
PLANNING & TRANSPORTATION REGULATORY PANEL 
PART I 

SECTION 1: APPLICATIONS FOR PLANNING PERMISSION  
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APPLICATION No: 21/78597/PRI 

APPLICANT: Mr Morris Moore 

LOCATION: Park Lea Court, Upper Park Road, Salford, ,  

PROPOSAL: Prior Approval for proposed two storey upward extension to 

detached block to create additional 8 apartments under Class A, 

Part 20, Schedule 2 of The Town and Country Planning (General 

Permitted Development) (England) Order 2015, as amended 

WARD: Kersal And Broughton Park 

 

REASON FOR PANEL DECISION: 6 or more neighbour objections 
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Description of Site and Surrounding Area  

 
This application relates to a three-storey, flat roofed, apartment building located on the northern side of Upper 
Park Road in Salford 7. The building currently houses twelve apartments.  

 
Vehicular access to the site is from Upper Park Road. In respect of car parking there is a run of 8 garages located 
on the site’s northern boundary (which were in a poor state of repair at the time of a site visit, appearing to be 

used for storage) with residents parking informally on the hard-surfaced areas located in front of the garages and 
the building itself.  
 

The application site is located within a predominantly residential area being bounded to the north, south and east 
by residential properties including a 4-storey apartment building and two storey detached and terraced properties.  
The Yeshivas Shaarei Torah occupies the land to the west, with the garden area of 149 Bury Old Road also 

wrapping round the western boundary of the site.  
 
The Proposal  

 
Permitted development rights are a national grant of planning permission which allow certain building works and 
changes of use to be carried out without having to make a planning application. Permitted development rights are 

subject to national conditions and limitations. Where a relevant permitted development right is in place, there is 
no need to apply to the local planning authority for permission to carry out that work. In a number of cases, 
however, it may be necessary to obtain prior approval from a local planning authority before carrying out the 

development. Prior approval means that a developer must seek approval from the local planning authority  in order 
to receive confirmation that specified elements of the development are acceptable before work can proceed. The 
matters for prior approval vary depending on the type of development and these are set out in full in the relevant  

Parts in Schedule 2 to the General Permitted Development Order. A local planning authority cannot consider any 
other matters when determining a prior approval application. 
 
The statutory requirements relating to prior approval applications are much less prescriptive than those relating 
to planning applications. National Planning Policy Guidance advises that this is deliberate, as prior approval is a 

light-touch process that applies where the principle of the development has already been established. It is 
important that a local planning authority does not impose unnecessarily onerous requirements on developers and 
does not seek to replicate the planning application system.  

 
The Town and Country Planning (General Permitted Development) (England) Order 2015, Schedule 2, Part 20, 
Class A permits the construction of up to two additional storeys of new dwellinghouses immediately above the 

existing topmost residential storey on a building which is a purpose-built, detached block of flats, together with 
any or all of the following — 
(a) engineering operations reasonably necessary to construct the additional storeys and new dwellinghouses;  

(b) works for the replacement of existing plant or installat ion of additional plant on the roof of the extended building 
reasonably necessary to service the new dwellinghouses; 
(c) works for the construction of appropriate and safe access to and egress from the new and existing 

dwellinghouses, including means of escape from fire, via additional external doors or external staircases;  
(d) works for the construction of storage, waste or other ancillary facilities reasonably necessary to support the 
new dwellinghouses. 

