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APPLICATION No: 21/78051/FUL 

APPLICANT: Mr Ian Kershaw 

LOCATION: Cherry Tree Court , Kiwi Street, Salford, M6 5AP 

PROPOSAL: The construction of a 4, 5 and 8 storey high residential block 

containing 63 apartments, together with parking and amenity 

areas. 

WARD: Pendleton and Charlestown 

 
Description of Site and Surrounding Area  

 
The proposal refers to a site recently occupied by a 17 storey high rise residential tower, known as Cherry Tree 
Court, which is currently being demolished.  In addition, there is an electricity substation on site which will be 

retained.  The site is broadly rectangular in shape and comprises of an area of approximately 0.34 hectares. It is 
accessed via Kiwi Street, off Churchill Way. 
 

The surrounding area is largely residential in character comprising a mix of low rise residential properties in the 
Broadwalk area, and three residential towers; Magnolia, Spruce, and Thorn.  The site is bound to the north, east 
and west by low rise dwellinghouses and to the South, across Churchill Way, there is an area of open space.  

This open space is covered by Phase 2 of the Pendleton Masterplan development approved under 
12/61953/HYBRID.  Ten of the properties to the immediate east of the site are also accessed via Kiwi Street. 
 

Description of Proposal  
 
The development would provide 100% affordable housing, replacing some of the provision that would be lost 

through the demolition of the original residential tower on site.  Guinness (the applicant) are understood to have 
secured Homes England funding for the scheme.  
 

Image 1: Location Plan 
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The proposal concerns the development of a part 8 storey, 5 storey and 4 storey apartment block, which would 

contain 47 one bedroom, and 16 two bedroom, apartments with a public frontage to Kiwi Street and resident’s 
parking.  Two of the ground floor units will be designed to Building Regulations Part M4(3) wheelchair 
standards.  Private space and amenity areas are proposed to the rear.  The existing access to the site that 

currently serves adjacent residential units will be retained. 
 
The design is simple with detailing expressed with a consistent fenestration pattern with deep reveals (180mm) 

in buff multi and blue facing brickwork.  Each apartment has been designed with a Juliette balcony to the main 
living space, which increases the amount of natural light into the building.  The building would have two access 
points within the frontage facing Kiwi Street with internal staircases beyond (note Image 2).   

 
The car parking area would be situated to the front of the site, as per the existing arrangement, containing 25 
spaces.  A cycle store is also provided internally on the ground floor, with a capacity for 32 cycles and would 

have charging points for 3 mobility scooters. The bin stores are located within the car park for ease of access for 
both residents and refuse collectors (note Image 2).  The development site is generally level and step free 
access into the building will be achieved.  A fob-based system will be used together with an entry-phone system 

to gain access to the building. 
 
There are 9 ground floor units proposed as part of the development, which all have an area of defensible space 

in the form of a terrace/patio to provide them with privacy (note Image 2).  The rear garden is communal 
amenity space for the future residents, which has been made safe and secure through fencing and gates.  
Areas of meadow grass and wildflowers have been incorporated within the landscape plan to increase 

biodiversity within the site.  
 

 
 

 

Image 2: Site Plan 
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Publicity 

 
Site Notice: Non HH Article 15    Date Displayed: 12 August 2021 
Reason:  Wider Publicity 

 
Press Advert:  Manchester Weekly News Salford Edition Date Published: 26 August 2021 
Reason:  Article 15 Standard Press Notice 

 
Neighbour Notification  
 

Forty-eight neighbouring occupiers have been notified of the application. 
 
Representations  

 
Three letters of representation (two neutral responses and one of objection) have been received in response to 
then application publicity. 

 

 C – comment received         R – officer response 

C Support the principle of the development and strongly support the development of social 
housing. 

R N/A 

C The proposal should address Churchill Way and not turn away from the street to increase 
natural surveillance.  Thus, adding to the feeling of safety. 

R Two habitable windows to each floor are positioned within the gable ends, which would 

provide natural surveillance.  Turning the building around would not be an efficient use of 
the site. 

C Given that the site is within a sustainable location, consideration should be given to 
reducing the parking provision so the amount of amenity space could be increased, and 

rain gardens introduced.   

R The amount of proposed parking is considered appropriate given the scale of the 
development. 

C A request to view the plans was made. 

R The case officer tried to provide this information, but the email bounced back. 

C The description of the application mentions 3 separate builds on the one shared site, 
which sounds like overdevelopment. 

R The development does not consist of three separate blocks but one of varying heights.  

The case officer attempted to send a copy of the plans, but the email bounced back. 

 
 
Relevant Site History 

 
20/76519/DEMCON 
 Prior notification of proposed demolition of Cherry Tree Court.  No objections made. 

 
Consultations 
 

Air Quality, Noise, Contaminated Land 
 No objection subject to conditions. 
 

Design for Security 
 No objection subject to conditions. 
 

Senior Drainage Engineer  
 No objection subject to conditions. 
 

Highways 
 No objection subject to conditions. 
 

Greater Manchester Ecological Unit 
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 No objection subject to conditions regarding ecological enhancement. 

 
Environment Agency 

No comments received to date   

 
Landscape Design 
 No objection subject to conditions. 

 
United Utilities Water Ltd -  
 No objection subject to conditions. 

 
 
Planning Policy 

 
(Emerging) Salford Local Plan  
 

 Policy F3 Inclusive places 

 Policy A1 Supporting sustainable transport 

 Policy A2 Transport hierarchy and sustainable streets 

 Policy WA4  Development and flood risk 

 Policy D1 Design principles 

 Policy D3 Layout and access 

 Policy D4 Spaces 

 Policy D5 Amenity 

 Policy D6 Design and crime 

 Policy GI6 Trees, woodland and hedgerows 
 
Development Plan Policy 

 

 Unitary Development Plan - Policy ST1 Sustainable Urban Neighbourhoods 

 Unitary Development Plan - Policy H1 Provision of New Housing Development 

 Unitary Development Plan - Policy DEV5 Planning Conditions and Obligations 

 Unitary Development Plan - Policy DES1 Respecting Context 

 Unitary Development Plan - Policy DES2 Circulation 

 Unitary Development Plan - Policy DES4 Relationship of Development to Public Space 

 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 EN17 Pollution Control 

 Unitary Development Plan - Policy EN19 Flood Risk and Surface Water 

 
Local Planning Policy 
 

The National Planning Policy Framework (NPPF) paragraph 48 establishes that local planning authorities may 
give weight to relevant policies in emerging plans according to:  
 

(a) The stage of preparation of the emerging plan (the more advanced its preparation, the greater the 

weight that may be given); 
(b) The extent to which there are unresolved objections to relevant policies (the less significant the 

unresolved objections, the greater the weight that may be given); and 

(c) The degree of consistency of the relevant policies in the emerging plan to the NPPF (the closer the 
policies in the emerging plan to the policies in the NPPF, the greater the weight that may be given).  

