste and Seedley, the large majority of dwellings within new developments should be in the form of 
houses rather than apartments, in order to protect the existing character of the area and reflect the generally lower 
levels of accessibility compared to other parts of the city.”   
   
Housing Planning Guidance Policy HOU2 states that the majority of new dwellings should have at least 3 
bedrooms. Alternative approaches on individual sites may be permitted where it can be clearly demonstrated by 



the applicant that there are specific circumstances that justify this, particularly having regard to criteria A – H of 
UDP Policy H1. 
 
The development would deliver two x 4 bedroom semi-detached dwellings at the site. It is considered that the 
development proposals would add to the mix of dwellings in the area and contribute towards achieving a 
sustainable urban neighbourhood.     
 
 
The Design and Impact on the Character and Appearance of the Surrounding Area 
 
Following consideration of the previous reason for refusal the current scheme has been significantly revised. The 
overall mass of the dwellings has been significantly reduced and they are now principally two storey properties with 
limited accommodation within the roof space as opposed to the three storey dwellings previously proposed. Dormer 
windows are proposed within the front elevation, whilst the rear elevations have a more conventional two storey 
format. The design approach follows that of the adjacent 9 dwelling development. 
 
The ridge height of the dwellings has been reduced by 1.54m from the height of the previously proposed at Plot 2, 
and 0.74m from the height of the previously proposed Plot 1. 
 
This reduction gives a ridge height of +55.83 (above datum) which is lower than the +56.57 (above datum) height 
of 104 Hazelhurst Road, and is comparable with the +54.57 (above datum) height of 1 Hazelhall Close. The height 
is also significantly less than the height of the dwellings within the 9 unit scheme under construction and located to 
the north east. The reduction in the height of the proposed dwellings, which also includes a lowering of the eaves 
height, responds positively to the reason for refusal and the proposed dwellings will not appear overly large or 
prominent within their surroundings. 
 
The proposed street scene illustrates these points showing the reduction in ridge height, scale and mass of the 
proposed semi-detached properties in comparison to the detached properties of the refused application, which are 
shown below. 
 

 
 
Furthermore, in addition to the reduction in height, the change of the scheme from two detached three storey 
properties to a pair of two storey semi-detached houses has also reduced the overall scale and massing of the 
development and creates a more open site, allowing views from the front to the rear of the site and resulting in a 
more spacious development overall.  
 
This change has also increased the distances from the site boundaries and has provided the properties with larger 
gardens, resulting in a more spacious development on site. In relation to the gardens, these now measure 285m2 
(Plot 1) and 208m2 (Plot 2). These are a generous size and are readily comparable to typical developments in the 
surrounding area. 
 
As a result of the changes, the useable floorspace of the dwellings has been reduced from 255sqm (Plot 1) and 
250sqm (Plot 2) to 177sqm (both properties). This demonstrates the significant reduction in the scale and massing 
of the development from that which was refused. 
 
Adequate space would be provided to the side of the plots which would allow access for the storage of the required 
bins to the rear. Notwithstanding this and as no explicit details of the size and siting of the bin stores have been 
submitted a condition has been attached to ensure an appropriate scheme is secured.  
 



It is considered therefore that the proposed development would respect the surrounding built context both in terms 
of the character and grain of the surrounding area. In addition, it would respect the appearance of the streetscene 
and sense of place in the surrounding area. The proposed development is considered to accord with poliy DES1 of 
the UDP and the NPPF. 
 
Amenity of neighbouring properties and future occupiers 
 
In considering potential amenity impacts there are two key issues requiring consideration; firstly, whether the 
development will safeguard the amenity of existing surrounding residential properties; and secondly, whether future 
residents will have sufficient amenity. 
 
Neighbouring Residents 
 
This current proposal has sought to amend the scheme in response to a previous reason for refusal. These 
changes have primarily sought to mitigate any unacceptable loss of privacy and overlooking to the rear garden of 
104 Hazelhurst Road and to avoid a detrimental amenity impact. 
 
As shown on the Proposed Site Plan, the alignment of the proposed dwellings has been altered from that of the 
previous dwellings and rotated in a clockwise direction. Whilst maintaining the building line provided by 1 Hazelhall 
Close this change both increases the distance to the rear boundary with 104 Hazelhurst Road and alters the 
direction of outlook from the rear of the proposed dwellings away from 104 Hazelhurst Road and more towards the 
north west.  
 
