
  

 

APPLICATION No: 20/76326/FUL 

APPLICANT: Redwater Developments Ltd and Great Places Housing Group 

LOCATION: Land at Hill Top Road and Walkden Cricket Club, Harriet Street, 

Worsley, M28 3QA 

PROPOSAL: Erection of 90 dwellings with vehicular access from Hill Top Road and 

associated works and infrastructure including an attenuation pond and 

landscaping together with drainage works which include reprofiling of 

the Harriet Street playing fields and improvements to Walkden Cricket 

Club including a ground and first floor extension to the existing 

clubhouse to provide additional changing facilities and living 

accommodation, erection of a viewing balcony and external staircase, 

construction of a new car park to the north of the cricket pitch, 

resurfacing of the existing car park, installation of hardstanding 

around the cricket pitch, erection of a single storey building and a two 

storey building for storage with scoreboard and external staircase, 

erection of cricket nets, erection of 2.4m high fencing and 5m high 

netting.  

WARD: Walkden North 

  
 



  

 

 
REASON FOR PANEL DECISION: More than 50 dwellings and more than five objections 
 

Description of Site and Surrounding Area  
 
This planning application relates to a site which lies to the east of Walkden Town Centre. It measures 8.8ha in 

size and can be separated into three distinct areas (phases of development), as follows: 
 
The first area is land to the south of 

Hill Top Road, broadly defined by Hill 
Top Road to the north; a series of 
football pitches to the east; Walkden 

Cricket Club to the south; and Barlow 
Street industrial units to the west. This 
area of land is known as Hill Top Moss 

and generally comprises of low scrub. 
A belt of mature trees follow the 
northern site boundary, adjacent to Hill 

Top Road, whilst a further group of 
trees exist within the site, roughly 
between Barlow Street and Louisa 

Street extending along the boundary 
with the playing pitches. 
 

The land slopes south-eastwards, 
steeply in places, from Hill Top Road 
down to the playing pitches. The 

western edge of the pitches also falls 
within the boundary of the Hill Top 
Moss site. Pedestrian access is 

available onto the site from the end of 
Barlow Street and from Hill Top Road.  
 

The second portion of the site is occupied by Walkden Cricket Club, which is bound by Hill Top Moss to the 
north; playing pitches to the east; and residential dwellings along Whittle Street and Harriett Street to the south 
and west respectively.  

 
The site comprises of cricket pitches and the surrounding outfield. Three sides of the pitch are surrounded by 
grassed mounds and fencing. Vehicular access is currently achieved via Harriet Street where there is a car park 

and a club house with function rooms. The existing club house is part single storey, part two storeys in height 
and sits to the southwest of the pitch. Both vehicle and pedestrian access is available from Louisa Street. This 
access leads to an informal parking area which, it is understood, is used by visitors to the playing pitches.  

 
The third part of the site relates to the Harriet Street playing fields which sits to the rear of dwellings along 
Sportside Avenue, Sportside Grove and Sportside Close. The southern playing field to the rear of dwellings on 

Cecil Street is currently in use. The remaining football pitches are waterlogged and therefore have not been 
used recently. To the west of the playing fields is a single storey building, previously used as changing facilities 
for the playing pitches, however this building is not currently used and has suffered from extensive vandalism.  

 

 
 
The site is currently allocated as a Key Recreation Area and a Wildlife Corridor under Policies R4 and EN9 

respectively of the Council’s UDP.  
 



  

 

 
 
Description of Proposal  

 
Planning permission is sought for the 
erection of 90 dwellings and associated 

works on the land which is known as Hill 
Top Moss. 
 

Vehicular access to the dwellings will be 
taken from Hill Top Road. There will be 
no access either by car or foot from 

Barlow Street. 
 
The proposed dwellings would comprise 

17 x two bed, 59 x three bed and 14 x 
four bed houses. All the dwellings would 
be of affordable tenure. The 

development would be in the form of 
detached, semi-detached and terraced 
properties. 

 
The proposed dwellings would be 2 
storeys in height. The dwellings would 

have a traditional appearance and 
would be constructed from brick with 
tiled roofs. Some dwellings would have 

render detailing. 

 
 



  

All the dwellings would have their own in in-curtilage car parking space 

providing for a total of 180 car parking spaces across the whole site. Each 
dwelling would also have a rear garden.   
 

The housing proposals include the provision of an attenuation pond. The 
pond will not be accessible to the public and will be enclosed by 
railings/paladin fencing. The land to the south of the housing banks sharply 

down to the pond and at its deepest point the pond will be 2.7m deep.   
 
The site will be subject to a landscaping scheme and this will include the 

provision of landscape/ecology buffers (shown left, in yellow) along the 
northern boundary of the site with the Country Park and the eastern 
boundary of the housing development and the cricket club. The ecology 

buffers range from 6.7m to 8.2m wide.  
 