 

There are currently two emerging plans to consider. 
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First, Places for Everyone Publication Plan 2021, the joint Development Plan Document for nine districts in 
Greater Manchester, which was published for consultation under Regulation 19 of the Town and Country 
Planning (Local Planning) (England) Regulations 2012 on 9 August 2021. Representations were invited until 3 

October 2021 and are currently being considered. The emerging policies which are relevant to this application 
are discussed where applicable in this report with appropriate weight being afforded in accordance with NPPF 
paragraph 48. 

 
Second, the Publication Salford Local Plan: Development Management Policies and Designations (SLP:DMP), 
which was published on 27 January 2020 and comments were invited until 20 March 2020.  An Addendum was 

published on 5 February 2021 and comments were invited on this until 19 March 2021.  The Publication 
SMP:DMP and the Addendum were submitted to the Secretary of State for examination on 30 June 2021 and 
the examination hearings are expected to take place in November 2021. The Publication SLP:DMP policies as 

modified through the Addendum is the version of the plan that the city council would like to adopt. The plan has 
been subject to a significant amount of public consultation in previous stages of its production and the city 
council has considered the comments made to determine the extent to which there are unresolved objections to 

its policies. Those policies (i.e. the Publication SLP:DMP policies as modified through the Addendum) which are 
relevant to this application are discussed where appropriate in this report with appropriate weight being afforded 
in accordance with NPPF paragraph 48.  

 
National Planning Policy 
 

NPPF paragraph 219 establishes that existing policies (such as Salford’s UDP) are not out -of-date simply 
because they were adopted or made prior to the publication of NPPF.   Due weight should be given to them, 
according to their degree of consistency with the NPPF, and the closer the policies in the UDP to the policies in 

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

NPPF. 
 
 

Appraisal  
 
Principle  

 
The National Planning Policy Framework (NPPF) (2021) provides guidance on how the planning system should 
strive to achieve sustainable development; at the heart of the guidance is a presumption in favour of sustainable 

development (para 10). The NPPF outlines that sustainable development consists of three interdependent 
objectives (economic, social and environmental) that should be engaged in mutually supportive ways (para 8).  
Development should be situated in the right place to ‘support growth, innovation and improved productivity’; 

residential schemes should provide sufficient homes in terms of number and range where they are needed to 
‘support communities health, social and cultural well-being’; and, development should protect and enhance the 
environment from a natural, built and historic perspective (para 8, NPPF).   

 
The NPPF Annex 2 defines previously developed land as land that ‘is or was occupied by a permanent 
structure, including the curtilage of the developed land (although it should not be assumed that the whole of the 

curtilage should be developed) and any associated fixed surface infrastructure. This excludes… land in built -up 
areas such as residential gardens… and land that was previously developed but where the remains of the 
permanent structure or fixed surface structure have blended into the landscape.’ Given that a large residential 

tower is currently being demolished on site and the development is seen as a replacement of this provision, the 
exceptions outlined do not apply.  Therefore, the site is considered to be previously developed land.   
 

Housing Mix and Affordable Housing 
 
The NPPF outlines that a Government objective is to boost the supply of homes. This objective incorporates 

meeting the needs of groups with specific housing requirements (para 60). Saved UDP policy H1 supports this 
objective by advocating that specific needs of an area and regeneration strategies should be taken into account 
when determining a suitable mix, tenure, affordability and density of dwellings.   
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The development partly replaces the affordable housing provision that has been lost through the 

decommissioning of the 17-storey tower.  The development would provide wheelchair units and unit sizes that 
are aligned to Nationally Described Space Standards (NDSS). The homes will be allocated to those on the 
housing register, through Choice Based Lettings, and the Council will have 100% nominations for the social 

rented units on first let and then reverting to at least 50% on re-let. As previously outlined, a Homes England 
grant will support the development of the affordable homes.   
 

The Housing Planning Guidance has been designed to support the implementation of policy H1. Policy HOU1 of 
the Guidance states that development in this area should provide a broad mix of dwelling types ; apartments 
should only be the predominant form of provision on sites in the most accessible locations within Central 

Salford.  The proposal would be located within a relatively sustainable location and replace an existing 17 storey 
tower.  Therefore, the proposal is considered to comply with policy HOU1.   
 

Policy HOU2 of the Housing Planning Guidance requires that where apartments are proposed they should 
provide a broad mix of dwelling sizes, both in terms of the number of bedrooms and the net residential 
floorspace.  Paragraph 4.31 of the reasoned justification clarifies that the majority of apartments should have 

two or three bedrooms, with a floorspace typically 57 square metres or above. The proposed apartment sizes do 
accord with this policy, where relevant, in terms of floor area but not with regards to number of bedrooms (75% 
of the development equates to one beds and 25% is two beds).  

 
Although the scheme does not align with HOU2 (of the housing planning guidance) with regards to the type and 
size of the dwellings being provided, the proposal would meet a specifically identified housing need (in line with 

criterion F of saved UDP policy H1).  Therefore, the development is supported in principle subject to the 
development complying with the other relevant policies within the development plan. 
 

Principle Conclusion 
 
The proposal amounts to the re-development of a previously developed site and would provide affordable 

housing that would partially address the loss of the accommodation from the tower. Furthermore, the proposal 
would provide a high standard of accommodation within a sustainable location. Therefore, the principle of 
development is considered acceptable subject to compliance with other relevant policies in the UDP. 

 
Character and Appearance 
 

Saved 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.  

 
Site Layout, Height and Scale 
 

In relation to site layout, Policy DES1 states that regard should be given to the scale of the proposed 
development in relationship to its surroundings; the street’s vertical and horizontal rhythms; and their 
appropriateness to both the location and the type of development.  Saved UDP Policy DES2 states that the 

design and layout of new development should enable pedestrians to orientate themselves and navigate their 
way through an area by providing appropriate visual links. Saved UDP Policy DES4 advises that buildings 
should clearly define the spaces around them; defining public and private spaces, promoting natural 

surveillance and reduce the visual impact of car parking. 
 