The positioning of the dwellings more centrally within the site also increases the distance to the boundaries shared 
with 1 Hazelhall Close and 102 Hazelhurst Road. The minimum distance to the boundary with No.104 Hazelhurst 
Road from dwelling 1 would be 7.3m and 8m from dwelling 2. The change to two storey dwellings with some 
accommodation in the roofspace now means that there are no habitable room windows located on the rear 
elevation of the second floor of the dwellings. Only rooflights are provided on the rear pitch of the roof, which will 
not provide any outlook, and one of which on each property will serve a bathroom.  
 
To further mitigate any impact on 104 Hazelhurst Road (and 102 Hazelhurst Road) additional tree and shrub 
planting is proposed within the site around the boundaries. The explicit details of this will be confirmed by way of a 
landscaping condition.  
 
Given the increased distances to the rear boundary fence, it is considered that there would not be any 
unacceptable loss of privacy or overlooking. No 104 Hazlehurst Road also has an additional area of garden space 
to the rear and also a further large area of amenity space to the side of the dwelling that that could be utilised by 
the occupiers of this dwelling.  
 
It is also considered that there would be no unacceptable loss of light or overbearing issues given the siting of the 
proposed dwellings, their reduced height and orientation of the sun in accordance with policy DES7 of the UDP 
 
Future Residents 
 
The proposed properties will provide future residents with a high standard of living accommodation. The proposed 
dwellings will provide generous living areas on ground floor levels and four bedrooms over the first floor and roof 
space. A study is also provided which will cater for the increased demand for home working. All rooms will receive 
acceptable levels of natural light and an appropriate outlook. 
 
Each dwelling will have front, side and rear garden areas including space for in curtilage car parking (2 spaces per 
property). The garden areas of the properties will measure 285m2 (Plot 1) and 208m2 (Plot 2). Whilst no specific 
guidance for garden areas is provided in local policy; UDP Policy DES7 requires that users should have a 
‘satisfactory’ level of space.  The garden areas accommodate space for storing bins in a discrete location as well 
as providing flexible garden areas for sitting out, drying washing, play and the siting of a shed if required by future 
residents. 
 
The Local Planning Authority therefore considered that in regards to the future amenity of residential users it is 
considered that the proposed dwellings would provide for adequate outlook and daylight to each room and 
sufficient levels of private outdoor amenity space would also be provided. 
 
Parking provision and highway safety 
 
The application site will be located at the end of Hazelhall Close which is currently an unadopted road. A previous 
application for the construction of 9 no. properties to the north of the site along with the formalisation of an access 
road to the site was granted under planning application ref 19/73141/FUL. As part of that proposal the developers 



requested that the new access road was adopted under a Section 38 Order (Highways Act). It is understood that at 
the time of writing, the application for the adoption of this road is currently in the process of being agreed and 
formalised. 
 
The proposed site plan Dwg No. 2178A/L1-005 dated 06.05.21, shows each property having a vehicle access point 
measuring 3.5m wide and a driveway fronting the property on Hazelhall Close with space for 2no vehicles.  While 
the road is currently unadopted the applicant is expected to agree the design of the access points and permits with 
the Local Highways Authority prior to construction. An informative has been attached advising the applicant of this. 
 
The Local Highways Authority has been consulted and has no objections to the proposed application due to the 
small nature of the development as the proposed application is unlikely to have a negative impact on the 
surrounding highway network. A condition has been attached which will require a Construction Environmental 
Management Plan (CEMP) to be submitted and agreed with the Local Planning Authority prior to the 
commencement of the development. The CEMP will include comprehensive traffic management strategy where 
appropriate to ensure no increase in risk to pedestrians and road users during the construction period. 
 
It is also noted that vehicle speeds would be relatively low and that there are a number of similar driveways in the 
vicinity and that the new access points would be away from the adjacent highway junctions. Therefore, it is 
considered that the proposal would not cause any severe harm to highway safety or the surrounding transport 
network in accordance with the NPPF and policy A8 of the UDP.    
 
Drainage and flood risk 
 
The site is located within Flood Zone 1 and is therefore at medium risk of a flooding event occurring of 1 in 1000 
year probability of flooding. The applicant has not submitted a Flood Risk Assessment and is not required to do so 
as the site less than 1 hectare.   
 