 
A condition of this right is that the developer applies to the Local Planning Authority for a determination as to 
whether the prior approval of the authority will be required as to the — 

a) The transport and highways impacts of the development 
b) Air traffic and defence asset impacts of the development 
c) Contamination risks in relation to the building 

d) Flooding risks in relation to the building 
e) The external appearance of the building 
f) The provision of adequate natural light in all habitable rooms of the new dwellinghouses  

g) The impact on the amenity of the existing building and neighbouring premises including overlooking, privacy 
and the loss of light 

h) Whether because of the siting of the building the development will impact on a protected view identified in the 

Directions Relating to Protected Vistas dated 15 March 2021 issued by the secretary of state 
i) Where the existing building is 18metres or more in height the fire safety of the external wall construction of 

the existing building 
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j) Where the development meets the fire risk condition, the fire safety impact on the intended occupants of the 
building  

 

It is proposed to erect a two-storey extension above the existing 3 storey apartment building. The introduction of 
the extension would allow for an additional 8 apartments to be introduced at the site, all of which would have 2 
bedrooms, measuring 66sqm.   

 
The images below show the existing and proposed elevations – 

Figure 1 – Existing elevations 

 

 
Figure 2 – Proposed elevations 
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Vehicular access to the site would be retained as existing with 7 car parking spaces being provided in the northern 

most portion of the site, with two garages being converted to provide cycle parking for 6 bikes.  
 
A bin store for eight Eurobins would be provided at the rear the site, together with a bin collection point at the site 

entrance.  
 
The images below show the existing and proposed site layout – 

 

 
Figure 3 – Existing site plan 

 

 
Figure 4 – Proposed site plan 

 

This application has been submitted to obtain a determination from the LPA on whether prior approval is required 
for the development.  
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Relevant Site History 
 
21/77955/PRI - Prior Approval for proposed two storey upward extension to detached block to create additional 

8 apartments - Refused - 24 August 2021 for the following reason - 
 
The proposed development is not permitted development under Class A, Part 20, Schedule 2 of The Town and 

Country Planning (General Permitted Development) (England) Order 2015, as amended, because at 2800mm 
the floor to ceiling height of the new storeys exceeds the floor to ceiling height of the ground floor units which is 
2710mm and consequently the proposal fails to comply with criteria A1(e) which states that the floor to ceiling 

height of any additional storey, measured internally, would exceed the lower of (i) 3 metres or (ii) the floor to 
ceiling height measured internally of any storey of the principal part of the existing building. Planning permission 
is required for the development detailed in this application 
 

Publicity 
 

Site Notice: Site Notice PD Commercial Date Displayed: 12 October 2021 
Reason: Wider Publicity 
 

Press Advert:  N/A 
 
Neighbour Notification  

 
41 neighbouring occupiers have been notified of the application by letter.  
 

Representations 
 
8 letters of objection have been received in response to the application publicity. The following issues have been 

raised – 

 The scale of the development is unacceptable 

 The proposal will result in neighbouring residents experiencing a loss of amenity  

 The proposal will result in neighbouring residents being exposed to increase noise 

 The proposal will result in neighbouring residents experiencing a loss of light, with some neighbours already 
receiving limited light due to the protected trees – people will have to keep their lights on continuously 

 The proposal will result in neighbouring residents being overlooked and result in them experiencing a loss of 
privacy 

 There have been a number of burglaries attempts at nearby properties, all of which have been from Park Lea 
Court – people in the new flats will overlook neighbouring properties and be able to tell if people are at home 
or not 

 The construction works will cause inconvenience to existing tenants  – it will be impossible for anyone already 
living in the building to continue living there if construction works were taking place 

 The proposal will increase traffic in an already busy area with several schools in the vicinity  

 There is already a shortage of on-site parking spaces. The proposal would reduce the existing on-site parking 

capacity and cause traffic congestion, with this having a negative impact upon the safety of pedestrians in the 
area including senior citizens and children - further cars could block the access road and the turning area and 
result in drivers having to reverse into the main road. It could also impede access for emergency vehicles.  