As illustrated by Image 2, the development would consist of one block positioned centrally within the site in 

broadly the same place as the tower (the red dashed line on Image 2 illustrates the original position of the 
tower) and with the same vehicular access arrangements.  However, as the proposal would have a maximum 
height of 8 storeys (note Image 3), the development would be considerably smaller than the previous tower in 

height, but would be wider and positioned slightly closer to the western boundary.  The immediate area is 
characterised by a mix of low and high rise buildings. Considering the character of the area in terms of scale, 
the proposed development would not visually jar in this regard and would be more sympathetic to the smaller 

scale properties within the immediate vicinity when compared to the original situation.   
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The massing of the development is broken up by stepping the building down from south to north (note Image 3).  

In addition, as illustrated by Image 2, the development has a regular pattern of recesses, which has a dual 
function of breaking the mass of the building up and providing a level of interest in the front elevation.  
 

The orientation of the property is the same as the existing tower, so the proposal fronts the car park and 
provides a physical barrier restricting access to the rear of the building (note Image 2), which clearly defines the 
public and private spaces within the development.  A footpath would run north-south across the front of the 

building providing access between the car park and the building, while also providing a pedestrian access to 
Churchill Way.  With this footpath and the clearly defined entrance points, residents and visitors will be able to 
easily orientate and navigate themselves around the development. The footway would also connect with the 

gates either side of the building that provide access to the pedestrian route and communal amenity space to the 
rear.   
 

The majority of the proposed apartments would have one aspect with all habitable rooms having access to a 
suitable amount of light.  The exception to this is the units to either end of the building, which would have a dual 
aspect.  The ground floor units either side of the building would accommodate wheelchair (M4(2)) use with an 

associated parking space, and front and rear patio/terrace to preserve amenity by avoiding residents/visitors 
being able to directly look through windows.  For this reason, all of the other ground floor apartments also have 
a small private patio areas.   

 
Design Detail 

 
As indicated above, development is expected to respond positively to local character by enhancing the aesthetic 
through contributing to local identity and distinctiveness. In addition, material of quality and durability that is 

appropriate to both the location and the type of development is required (Saved UDP policy DES1). 
 
The development would be constructed from a high-quality buff multi brick, with a blue facing brick providing 

relief and detail. The architectural language is simple with the detail expressed through a consistent fenestration 
pattern, deep reveals and the use of the blue brick.  During the application process, the applicant was asked to 
lengthen the bedroom and kitchen windows to further enhance the rhythm of the fenestration.  However, for 

Image 3: Front Elevation 
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practical internal layout reasons this was not possible.  The compromise was to add the blue brick under these 

windows, so the additional length is there in terms of detail. 
 
As outlined above, the development has not been orientated to front Churchill Way (to the south).  Having the 

frontage facing south replicates what was on site previously.  Altering the orientation of the building on site 
would have resulted in a significant change with regards to the relationship with neighbouring properties; a car 
park fronting Churchill Way; and the width of the building would have been limited due to an existing substation 

and access arrangements – increasing the massing/height of the property in order to maintain unit numbers.  
Therefore, replicating the original orientation was considered the most appropriate approach, subject to 
sufficient detailing and windows within the gable end facing Churchill Way.   This has been achieved by the 

applicant by positioning habitable windows and textured brickwork features within the gable end. 
 
Landscaping 

 
Appropriate hard and soft landscaping provision is expected within all new development. Landscaping must be 
of a high-quality in terms of design and materials; reflect and enhance the character of the area and the design 

of the development; respect adjacent land uses, buildings and other structures; and, wherever possible make 
provision for the creation of new wildlife habitats (Saved UDP policy DES9). 
 

The landscape plan has undergone a review through the application process to improve the quality of the 
planting offer through an improved range of species (adding seasonal interest), appropriate positioning and a 
considered maintenance plan.  The proposal includes an area of private space to the rear of the property for the 

enjoyment of the residents. This benefits from natural surveillance and a mix of treatments, including wildflower 
meadows, natural scrub and amenity grass. Benches and natural play provision are proposed near the pathway 
to encourage the use of this space.   

 
The landscape proposals include a hedge to the side and rear of the substation, which is positioned to the 
south-west of the site, to soften the impact of this structure.  The amended landscape plan includes full details 

of the boundary treatments, including the retention of the boundary wall to the southern boundary of the site , 
along Churchill Way.  The private gardens to the ground floor apartments have now been appropriately secured 
through the use of 1.2m high railings and hedging.   

 
The proposed car park, as previously identified, is positioned to the front of the development. The landscape 
design is such that the parking area would be clearly signposted through the use of red block paving, and 

footways would be identified by concrete flag paving.  The use of different surface materials enables 
pedestrians to safely navigate their way around the site.  Planting has been used to green the parking area and 
provide clear signposting as to where pedestrians should not go. 

 
In response to the updated landscape plan, the Landscape Officer has recommended a number of small 
amendments to the soft planting strategy (such as varying the hedge planting and tree species to maximize 

biodiversity and resilience of the landscape strategy to disease and climate change) and the use of tree root 
barriers where trees are adjacent to hard surfaces, which can be secure by way of condition and an informative.  
To increase grass cover in key areas, hexagonal pattern plastic interlocking paving units has been suggested 

instead of the use of grasscrete, which was suggest to reinforce areas for maintenance/emergency vehicle 
access.  This matter can also be addressed via a condition on any grant of consent. 
 

There is a London plane tree situated adjacent to the site’s southern boundary .  The boundary is demarcated by 
a brick wall that already has parking spaces beyond (to the north).  According to the landscape plan the wall is 
staying but it is intended to straighten the section that curves towards the site entrance, bringing the new section 

of wall closer to the tree. As this is through the open ground of the verge and within the Root Protection Area of 
the tree, the footings for the wall are likely to impact on tree roots. Therefore, an Arboricultural Method 
Statement (AMS) is required.  An AMS can be conditioned on any grant of consent to ensure that any works to 

the boundary are undertaken sensitively to ensure the trees survival.   
 