In accordance with the Strategic Flood Risk Assessment a reduction in surface water run off to 50% of the existing 
(or to Greenfield runoff, whichever is greater) will be required. The Councils Drainage Engineer has been consulted 
and has no objections to the proposal subject an informative advising that all drainage work is undertaken in 
accordance with Building Regulation Document H. 
 
A condition has also been attached requesting a scheme to be submitted which details the surface water drainage 
for the site using sustainable drainage methods and which will include details of how water quality will be improved, 
and how existing surface water discharge rates reduced.  
 
Subject to condition, it is considered that the application proposal would not be at risk of flooding and nor would it 
increase the risk of flooding elsewhere. As a result, the proposal is considered to be in accordance with policy 
EN19 of the UDP, the adopted planning guidance on flooding and development and the guidance within the NPPF. 
 
Trees 
 
There are a number of trees which bound the site. None of them are covered by Tree Protection Orders. The 
applicants have submitted a Tree Survey in support of the application.  
 
A BS5837:2012 Arboricultural Report and Impact Assessment (AIA), have been submitted in support of the 
planning application. The report contains a fair and accurate appraisal of the trees at the site. There are 3 individual 
trees and 1 tree group included in the survey. The trees numbered T1, T2 and G3 on the submitted tree plan are 
growing beyond the site boundaries in neighbouring properties, while T4 is growing in the north western corner of 
the site. 

The removal of 1 tree (numbered T4) will be required to facilitate the development as detailed in paragraphs 3.3, 
4.1 and 5.1 of the BS5837 report. This tree is of low quality and, as noted in the report, is likely to cause damage to 
the boundary structures in the longer term if retained. Replacement planting of a minimum 2 trees that are of a 
sufficient size and condition to provide an instant and long lasting impact should be provided to mitigate for the loss 
of canopy cover required to facilitate the development. This can be conditioned as part of any planning approval. 

The construction of hard surfaces and an area of soft landscaping are within the Root Protection Area (RPA) of the 
retained trees T1 and T2. Paragraph 3.4 describes ground level alterations and soil compaction having previously 
taken place in all areas of the site that fall within the RPA of these two trees. This is supported by the photographs 
at Appendix 6 of the report that show large amounts of building materials stacked close to the boundary fence 
adjacent to T1 and T2. The inhospitable rooting environment that extensive soil compaction causes is likely to have 
significantly reduced root growth from these trees into the site and as such no additional tree protection measures 
will be required. 



The proposed scheme is therefore considered to be in accordance with UDP policy EN12 and the Trees and 
Development SPD.   
 
Environmental 
 

(i) Land Contamination 
 

The site has been largely undeveloped, with the exception of a small building to the east.   

The desk study report submitted with the application has assessed the potential for a pollution linkage between any 
identified source, and a receptor.  A site investigation has also been undertaken and reviewed. 

The site investigation includes areas of land outside of this application (previously approved 19/73141/FUL), 
however the investigation does cover this site.  In the area of land under consideration, 5 No. window samples and 
3 No Trial Pits have been completed. The results from chemical soil sampling has been presented.   

Soil analysis results have been assessed against UK generic acceptance criteria (GAC) based on a residential end 
use (without home grown produce).  The results show one sample where elevated polycyclic aromatic 
hydrocarbons (PAHs) were raised above the GAC however it would appear these were localised and not within the 
current site. 

Ground gas monitoring has not been undertaken due to the absence of a credible source, the presence of clay 
which will limit any migration and the absence of significant made ground. 

The Local Planning Authority consider the applicant or their consultant should undertake a review of the submitted 
report and develop a site specific remediation strategy for this development. 

The conclusions of the report are accepted and as such the Local Planning Authority has no objections to the 
proposal subject to a condition being applied to any permission which requires a site specific contaminated land 
remediation strategy to be undertaken. 

(ii) Air Quality 

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

Recommendation 
 
Approve 
 
1. The development must be begun not later than three years beginning with the date of this permission. 
 
 Reason: Required to be imposed by Section 91 of the Town and Country Planning Act 1990 (as amended). 
 
2. 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. 

 
3. The development hereby permitted shall be carried out in accordance with the following approved plans: 
 
 2178/L1-001 Location Plan dated 30.08.2017; 
 2178A/L1-005 Proposed Site Plan dated 06.05.2021; 
 2178A/L21-802 Proposed Street Scene & South East Elevation Plots 1 & 2 dated 06.05.2021; 
 2178A/L2-700 Proposed Plans & Elevations Plots 1 & 2 dated 06.05.2021; 
 
 Reason: For the avoidance of doubt and in the interest of proper planning. 
 