 Occupants within the building have legal rights to stop the development proceeding  

 The existing premises are not being cared for or maintained properly with any further additions decreasing 
the value of the existing flats – the foyers are waterlogged and walls sopping wet 

 The proposal appears to be a greedy, money grabbing attempt by the applicant  

 The proposal would increase energy demand and affect the environment 
 
Consultations 

 
Senior Drainage Engineer –  
Confirm that they have no objections to the application in respect of surface water or fluvial flood risk, advising 

that the applicant should contact United Utilities to discuss the increase in foul flows from the development and 
ensure that there is sufficient capacity within the sewer network to accommodate the increase in foul flows.  
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Air Quality, Noise, Contaminated Land –  

State that there are no objections to the application on the grounds of air quality or land contamination.  
 
In respect of noise, they advise that there are no significant noise issues with respect to the development, however 

as the area is predominantly residential, they recommend a condition is attached that requires the submission, 
approval and subsequent adherence to a construction environmental management plan.  
 

Highways –  
Advise that they have no objections to the proposal subject to the attachment of conditions that require (a) full 
details of the cycle parking to be submitted and approved in writing by the LPA and subsequently implemented 

prior to the first occupation of the proposed apartments (b) the production, approval and subsequent adherence 
to a waste management plan and (c) the production, approval and subsequent adherence to a construction 
environmental management plan.  

 
Planning Policy 
 

Development Plan Policy 
 
Not relevant 

 
National Planning Policy 
 

National Planning Policy Framework 
 
Appraisal  

 
Before considering whether prior approval is required for the proposed development, and if it is whether it should 
be granted, an assessment must first be undertaken to determine whether the proposal constitutes permitted 

development under the terms of Class A of Part 20.  To do this the development is considered against criteria A 
to O of Paragraph A1 of Part 20 below. 
 

Paragraph A1 of Part 2 states that development is not permitted by Class A if - 
 
(a) The permission to use any building as a dwellinghouse has been granted only by virtue of Class M, N, O, P, 

PA or Q of Part 3 of this Schedule; 
 

The use of the existing building as dwellinghouses was not granted under Class M, N, O, P, PA or Q of Part 3 of 

Schedule 2 of the GPDO. 
 

(b) Above ground level, the building is less than 3 storeys in height;  

 
The existing building is three storeys in height.  

 

(c) The building was constructed before 1st July 1948, or after 5th March 2018;  
 

The submission states that the building was constructed between 1st July 1948 and 5th March 2018.  

 
(d) The additional storeys are constructed other than on the principal part of the building; 

 

The additional storeys will be constructed on the principal part of the building.  
 
(e) The floor to ceiling height of any additional storey, measured internally, would exceed the lower of (i ) 3 metres 

or (ii) the floor to ceiling height measured internally of any storey of the principal part of the existing building  
 
As per the extract below the floor to ceiling height of each new storey would not exceed the floor to ceiling height  

measured internally of any storey of the principal part of the existing building  
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(f) The new dwellinghouses are not flats; 
 

The new dwellinghouses are flats.  

 
(g) The height of the highest part of the roof of the extended building would exceed the height of the highest part  

of the roof of the existing building by more than 7 metres (not including plant, in each case);  

 
The height of the highest part of the roof of the extended building does not exceed the height of the highest part 
of the roof of the existing building by more than 7 metres - the existing building measures 8.7-8.95m in height and 

the proposed building would measure 14.6-14.85m in height i.e. an increase in height of 5.9m. 
 

(h) The height of the highest part of the roof of the extended building (not including plant) would be greater than 

30 metres; 
 
The proposed building would measure a maximum of 14.85m in height.  

 
(i) The development would include the provision of visible support structures on or attached to the exterior of 

the building upon completion of the development; 

 
The proposal does not introduce visible support structures on or attached to the exterior of the building.  
 

(j) The development would consist of engineering operations other than works within the existing curtilage of 
the building to— 

(i) Strengthen existing walls; 

(ii) Strengthen existing foundations; or 
(iii) Install or replace water, drainage, electricity, gas or other services;  

 

The submission states that the proposal does not include additional engineering operations to those listed above  
 
(k) In the case of Class A.(b) development (works for the replacement of existing plant or installation of additional 

plant on the roof of the extended building reasonably necessary to service the new dwellinghouses) there is 
no existing plant on the building; 

 

There is no existing plant on the building and the proposal does not include any rooftop plant.  
 