Design out Crime 

 
The applicant has commissioned a Crime Impact Statement (CIS), which assesses the development against the 
principles of Crime Prevention through Environmental Design written by the Greater Manchester Police. The 

proposed residential development is considered broadly acceptable, in design terms. The following 
recommendations have been made: 
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• Ground floor apartments with external doors should have defensible space and should have an intruder 
alarm installed.  

• Access control for visitors, and mail delivery, should be carefully considered to ensure a secure 
environment.  

• The development should be built to Secured by Design standards.  

 
As outlined previously, all of the ground floor apartments within the final design have defensible space.  The 
matter of an alarm system being installed is a consideration for the developer; as is the access control and the 

build of the development with regards to Secured by Design standards.  Conditioning these matters and the 
specifications referenced within section 4 of the CIS is beyond the bounds of the Planning system. An 
informative is recommended on any grant of consent reminding the applicant of these recommendations. 

  
Character and Appearance Conclusion 
 

Considering the existing context, the proposed scale of the development would relate positively to the 
surrounding buildings. The proposed layout would encourage connectivity and would enable pedestrians to 
orientate themselves and navigate their way through the area by providing appropriate visual links. The design 

of the development is such that amenity areas would have appropriate natural surveillance and the visual 
impact of car parking would be reduced. Considering these factors, the proposal is compliant with the 
aforementioned policy. 

 
Residential Amenity 
 

In accordance with paragraph 130 of the NPPF (2021) development should provide a high standard of amenity 
for existing and future users. Development will not be permitted where it would have an unacceptable impact on 
the amenity of the occupiers or users of other developments (in accordance with saved UDP Policy DES7).   
 

The footprint of the development would be larger than the existing tower so built form would be closer to existing 
properties. However, the erection of a building with a maximum of 8 stories would be an improvement when 
compared with the recent situation with regards to dominance and overshadowing in relation to a number of 

nieghbouring relationships.   
 
The stepped approach to the massing has been partially developed to minimise the harm on neighbouring 

property to the north.  The properties known as 32/34 Citrus Way are positioned at an angle to the site; due to 
this angle, the distance between the two increases as you move east. The closest habitable windows to the 
development would be approximately 17.8m away.  The rule generally applied in these cases is that 13m should 

be achieved between a gable and a principal window at two storey, and for development above two storeys, this 
separation distance should be increased by the amount equal to the additional height.  Taking this rule and 
applying it here, the distance for the four storey portion of the development should be approximately 19m.  

Considering the deficit is marginal, the proposed relationship in this case is considered acceptable.   
 
In relation to overlooking, there are three windows to all four floors within the northern gable looking onto the 

rear gardens of 32/34 Citrus Way and Coconut Grove.  Ideally a distance of at least 10.5m should be achieved 
between a habitable window and a shared boundary. In this case, a distance of between 7.5 and 18.5m would 
be achieved.  Considering there is a deficit in some cases and that the 10.5m rule is generally applied to two 

storey buildings, a condition concerning these (secondary and non-habitable) windows being obscure glazed 
will be attached to any grant of consent.     
 

The wider footprint of the proposal would alter the relationship between the site and 19 Mango Place, with the 
development being experienced from the rear garden of no.19 where it wouldn’t have been previously .  
However, the development would not directly face any habitable windows within No.19, nor would it interrupt 

long views down its garden. Therefore the proposal, on balance, would not introduce significant harm in this 
respect.   
 

With regards to overlooking, a distance of approximately 11.25m would be achieved between habitable windows 
proposed within the development and the shared boundary with 19 Mango Place.  Considering the building at 
this point is 5/4 storeys high, a level of harm would be introduced with regards to overlooking.  However, this 

harm will have to be weighed against the provision of affordable housing and the wider benefits of the removal 
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of the tower.  Furthermore, the previous tower would have provided oblique views of no.19’s rear garden, and 

the separation distances do increase northwards (to approximately 13.5m).   
 
Residential Amenity Conclusion 

 
The proposal would result in the loss of a tall tower within close proximity of nieghbouring property.  However, 
the development would introduce new relationships with nieghbouring property due to the width of the proposal 

on site.  As discussed above, the changes referred to would result in a degree of harm being experienced by the 
occupiers of one nieghbouring property.  However, weighing this up against what was on site previously and the 
provision of affordable housing, on balance, the development is considered to be acceptable. With regards to 

the other relationships with nieghbouring property, the development would not result in detrimental harm to 
neighbouring residents in terms of dominance, overshadowing or overlooking and so would comply with the 
aforementioned policy. 

 
Highway Safety 
 

Saved UDP policies A2 and A10 seek to ensure development provides safe and convenient pedestrian access 
and that enough car, cycle and motorcycle parking is provided for new developments. Saved UDP policy A8 
sets out that development should not have a negative impact upon the safe and free flow of the highway. 

 
As previously outlined, the site is located in a highly accessible area, close to the A6 Crescent, with frequent 
bus services available to future residents.  Additionally, Salford Crescent Train Station is also within a 9 minute 

walk of the site providing services to a variety of destinations.  
 
The Transport Statement (TS) outlines that the development is likely to result in 14 two-way trips in both the AM 

and PM peak hours.  The net impact of the development is further reduced when compared with the 96 units 
that were previously on site.  Therefore, the development is unlikely to result in a material change to the local 
highway network and would not be considered to have a “severe” impact on local highway network as defined 

by the NPPF. 
 
The TS confirms that the access serving the site will remain unchanged.  Swept Path drawings have been 

provided to demonstrate that a service vehicle can undertake a turning manoeuvre within the reconfigured car 
park area and exit the site in forward gear.  The internal access road, known as Kiwi Street, may benefit from 
the provision of tactile paving and dropped kerbs leading to the pedestrian walkway for the apartment building. 

This can be secured by way of condition. 
 
The proposal includes 26 car parking spaces and 32 cycle parking spaces, which equates to approximately 41% 

car parking provision and 50.7% cycle parking provision.  This is considered acceptable providing sufficient 
measures to encourage travel by sustainable modes (walking, cycling and public transport) are also provided.  
This can be achieved through a Travel Plan, which is recommended to be secured by way of condition.  

The cycle store is accommodated internally within the rear of the apartment block. The proposed cycle racking 
system will comprise of 16 x two-tier racks to accommodate up to 32 cycles parking spaces.   In addition, the 
applicant has agreed to introduce visitor cycle parking to the front of the building.  It is recommended that the 

details associated with the cycle parking provision, including quantity, type of racking systems and security 
system, should be secured by way condition. 