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, planting plans, 



specifications and schedules (including planting size, species and numbers/densities), existing plants / trees 
to be retained and a scheme for the timing / phasing of implementation works. 

 
 (b) The landscaping works shall be carried out in accordance with the approved scheme for timing / phasing 

of implementation or within 18 months of first occupation of the development hereby permitted, whichever is 
the later. 

 
 (c) Any trees or shrubs planted or retained in accordance with this condition which are removed, uprooted, 

destroyed, die or become severely damaged or become seriously diseased within 5 years of planting shall 
be replaced within the next planting season by trees or shrubs of similar size and species to those originally 
required to be planted. 

 
 Reason:  To ensure that the site is satisfactorily landscaped having regard to its location and the nature of 

the proposed development and in accordance with Policies DES1 and DES9 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework. 

 
5. 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. 

   
 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. 

 
6. Prior to the first use of the development hereby approved, the areas of parking to the front of the proposed 

dwellings shall be constructed using permeable materials on a permeable base, the details of which shall be 
submitted for written approval prior to the commencement of the development and shall be retained 
thereafter in that condition, unless otherwise agreed in writing by the Local Planning Authority. 

  
 Reason: To reduce the risk of flooding and to accord with Policy EN19 of the City of Salford Unitary 

Development Plan  
 
7. Notwithstanding the details shown on the Proposed Site Layout and prior to first occupation of the 

development, details of the proposed bin store shall be submitted to and approved in writing by the Local 
Planning Authority. The approved bin store shall be installed prior to first occupation of the development and 
retained thereafter. 

   



 Reason: In the interests of visual amenity in accordance with Policy DES1 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework. 

 
8. Prior to development commencing (except for demolition) the applicant shall submit and agree with the Local 

Planning Authority in writing a site specific contaminated land remediation strategy.  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. 

 
 Reason for pre-commencement condition: Any works on site could affect any contamination which may be 

present and hinder the effective remediation of any contamination causing a risk to the health of future 
occupiers and harm to the environment, hence the initial investigation must be carried out before works 
commence. 

 
9. Pursuant to condition 8; 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, 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. 

 
10. The tree to be felled [T1] shall be replaced in accordance with a tree replacement scheme which shall be 

submitted to and approved in writing by the Local Planning Authority. The scheme shall be submitted prior to 
above ground works and shall include details of: tree species; tree sizes (including the minimum height and 
circumference of stem at 1m from the ground level); plan indicating the location of the replacement trees; a 
timetable for tree planting and details of aftercare. 

 
 Reason: To ensure that adequate replacement tree provision is made in accordance with policy DES9 and 

the Tree and the Development SPD. 
 
Notes to Applicant 
 
1. The applicant is advised that they have a duty to adhere to the regulations of Part 2A of the Environmental 

Protection Act 1990, the National Planning Policy Framework 2018 and the current Building Control 
Regulations with regards to contaminated land. The responsibility to ensure the safe development of land 
affected by contamination rests primarily with the developer. 

 
2. STANDING ADVICE - DEVELOPMENT LOW RISK AREA 
 
 The proposed development lies within a coal mining area which may contain unrecorded coal mining related 

hazards.  If any coal mining feature is encountered during development, this should be reported immediately 
to the Coal Authority on 0345 762 6848. 

 
 Further information is also available on the Coal Authority website at: 
 www.gov.uk/government/organisations/the-coal-authority  
 
 Standing Advice valid from 1st January 2021 until 31st December 2022 
 
3. The Wildlife and Countryside Act 1981 (as amended) makes it an offence (with certain limited exceptions 

and in the absence of a licence) to intentionally to kill, injure or take any wild bird, or intentionally to damage, 
take or destroy its nest whilst it is being built or is in use, or to take or destroy its eggs. Further, the Act 
affords additional protection to specific species of birds listed in Schedule 1 of the Act. In respect of these 
species it is unlawful to intentionally or recklessly to disturb such a bird whilst it is nest-building or is at or 
near a nest with eggs or young; or to disturb their dependent young.  You are therefore advised to seek the 
advice of a suitably qualified ecologist before commencing works on site. 

 
 

 
 

 