(l) In the case of Class A.(b) development the height of any replaced or additional plant as measured from the 

lowest surface of the new roof on the principal part of the extended building would exceed the height of any 
existing plant as measured from the lowest surface of the existing roof on the principal part of the existing 
building; 
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Not applicable to this application.  

 
(m) Development under Class A.(c) (works for the construction of appropriate and safe access to and egress 

from the new and existing dwellinghouses including means of escape from fire, via additional doors or 

external staircases) would extend beyond the curtilage of the existing building; 
 

The proposal does not extend beyond the curtilage of the existing building.  

 
(n) Development under Class A.(d) (works for the construction of storage, waste or other ancillary facilities 

reasonably necessary to support the new dwellinghouses) would— 

(i) Extend beyond the curtilage of the existing building; 
(ii) Be situated on land forward of a wall forming the principal elevation of the existing building; or 
(iii) Be situated on land forward of a wall fronting a highway and forming a side elevation of the existing 

building; 
 

The proposal does not extend beyond the curtilage of the existing building.  

 
The proposal is not situated on land forward of a wall forming the principal elevation of the existing building.  
 

The proposal is not situated on land forward of a wall fronting a highway and forming a side elevation of the 
existing building.  

 

(o) The land or site on which the building is located, is or forms part of— 
 
(i) article 2(3) land; 

 
The site does not form part of article 2(3) land. 

 

(ii) A site of special scientific interest; 
 
The site is not of special scientific interest.  

 
(iii) A listed building or land within its curtilage; 

 

The building is not listed nor located within the curtilage of a listed building.  
 

(iv) A scheduled monument or land within its curtilage; 

 
The site is not a scheduled monument nor located on land within its curtilage.  

 

(v) A safety hazard area; 
 
The site is not located within a safety hazard area.  

 
(vi) A military explosives storage area; or 

 

The site is not located within a military explosive storage area. 
 

(vii) Land within 3 kilometres of the perimeter of an aerodrome. 

 
The site is not located within 3km of the perimeter of an aerodrome 
 

It is therefore considered that the proposal constitutes permitted development under the terms of Class A, Part 
20, Schedule 2 of The Town and Country Planning (General Permitted Development) (England) Order 2015.  
 

Consideration of the relevant matters 
 

a) Transport and Highways Impacts 
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Vehicular access into the site is taken from Upper Park Road. There are eight garages on site, however these are 

in a dilapidated state and do not appear to be used for parking, with the highways officer having noted that existing 
residents currently park informally along the eastern side of the circa 5.5m wide accessway and within the 
forecourt area to the garages. They estimate that up to 13 vehicles can currently park within the curtilage of the 

site – 7 along the accessway and 6 in the forecourt area.  The garages cannot be counted when calculating 
available on-site parking as their use for parking cannot be guaranteed.  
 

Under the proposal the vehicular access into the site would be retained as existing, with two garages being 
converted in order to allow for the provision of cycle storage. Seven parking spaces would also be formally marked 
out on the forecourt area. Post completion of the development, the highways officer has therefore advised that it 

will be possible for 17 cars to park on site - 7 in the proposed formal spaces, 7 informally along the access road 
and 3 informally on the forecourt area (2 on the western side of the forecourt and 1 in front of the garages). They 
confirm that this would equate to 85% car parking provision with this level of parking being to be deemed 

acceptable.   
 
In respect of the cycle parking, they advise that no security or racking details have been provided with the 

application and therefore a condition re cycle parking will be required to ensure that it is fit for purpose. Moving 
forward they recommend that the cycle parking should be fully covered within a lockable shelter with facility fob 
or key code access, with Sheffield stands being used which are spaced so there is a 1m gap between centre of 

each rack and 0.55m gap between centre of rack and the internal wall of the shelter. Alternatively, they have 
advised that cycle parking could be provided in the form of cycle storage boxes with these providing added 
security.  