The proposal offers a 3 separate bin stores, accommodating up to 18 x 1100lt euro bins, and can be accessed 

via Kiwi Street for kerb side collection.  Based on SCC Environment Services criteria, this provision is not 
considered to be sufficient. Due to the short fall the Local Highway Authority would suggest employing a private 
contractor to supplement additional collection rather than based on the Council’s collection schedule.  A Waste 

and Servicing Management Plan (WSMP) is required to ensure waste bins are not left out on the public realm or 
on the adopted highway, and to prevent delivery vehicles blocking any access points and highway, which can 
be secured by way of condition. 

 
Highway Safety Conclusion  
 

Given the nature of the development, with the suggested conditions in place, the proposal would be acceptable 
with regards to layout and service arrangements. Considering these factors, the proposal would not introduce 
harm to highway safety and so would be compliant with aforementioned policy.  



$w ptjdjkd.docx  

 

Flood Risk and Surface Water Drainage 
 
UDP Policy EN19 states that development will not be permitted where it would be subject to an unacceptable 

risk of flooding, materially increase the risk of flooding elsewhere, or result in an unacceptable maintenance 
liability for the City Council or any other agency in terms of dealing with flooding issues. In addition, UDP Policy 
EN18 seeks to ensure that development would not have an unacceptable impact on surface or ground water.   

 
The application site is situated within Flood Risk Zone 1 and the site area measures less than 1ha so a flood 
risk assessment was not required.  The development is a brown field site in the Core Conurbation Critical 

Drainage Area. The SFRA user guide requires a reduction in surface water runoff to 50% of the existing.  
 
The applicant has provided a drainage strategy with accompanying plans, which indicate that SuDS are not 

possible at this site owing to unsuitable ground conditions.  The applicant has agreed that surface water 
discharge will be connected to the public surface water sewer with flow restricted to 5l/s and suitable attenuation 
storage.  However, the applicant must provide a drainage strategy, with accompanying plans and calculations, 

that demonstrates the development will be drained in the most sustainable way possible.   This matter can be 
secured by way of condition on any grant of consent.   
 

Flood Risk and Surface Water Drainage Conclusion 
 
With an appropriately worded drainage condition in place, the development is unlikely to introduce significant 

harm with regards to increasing the risk of flooding, or have an unacceptable impact upon ground or surface 
water. Therefore, the development accords with the aforementioned policy.  
 

Environmental Protection 
 
UDP Policy EN17 seeks to ensure that development does not cause or contribute towards a significant increase 

in pollution to the air (including dust pollution), water or soil, or by reason of noise.  
 
Air Quality 

 
The proposed development is not within the Greater Manchester Air Quality Management Area.  However, the 
scale of the development has the potential to have an impact on air quality in the area.   Therefore, an Air Quality 

Assessment has been submitted in support of the application.   
 
The assessment has been undertaken in accordance with the Institute for Air Quality 

Management/Environmental Protection UK Guidance on Land-Use Planning and Development Control: 
Planning for Air Quality.  With respect to the operational phase, it is accepted the proposed development will 
have a lower impact than the existing residential use with 26 vehicle spaces are proposed.  The road traffic 

emissions associated with the new development will not have a significant impact on local air quality . 
Notwithstanding the above, baseline mitigation (in line with the Institute for Air Quality 
Management/Environmental Protection UK Guidance on Land-Use Planning and Development Control: 

Planning for Air Quality) requires electric vehicle charging facilities which can be secured via condition on any 
grant of consent. 
 

A construction phase assessment has been undertaken. With mitigation (standard good practice) the impacts of 
construction dust on local air quality can be minimised. This can be controlled through the implementation of a 
Construction Environmental Management Plan. 

 
Noise 
 

The proposed development is in a predominantly residential area. However, road traffic noise from Churchill 
Way to the South, and to some extent the main A6 to the North, is a constraint. In addition, an existing electricity 
sub-station is located 12m to the south. 

 
An acoustic assessment has been undertaken, which uses the results from a noise survey to inform an acoustic 
model to determine appropriate mitigation 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, 
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terraces or balconies where their size means they can reasonably be expected to be used as an amenity 

space). 
 
The report outlines a mitigation package including acoustically upgraded glazing and a boundary treatment for 

the garden areas. The acoustic performance of windows relies on them being closed. Guidance from the 
Association of Noise Consultants “Acoustics, Ventilation and Overheating” (AVO) outlines design guides to 
reduce reliance on openable windows. Depending on the external noise climate AVO specifies different types of 

ventilation. For the lowest noise climate standard trickle ventilation may suffice, whereas higher noise climates 
may require acoustically insulated trickle ventilators or mechanical ventilation with summer cooling options.  
AVO makes clear fixed glazing is an option of last resort.   For this development a mix of mechanical ventilation 

and passive acoustic trickle ventilation is recommended, which can be secured by way of condition. 
 
Land Contamination 

 
The site has historically been in residential use in various forms, with the current development on site since 
approximately 1972. Such uses have the potential to leave legacy pollutants within soils or underlying 

groundwater. Where a pathway exists between a pollutant  and a receptor (human health or the wider 
environment) a pollutant linkage may be created. 
 

A desk study report has been submitted with the application that assesses the potential for a pollution linkage 
between any identified source, and a receptor. The assessment considers there is a moderate risk of 
contamination related to past uses. Following on from this, a phase 2 site investigation report was undertaken 

consisting of 4 boreholes with follow on rotary in 3 No. boreholes. Ground water and ground gas monitoring has 
been undertaken and is ongoing. 
 

Chemical soil samples have been undertaken, with results compared to generic assessment criteria (GAC) for a 
residential end use (without home grown produce). The results show an exceedance of the GAC for lead and 
polycyclic aromatic hydrocarbons (PAHs) which have a potential for an impact on human health.  One round of 

ground gas monitoring has been completed, giving a preliminary characterisation of CS1 (no gas protection 
measures required).  The report recommends the preparation of a phase 3 remediation strategy and a phase 4 
verification report. The remediation strategy will need to include an updated ground gas risk as sessment. The 

conclusions of the report are accepted, so a condition requiring a remediation strategy is recommended.   
 
Environmental Protection Condition 

 
With the recommended conditions in place the development would not cause or contribute towards a significant 
increase in pollution to the air (including dust pollution) or soil, or by reason of noise. Therefore, the 

development is considered compliant with the aforementioned policy.  
 
Ecology 

 
The existing site has very limited potential to support protected species and habitat as it is predominantly 
hardstanding, building and a small area of amenity grassland.   Therefore, a precautionary informative is 

recommended to make the applicant aware of the laws which are in place to protect wildlife should any be 
found.   
 

Section 174 of the NPPF 2021 states that the planning system should contribute to and enhance the natural and 
local environment. As the site has a very low baseline to begin with, the measures proposed within the 
landscaping scheme do provide net gain as outlined in the DWA letter report (biodiversity unit gain of 0.18 

habitat units). Other measures should be considered, such as provision of integrated bat and bird boxes, which 
could be secured by way of condition.   
 

Ecology Conclusion 
 
With the recommended condition in place, the development would provide biodiversity enhancement.  

Therefore, the development is considered compliant with the aforementioned policy  
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Planning Obligations 

 
Saved UDP Policy DEV5 states that development that would have an adverse impact on any interests of 
acknowledged importance or would result in a material increase in the need or demand for infrastructure, 

services, facilities and/or maintenance, will only be granted planning permission subject to planning conditions 
or planning obligations that would ensure adequate mitigation measures are put in place. The Refreshed 
Planning Obligations Supplementary Planning Document (SPD) 2019 expands on policy DEV5 and outlines the 

appropriate thresholds for requesting contributions. 
  
The Planning Obligations SPD (paragraph 4.12) sets out that all thresholds for section 106 contributions “which 

apply to housing development relate to the net increase in the number of dwellings. Net increase in this context 
refers to the increase having regard to any demolition of dwellings that may form part of a redevelopment 
scheme. Where there is a relatively short time period between the demolition of dwellings and their replacement 

as would be expected as part of a regeneration scheme, it will be appropriate for the demolitions to be deducted 
in calculating the net increase”. 
 

The proposed development would not result in a net increase in dwellings. From the information submitted, 
there would also be a short time period between demolition and commencement of the new development. On 
this basis, no section 106 contributions are required. 

 
 
Recommendation 

 
Approve subject to the following conditions: 
 
1. The development must be begun not later than three years beginning with the date of this permission.  
  

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

 

2. The development hereby permitted shall be carried out in accordance with the following approved plans: 
  
 Site Location Plan 5733 P001 Rev B 

 Proposed Site Plan 5733 P002 Rev F 
 Proposed Ground and First Floor Plans 5733 P003 Rev G 
 Proposed Front and Gable Elevations 5733 P004 Rev E 

 Proposed Second and Third Floor Plans 5733 P006 Rev D 
 Proposed Rear and Gable Elevations 5733 P007 Rev B 
 Proposed Fourth and Fifth Floor Plans 5733 P008 Rev B 

 Proposed Sixth and Seventh Floor and Roof Plans 5733 P009 Rev B 
 Landscape General Arrangement Plan UG_1284_LAN_GA_DRW_01 Rev P01 
 Hard Landscape Plan UG_1284_LAN_HL_DRW_02 Rev P01 

 Landscape Supporting Technical Notes UG_1284_LAN_GA_DRW_04 Rev P01 
 Soft Landscape Plan UG_1284_LAN_SL_DRW_03 Rev P01 
  

 Reason: For the avoidance of doubt and in the interest of proper planning.  
 
3. Notwithstanding the details shown on the plans hereby approved, no above ground construction works 

shall be undertaken until drawings of the window details at a scale of 1:20, fenestration specification and 
full details (including samples where relevant) of the materials to be used externally on the building(s) 
have been submitted to and approved in writing by the Local Planning Authority. Details concerning the 

materials shall include their type, colour and texture.   
  
 A sample panel of the walling materials, the size of which shall first be agreed in writing by the local 

planning authority, shall be erected on site prior to any discharge application relating to this condition 
being submitted and shall be available for inspection by the local planning authority.  The sample panel 
shall include full details of the colour, type and design of jointing/coursing materials.   

  
 The development shall be constructed in accordance with the materials and details so approved.  
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 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 , ecological enhancements and a 
landscape management plan have been submitted to and approved in writing by the Local Planning 

Authority.   
 
 The landscape details shall include, but not be limited to, the following:  

   
i. formation of any banks, terraces or other earthworks; 
ii. hard surfaced areas and materials (including the treatment to maintenance/emergency vehicle 

access as detailed on the Landscape General arrangement Plan  P01); 
iii. finished levels; 
iv. balustrade /boundary treatments (including the provision of defensible space to the frontages) 

and street furniture; 
v.  external lighting and CCTV; 
vi. planting plans, specifications and schedules (including planting size, species and 

numbers/densities) - the planting plans shall include ornamental meadow mixes within the 
boulevard and north along the footpath route in addition to a variety of native meadow and grass 
mixes within other public open space areas throughout the site; 

vii. tree root barriers and pit details for the car park trees (including soil cells);  
viii. existing plants / trees to be retained;  
ix. ecological enhancements (including bird and bat boxes if appropriate); and,  

x. a scheme for the timing / phasing of implementation works. 
         

The landscape management plan shall include long term design objectives, management responsibilities 

and maintenance schedules.  
 
 (b) The landscaping and ecological enhancement 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) The landscape management plan shall be carried out as approved.  
   
 (d) 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, DES9 and DES10 of the City of 

Salford Unitary Development Plan and the National Planning Policy Framework.  
 
5. The windows in the north-eastern elevation facing the common boundary with 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. 

 

6. No development shall take place until a scheme for surface water drainage for the site using sustainable 
drainage methods and which includes details of how water quality will be improved, and how existing 
surface water discharge rates reduced, has been submitted to and approved in writing by the Local 

Planning Authority.  
  
 Surface water discharge rate shall be restricted to 50% of the existing discharge rate.  

  
 Foul and surface water shall be drained on separate systems. 
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 The approved scheme 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.   