 
In respect of dealing with waste, a new bin storage area capable of accommodating eight 1100litre eurobins  would 
be constructed on site, with the submission indicating that on collection day bins would be moved to the front of 

the site and left at a designated bin collection point. The highways officer has advised that they are satisfied that 
adequate on-site bin storage would be provided, with them stating that a waste management plan is required to 
set out how bin collection will be managed.  

 
Having regards to the comments of the highway officer it is not considered that the proposal will have any 
unacceptable adverse impact upon highway safety subject to the attachment of conditions to secure appropriate 

cycle parking and a suitable waste management plan. Further conditions are also required to (a) ensure that the 
proposed car parking spaces are laid out and made available for use prior to the first occupation of the apartments  
and (b) require full details of the bin store to be submitted, approved and installed prior to the first use of the 

apartments.    
 
It is not necessary to attach the condition that the highways officer recommends re the provision, approval and 

subsequent adherence to a construction environmental management plan because any development under Class 
A is permitted subject to the condition that before beginning the development, the developer must provide the 
LPA with a report for the management of the construction of the development, which sets out the proposed 

development hours of operation and how any adverse impact of noise, dust, vibration and traffic on occupiers of 
the building and adjoining owners or occupiers will be mitigated.  
 

b) Air Traffic and Defence Asset Impacts 
 
As extended the new building would measure a maximum of 14.85m and consequently the proposal would not 

have any unacceptable impact on air traffic or defence assets.  
 

c) Contamination Risks 

 
The Council’s environmental officer has been consulted on the application and raised no objections on the 
grounds of land contamination. As such, it is not considered that the proposal raises any issues in respect of 

contaminated land. 
 

d) Flood Risks 

 
The application site lies in Flood Zone 1 where there is a low probability of flooding, with the Council’s drainage 
engineer having reviewed the submission and confirmed that they have no objections to the proposal. As such it 

is not considered that the proposal raises any issues from a flood risk perspective.  As recommended by the 
drainage engineer an informative will be attached to advise the applicant to contact United Utilities to discuss the 
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increase in foul flows from the development and ensure that there is sufficient capacity within the sewer network  

to accommodate the increase. 
 

e) External Appearance of the building 

 
The principle of increasing the height of the building has already been established by the introduction of permitted 
development rights to add a further two stories to purpose-built blocks of flats and consequently the proposed 

increase in height is accepted. 
 
The proposed extension would be constructed from standing seam cladding in dark brown and sand yellow in 

order to reflect and respect the dark brown and buff bricks used in the existing building. The proportions of the 
new storeys and their fenestration detailing would be consistent with that of the host building, with the use of grey 
windows being deemed appropriate.  

 
As such, it is not considered that the proposed extension would form an incongruous addition to the existing 
building with the external appearance of the resultant building being deemed appropriate subject to the 

development being carried out and constructed using the materials details in the application.  
 

f) The provision of adequate natural light in all habitable rooms of the new dwellinghouses;  

 
Under Part 3, the GPDO defines “habitable rooms” as “any rooms used or intended to be used for sleeping or 
living which are not solely used for cooking purposes, but does not include bath or toilet facilities, service rooms, 

corridors, laundry rooms, hallways or utility rooms”.  
 
The submitted floor plans and elevations show that all habitable rooms in the proposed apartments would be 

served by full windows, the size of which is deemed sufficient to provide adequate light in the rooms they serve.  
It is therefore considered that adequate natural light would be provided to all habitable rooms.   
 

g) Impact on the amenity of the existing building and neighbouring premises including overlooking, privacy 
and the loss of light; 

 

In respect of overlooking and privacy the building is offset from the flats within Norfolk House and the property at 
149 Bury Old Road.  
 