  

 Reason: 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 and seeks to 
provide betterment in terms of water quality and surface water discharge rates and meets requirements 

set out in the following documents: 
 

 NPPF,  

 Water Framework Directive and the NW River Basin Management Plan 

 The national Planning Practice Guidance and the Non-Statutory Technical Standards for 
Sustainable Drainage Systems (March 2015) 

 Manchester, Salford, Trafford Strategic Flood Risk Assessment (SFRA) (2011) and associated 

technical guidance 

 Environment Agency Pollution Prevention Guidelines (now withdrawn) 

 Flood Risk Assessment/SuDS Requirements for new developments (Salford's SuDS Checklist) 
  

 Reason for pre-commencement condition: The solution for surface water disposal must be understood 
prior to works commencing on site as it could affect how underground works are planned and carried out.  

 

7. Prior to first use of the development, a scheme for the provision of electric vehicle charging infrastructure 
shall be submitted to and agreed in writing with the Local Planning Authority.  The infrastructure shall as a 
minimum include provision for "fast" charging (7kv) of electric vehicles.  

  
 Reason: In accordance with paragraph 105, 110, and 186 of the NPPF, to encourage the uptake of ultra-

low emission vehicles and ensure the development is sustainable. To safeguard residential amenity, 

public health and quality of life. 
 
8. The development shall be undertaken in strict accordance with the noise mitigation measures, including 

garden boundary treatment, specified in the Noise Impact Assessment (dated June 2021, Ref: AA0273, 
Azymouth Acoustics). 

  

 Reason: In the interests of the amenity of the future occupiers in accordance with policy EN17 of the 
Salford Unitary Development Plan and the NPPF. 

 

9. Prior to first occupation of the residential units hereby approved a site completion report confirming that 
all necessary noise attenuation measures, as identified in conditions  8, 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 the amenity of the future occupiers in accordance with policy  EN17 of the 

Salford Unitary Development Plan and the NPPF. 
 
10. Prior to development commencing (except for demolition and enabling works) the applicant shall submit 

and agree with the Local Planning Authority in writing a contaminated land remediation st rategy. 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. 
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11. Pursuant to condition 10 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 t he 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.  

 
12. 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. 

 

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. Prior to the first occupation of the development, a scheme detailing the provision of dropped kerbs with 

tactile block paving at the access point with Kiwi Street, and at the new pedestrian crossing between the 
Cherry Tree Court and the Clementine Court dwellings, shall be submitted to and approved in writing by 
the Local Planning Authority.  The approved scheme shall be implemented prior to first occupation and 

retained as such thereafter. 
  
 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.  
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15. Notwithstanding the details shown on the drawings hereby approved, details of secure cycle parking for 

residents and visitors shall be submitted to and approved in writing by the Local Planning Authority. The 
approved cycle parking shall be implemented and made available for its intended use prior to the 
occupation of the development hereby approved and shall be retained thereafter. 

  
 Reason: To encourage more sustainable modes of travel in accordance with policies ST14, A2 and A10 

of the City of Salford Unitary Development Plan and the National Planning Policy Framework.  

 
16. A) Prior to the first occupation of the development hereby permitted, a Travel Information Pack and 

details of the Travel Plan Co-ordinator shall be submitted to and have agreed in writing by the Local 

Planning Authority. This pack shall detail all modes of sustainable transport available to the site including 
cycleways, footways, public transport and any other local options as well as full incentives available to 
staff/residents. The agreed pack shall be issued to all staff/residents on appointment to work/occupation 

of building at the development hereby permitted. 
  
 B) Within 6 months of occupation of the development hereby approved, a Full Travel Plan (FTP) shall be 

submitted to the Local Planning Authority. The FTP should include results of travel surveys, targets for 
modal shift, an action plan, TP budget details and real incentives and measures to encourage use of non-
car modes of travel.  The FTP shall be implemented in accordance with the agreed action plan.  

  
 Reason: To ensure that the travel arrangements to the development are appropriate and to limit the 

effects of the increase in travel movements in accordance with policies ST14 and A8 of the City of Salford 

Unitary Development Plan. 
 
17. Prior to first the occupation of the development hereby permitted, a Waste and Servicing Management 

Plan (WSMP) shall be submitted to and approved in writing by the Local Planning Authority.  The WSMP 
shall be implemented in accordance with the approved details prior to first occupation of the residential 
units and retained thereafter. 

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

the City of Salford Unitary Development Plan and the National Planning Policy Framework.  

 
18. Prior to commencement of development an Arboricultural Method Statement (AMS) shall be submitted to 

and agreed in writing by the Local Planning Authority.  The development shall thereafter be constructed in 

complete accordance with the approved AMS. 
  
 Reason: To safeguard existing trees on site in the interests of the landscape character of the area in 

accordance with Retained Policy DES9 of the Salford Unitary Development Plan and the National 
Planning Policy Framework. 

  

 Reason for pre-commencement condition: The AMS must be agreed prior to works starting on the site so 
that its provisions are known and can be implemented before and during the carrying out of the 
development in order to avoid harm to the existing trees. 

 
19. No above ground works associated with the development hereby approved shall commence until a 

scheme for the provision of affordable housing as part of that development has been submitted to, and 

approved in writing by, the local planning authority. The affordable housing shall be provided in 
accordance with the approved scheme and shall meet the definition of affordable housing in Annex 2 of 
the National Planning Policy Framework or any future guidance that replaces it. The scheme shall 

include: 
 

i) the type, and tenure of the affordable housing provision to be made, which shall consist of not 

less than 63 housing units (i.e. 100%); 
ii) the arrangements for the management of the affordable housing by an affordable housing 

provider; 

iii) the arrangements to ensure that such provision is affordable for both first and subsequent 
occupiers of the affordable housing; and 

iv) the occupancy criteria to be used for determining the identity of occupiers of the affordable 

housing and the means by which such occupancy criteria shall be enforced.  
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 This condition shall not be binding upon a mortgagee, chargee or any receiver (including an 

administrative receiver) appointed by such mortgagee or chargee or any other person appointed under 
any security documentation to enable such mortgagee or chargee to realise its security or any 
administrator (however appointed) including a housing administrator (each a Receiver) of the whole or 

any part of the affordable housing or any persons or bodies deriving title through such mortgagee or 
chargee or Receiver.  

 

 This condition shall cease to apply (and shall be of no further effect) to any dwelling in respect of which 
the full equity has been acquired by the individual owner/purchaser and/or their mortgagee OR any 
dwelling in respect of which a statutory or voluntary right to buy or acquire has been exercised.  