With regards to the residential units which sit directly facing the application property, the proposed extension 
would not be located any closer to the neighbouring residential properties than the existing building, with 
approximately 30m being provided between the extension and the property on the opposite side of Upper Park 

Road and approximately 32m being provided between the extension and the common boundary with the 
properties at 145 and 147 Bury Old Road. 21m separation would be provided between the extension and the main 
rear elevations of the properties at 1-6 Cadogan Place, with the extension being set in 0.95m from the existing 

main rear wall of the building and a series of protected trees running along the rear boundary of the application 
site providing screening. 
 

For these reasons it is not considered that the proposal would result in neighbouring residents experiencing any 
unacceptable increase in overlooking or loss of privacy.  
 

Similarly in respect of the objection raised on the basis that people in the new flats will overlook neighbouring 
properties and be able to tell if people are at home or not making them more susceptible to being burgled it is 
considered that the separation provided would be sufficient to ensure that  this does not occur.  

 
In order to consider the impact that the proposal will have in respect of light received in neighbouring properties  
and their associated amenity spaces the applicant has commissioned two technical reports - one which considers 

overshadowing to the garden areas of the neighbouring properties on Cadogan Place and another which 
considers the developments impact on light received within the buildings themselves.  
 

The shadowing study uses a 3D computer model to analyse the path of the sun at various times of year/day and 
determine what impact the development will have on the shadow cast onto the neighbouring properties  amenity 
space at different points in the year/day. Consideration is given to both permanent and transient overshadowi ng,  

with the report setting out how the Building Research Establishment (BRE) report 'Site Layout Planning for 
Daylight and Sunlight - A Guide to Good Practice' will be complied with.  It states that “It is recommended that, for 
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it to appear adequately sunlit throughout the year, at least half of a garden or amenity area should receive at least 

two hours of sunlight on 21 March. If, as a result of new development, an existing garden or amenity area does 
not meet these guidelines, and the area which can receive some sun on 21 March is less than 0.8 times its former 
value, then the loss of sunlight is likely to be noticeable.”  

 
The information presented demonstrates that the proposed development will result in some additional 
overshadowing to the garden areas of the properties at 4-6 Cadogan Place from 4pm onwards in March, as well 

as a very slight increase in shadowing to the rear portion of the garden areas of 2-6 Cadogan Place from 4pm in 
June. The increase in overshadowing is shown in pink on the images below -  
 

        
4pm 21st March      4pm 21st June 

 
However, the development passes the test of acceptable overshadowing set out in the BRE Guidance with all 

properties on Cadogan Place still receiving good amounts of sunlight and meeting the BRE Guideline. As such it 
is not considered that the development would result in the properties on Cadogan Place experiencing any 
unacceptable overshadowing to their garden areas.  

 
The Daylight Sunlight report examines the impact of the proposed development on the daylight and sunlight 
enjoyed in rooms with windows in the rear elevations of the neighbouring residential properties at 1-6 Cadogan 

Place and those in the front elevation of 7 Cadogan Place.  
 
In respect of daylight the report does this by considering the Vertical Sky Component which is a measure of the 

light reaching a point at the centre of a window (VSC) and the No-Sky Line which is a measure of the distribution 
of daylight within a room (NSL). In respect of sunlight the report considers this by looking at the Annual Probable 
Sunlight Hours received at a window (APSH).   

 
The guidelines set out in the Building Research Establishment (BRE) report 'Site layout planning for daylight and 
sunlight - A guide to good practice' have been used to assess whether the development would result in an 

unacceptable impact in respect of the daylight/sunlight received in neighbouring properties.  
 
In terms of daylight the information presented demonstrates that the greatest impact of the development would 

be on one bedroom window in four of the properties on Cadogan Place - numbers 3, 4, 5 and 6, with these rooms 
seeing a reduction in the distribution of daylight within the room and the proportion of the room that will be lit 
(NSL). The windows would however still benefit from good levels of daylight, with the light reaching the windows 

only being negligibly affected by the development and the levels of light being received at the centre point of the 
windows being compliant with the BRE guidelines.  Having regard to this and given that the BRE guidelines note 
that “In housing, the main requirement for sunlight is in living rooms, where it is valued at any time of day, but 

especially in the afternoon” with bedrooms therefore being treated as less important  (likely due to the nature of 
such rooms and the time spent within them), it is considered that the properties at 1-7 Cadogan Place would still 
receive adequate daylight in the rooms facing the application site.  
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In respect of sunlight the BRE Guidelines advise that only windows which face within 90degrees of due south 

should be considered. All windows considered met the BRE guidelines in respect of the Annual Probable sunlight 
Hours in both the summer and winter months.  
 

For these reasons it is considered that the development will have no material impact on either daylight or sunlight 
levels in the neighbouring properties on Cadogan Place.  

 
It is not considered that the introduction of 8 new units at the site would result in neighbouring residents 

experiencing an unacceptable increase in the levels of noise and disturbance they are exposed to with the 
Council’s Environmental Consultant not raising any concerns in this regard.  
 

With regards to the impact of the construction phase on neighbouring residents the Council’s Environment 
Consultant advised that this could be adequality dealt with via the attachment of a condition for the provision,  
approval and subsequent adherence to a construction environmental management plan. As set out above any 

development under Class A is permitted subject to the condition that before beginning the development, the 
developer must provide the LPA with a report for the management of the construction of the development, which 
sets out the proposed development hours of operation and how any adverse impact of noise, dust, vibration and 

traffic on occupiers of the building and adjoining owners or occupiers will be mitigated and as such it is not deemed 
necessary to attach such a condition to make the impact of the construction phase acceptable. 
 

h) Impact on protected views 

The application will not impact on a protected view identified in the Directions Relating to Protected Vistas dated 
15 March 2021 issued by the secretary of state 

 
i) Where the existing building is 18metres or more in height the fire safety of the external wall construction 

of the existing building 
 

The existing building is less than 18metres in height and therefore this condition does not apply  
 

j) Where the development meets the fire risk condition, the fire safety impact on the intended occupants of 

the building  
 
As extended the building would be less than 18m in height and comprises less than 7 stories and as such the 

building would not meet the fire risk condition. This condition does not therefore apply.   
 
Other Issues 

In respect of the issues objectors have raised with regard to the condition of the existing property  and devaluat ion 
of property, the fact that occupants have a legal right to stop the development proceeding and the motivations of 
the applicant these are not material planning considerations. 

  
Similarly in respect of the objection made on the basis that the proposal would increase energy demand and affect  
the environment this is not something that can be considered under the limited remit of this prior approval 

application, with the only matters the LPA can consider being set out in the proposal section above.  
 
Recommendation 

 
Prior approval required and given subject to the following conditions  
 

1. The development shall be carried out in accordance with the following approved plans –  
Site location plan – DA21021.001 
Existing and proposed site plan – DA21021.1 006 Rev 1  

Proposed floorplans – DA21021.1.004  
Proposed elevations – DA21021.1.005 
Site section existing and proposed – DA21021.1.202 

Proposed section – DA21021.1 007 Rev 1 
Proposed materials detail – DA21021.1.201 Rev 1 
Section Façade – DA21021.1 203 Rev 1 
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Reason: For the avoidance of doubt and in the interest of proper planning.  
 
2. Prior to the first occupation of the apartments hereby approved full details of the cycle parking provision 

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 first occupation of the apartments  
hereby approved and shall be retained thereafter. 

 
Reason: In the interests of visual amenity and to reduce traffic flow by encouraging more sustainable modes 
of travel 

 
3. Prior to the first occupation of the apartments hereby approved, details of the materials  and design of the 

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 maintained as such thereafter. 
 