 
 Reason: To ensure the correct provision of affordable housing is made to meet the established need in 

the borough in accordance with saved UDP policy H1 and the National Planning Policy Framework.  

 
 
Notes to Applicant 

 
1. The landscape plan (condition 4) should include the following: 
  

 The use of hexagonal pattern plastic interlocking paving units filled with soil and seeded;  

 Varied hedge planting - perhaps native mixed hedging to the site boundaries/substation where 
there is more room; 

 A variety of trees not just fruit trees; and, 

 An alternative to Buxus semperivens, due to issues with box blight and other diseases.  
  
2. Greater Manchester Police recommend that the physical security measures within Section 4 of the Crime 

Impact Statement are implemented.   
 
3. This is a major development for which SuDS are required. Further to condition 6, please complete the 

North West SuDS Pro Forma and amend the drainage strategy in line with the findings of this completed 
pro forma. 

 

4. In relation to condition 7, the applicant's attention is drawn to paragraph 5.10 of the 'Land-Use Planning & 
Development Control: Planning for Air Quality' document, bullet point 1 under the heading 'Operational 
Phase' which states ' The provision of at least 1 Electric Vehicle (EV) "rapid charge" point per 10 

residential dwellings and/or 1000m2 of commercial floor space. Where on-site parking is provided for 
residential dwellings, EV charging points for each parking space should be made.' 

  

 For the avoidance of doubt the reference to '1 point per 10 residential dwellings' is in relation to apartment 
type development and the reference to 'where on-site parking is provided for residential dwellings, EV 
charging points for every 'in curtilage'  parking space should be made' is in relation to dwel ling houses. 

 
5. 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.  

 

6. With respect to gas protection measures the applicant's attention is drawn to BRE 414, Protection 
Measures for Housing on Gas-Contaminated Sites.  In addition, the requirements of 
BS8845:2015+A1:2019 Code of Practice for the design of protective measures for methane and carbon 

dioxide ground gases for new buildings should be followed for installation and  the verification 
requirements of CIRIA C735 Good Practice on the Testing and Verification of Protection Systems for 
Buildings against Hazardous Ground Gasses will need to be submitted.   

  
 Verification of gas protection systems needs to be undertaken during the construct ion process, or the 

applicant may not be able to discharge the condition.  This can lead to issues with property searches and 

/ or mortgage at a later time. 
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7. Prior to ANY works commencing on site the developer shall contact the Local Highway Authority t o 

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. 

  

 Regarding the 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.  

 
8. Dilapidation Survey: 

 Prior to ANY works commencing on site the developer should contact John Horrocks/Pam 

Docksey to arrange a full dilapidation/Condition Survey of all adopted highways surrounding the 
site. Tel: 0161 603 4046/4006 or by email: john.horrocks@salford.gov.uk / 
pam.docksey@salford.gov.uk   

  
 Highway Permits/Licensing: 

 Applications for all forms of highway permits/licenses should be made in advance of any works 
being undertaken on the adopted highway Note: NO boundary fencing should 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 or by email: 
john.horrocks@salford.gov.uk / pam.docksey@salford.gov.uk  

  
 Traffic Regulation Order and Traffic Management 

 The Developer should contact Raymond Scholes to arrange for the TRO element of the 

development. Email: raymond.scholes@salford.gov.uk. 

 The Developer should contact Rob Smith to arrange for the Temporary TRO and On-site Traffic 
Management element of the development. Tel: 0161 779 6165 or by email: 

rob.smith@salford.gov.uk.  
 
9. The waste management / servicing arrangements plan must be written in a way intended as a guidance 

to be used by the building management team and waste collection team. The Local Highways Authority 
would request that the following specific structure to be adhere to:  
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 Address of application site; 

 Type (house or flats or commercial) and scale of devolvement.  

 Where the service / refuse vehicles will park to unload / collect bins from the identified holding 

areas and including routing, including swept paths where relevant;  

 Describe how bins will be moved from the identified bin stores to the collection point;  

 Who will be responsible for moving bins to holding areas, if necessary;  

 Where they will be temporarily located on the highway (a ‘holding area’) immediately prior to and 

post refuse collection; 

 The proposed hours of collection and frequency of collection; 

 A collection schedule to demonstrate that the bin stores are of sufficient size; 

 The maximum size of the vehicles that scheme is designed for;  

 Property Management Agent / Contractor contact details; and 

Rules: what is permitted and not permitted and who is responsible etc. ie Please noted that the SCC 
Local Highway Authority would request that no waste and waste bins to be left out on the adopted 
highway or collected anywhere outside the curtilage of the development. Emptied waste bins must be 

put back in allocated bin storage area soon after collection have been undertaken and must not left out 
at the collection point. 

10. The Construction Environment Management Plan (CEMP) should include but not necessarily be 

exclusive to the following: 

 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; 

 The spaces for and management of the parking of site operatives and visitors – Provide a plan 
showing parking arrangement; 

 The storage and management of plant and materials (including loading and unloading activities) 
- Provide a plan showing the storage location; 

 The erection and maintenance of security hoardings including decorative displays and facilities    

for public viewing, where appropriate - Provide a plan showing appropriate details and location 
of the security hoarding; 

 Measures to prevent the deposition of dirt on the public highway; 

Maintenance of Road Cleanliness: 
a) ‘Site entrance ahead’ signs shall be displayed on all approaches during working hours;  
b) Every effort to clean mud/debris BEFORE a vehicle leaves your site i.e. Industrial ‘bath 

type’ wheel wash, pressure washing. 
c) If you have vehicle manoeuvres on and off site, that could potentially deposit mud and 

debris, you need to ensure that you deploy a street cleansing vehicle/vehicles during 

the activity and not just at the end of the morning or afternoon shift;  
d) You shall have signs available (on site) and deploy at the first signs mud being 

deposited on the adopted highway i.e. slippery road sign with ‘Mud on Road’ sub plates.  

 Measures to control the emission of dust and dirt during demolition/construction;  

 A scheme for recycling/disposing of waste resulting from demolition/construction works; 

 Measures to minimise disturbance to any neighbouring occupiers from noise and vibration, 

including from any construction vehicles and construction work;  

 Measures to prevent the pollution of watercourses; 
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 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 un-neighbourly behaviour from 
construction operatives.  The statement shall also detail the steps that will be taken when un-

neighbourly 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 

 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. 

 

 
 

 

 