Reason: In the interests of visual and residential amenity and to ensure that adequate bin storage facilities 

are provided clear of the highway 
 
4. Prior to first occupation of the apartments hereby permitted, a Waste Management Plan shall be submitted 

to and approved in writing by the Local Planning Authority. The approved waste management plan shall be 
adhered to throughout the life of the development, unless otherwise agreed in writing with the Local 
Planning Authority.  

 
Reason: In the interests of the safe and efficient operation of the highway network  and to minimise potential 
conflicts between pedestrians, cyclists and other road users  

 
5. The vehicle parking spaces shown on the approved plans shall be made available for use prior to the first 

occupation of the apartments hereby approved and shall be retained thereafter for their intended purpose.  

 
Reason: To ensure adequate on-site park ing is provided in the interest of highway safety and the free flow 
of traffic 

 
 
Notes to Applicant 

 
The developer must comply with other conditions of the Town and Country Planning (General Permitted 
Development) Order 2015 (as amended), Schedule 2, Part 20, Class A. For the avoidance of doubt, some of 

these conditions have been detailed within this decision notice. However, it is the developer's responsibility to 
check the legislation. 
 

Any development under Class A is permitted subject to the condition that it must be completed within a period of 
3 years starting with the date prior approval is granted 
 

Any development under Class A is permitted subject to the condition that before beginning the development, the 
developer must provide the local planning authority with a report for the management of the construction of the 
development, which sets out the proposed development hours of operation and how any adverse impact of noise, 

dust, vibration and traffic on occupiers of the building and adjoining owners or occupiers will be mitigated.  
 
The developer must notify the local planning authority of the completion of the development as soon as reasonably  

practicable after completion. This notification must be in writing and must include— 
(a) the name of the developer; 
(b) the address or location of the development; and 

(c) the date of completion. 
 
Any new dwellinghouse created under Class A is to remain in use as a dwellinghouse within the meaning of Class 

C3 of the Schedule to the Use Classes Order and for no other purpose, except to the extent that the other purpose 
is ancillary to the primary use as a dwellinghouse.  
 

When preparing the waste management plan required by condition 4 the developer should be aware that highways 
have advised that the following elements should be included -  
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 The Address of application site; 

 Details of the type of development and its scale. 

 Where the service / refuse vehicles will park to unload / collect bins from the identified holding areas and 
including routing, including swept paths where relevant; 

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

 Confirmation on who will be responsible for moving bins to holding areas, if necessary; 

 Where the bins 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 
Please note 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. 

 
When preparing the report for the management of the construction of the development the developer should be 
aware that highways consider that the following elements should be covered -  

 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; 

 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 

 A commitment that prior to ANY works commencing on site the developer shall contact the LHA to arrange a 
full dilapidation/Condition Survey of all adopted highways surrounding the site. For the full duration of the 

construction, the developer will be responsible for ‘Wear & Tear’ /accelerated deterioration’ of all existing 
highways, either adjacent to the site or highways used as access and egress to the site. Any necessary 
remedial works will be carried out under licence and at the developer’s expense. 

 
The highways officer has stated that – 
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 Prior to ANY works commencing on site the developer shall contact John Horrocks/Pam Docksey to arrange 

a full dilapidation/Condition Survey of all adopted highways surrounding the site. Tel: 0161 603 4046/4006 

 Applications for all forms of highway permits/licenses shall be made in advance of any works being undertaken 
on the adopted highway Note: NO boundary fencing shall be erected or positioned on any part of the adopted 
highway prior to first seeking the relevant permits/licenses from the Local Highway Authority Tel: 0161 603 

4046/4006 
 

 The applicant should contact United Utilities to discuss the increase in foul flows from the development and 

ensure that there is sufficient capacity within the sewer network to accommodate the increase in foul flows  
 

 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 
 

 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.  

 

 
 
 

 