A pedestrian link is proposed through the housing development to the 

southeast corner of the site linking the site to the playing fields, where there 
is a break in the ecology buffer 
 

Works are also proposed as part of the application to improve Walkden 
Cricket Club. The existing clubhouse will be extended through a single 
storey and two storey extension, shown below in pink. At ground floor, on 

the north-west elevation, an extension will provide for a disabled WC and a 
store room. On the east elevation a single storey extension to the building 
will provide for a changing room with shower and WC. At first floor the 

existing changing rooms will be extended and in the internal floorspace will 
be reconfigured to provide for a 1 bedroom flat, which will be occupied by 

an employee of the cricket club.  An external staircase and viewing balcony is proposed at first floor level, this is 

annotated orange on the plans below. The buildings annotated green are the proposed single storey and two 
storey outbuildings. The proposed score boarded will be erected on the two-storey building, this will also have 
an external staircase.  

 

 
 



  

 
 

Other works to the wider cricket pitch 
include construction of a new car 
park, accessed from Louisa Street. 

This car park would formally be laid 
out with 27 car parking spaces 
following resurfacing of the existing 

car park on Harriet Street. Installation 
of hard standing around the cricket 
pitch is also proposed to provide 

level access around the pitch. 
Permanent cricket nets are proposed 
to the southeast corner of the pitch. 

These will have an astro turf surface. 
Across the site 2.4m high, green 
paladin fencing is proposed to the 

site boundaries and around the new 
car parking and football changing 
rooms. 5m high netting is also 

proposed along the northern 
boundary with the new car park. 
 

Drainage improvements are 
proposed for the Harriet Street 
Playing Fields. The drainage 

proposals would include reprofiling 
the pitches by importing material of a free draining nature. This will allow any surface water to pass directly 
through the playing surface into the existing ground beneath. There is a natural fall on the existing playing fields 

from north to south. At the northern end of the site no cut and fill will be required as the pitch will tie into the 
existing land levels. However towards the southern end of the site, where the existing pitches are waterlogged, 
the ground will be raised by up to c.1.8m in places. These reprofiling works will also create more useable 

pitches that include a 3m run-off area around them. Where the pitches are raised above existing ground levels, 
they have been designed to tie into the existing levels at the boundary of the playing fields by sloping the land 
down, these slopes will have a maximum gradient of 1 in 3. For the avoidance of doubt this report will also 

discuss the internal upgrade to the existing changing rooms for the playing fields. Given works are internal they 
do not require planning permission and therefore have not been included in the description of development.   
 

The application has been supported by the following documentation:  
 

 Affordable Housing Statement (updated during the course of the application) 

 Agronomy Report  

 Air Quality Assessment  

 Arboricultural Constraints Report 

 Arboricultural Impact Assessment and Method Statement (updated during the course of the application) 

 Bat Survey Report (updated during the course of the application) 

 Bio-diversity Metric Report and Metric 

 Boundary Risk Assessment 

 CEMP  

 Crime Impact Statement 

 DAAS 



  

 Drainage Strategy  

 Electrical Charge Point Installation Detail 

 FRA 

 Planning Obligation Proforma 

 Planning Statement (incorporating Statement of Community Involvement)  

 Preliminary Ecological Appraisal (updated during the course of the application) 

 Sustainability Checklist  

 Transport Assessment including Travel Plan Framework (updated during the course of the application) 

 Noise Impact Assessment  

 Phase I Geo-environmental Site Assessment Walkden Cricket Club 

 Remediation and Enabling Works Strategy 

 Phase II Geo-environmental Site Assessment (updated during the course of the application) 

 Ground Gas Assessment Report (submitted during the course of the application) 
 

Relevant Site History 
 
19/73181/FUL - Erection of 2.1m high palisade and close boarded fencing to form storage area for cricket nets 

and wicket cover – Approved 01.05.2019 
 
Publicity 

 
Site Notice: Non HH Site notice departure Date Displayed: 26 November 2020, 31 January 2022 and 16th 
March 2022 

Reason: Article 13 Departure from UDP 
 
Site Notice: Non HH Article 15 Date Displayed: 26 November 2020, 31 January 2022 and 16th March 2022 

Reason: Wider Publicity 
 
Site Notice: Non HH Affecting public right of way Date Displayed:  26 November 2020, 31 January 2022 and 

16th March 2022 
Reason: Article 13 affect public right of way 
 

Press Advert: Manchester Weekly News Salford Edition Date Published: 10 February 2022 
Reason: Departure and Article 15 Standard Press Notice 
 

Press Advert: Manchester Weekly News Salford Edition Date Published: 26 November 2020 
Reason: Departure and Article 15 Standard Press Notice 
 

 
 
Neighbour Notification  

 
200 neighbouring occupiers have been notified of the application. 
 

Representations  
 
Objections to the proposal have been received from 12 addresses together with a 17 signature petition. 3 

addresses have written to the council with comments that were neither in support or objecting to the proposal. 
There have also been 8 letters of support for the development and 2 petitions supporting the proposal, with a 
total of 280 signatures. All points raised are summarised below:  

 
OBJECTIONS 
 

Principle of development 

 The site is proven to be part of the Country park.  

 More playing fields should be being built instead of building on them.  

 Development should be directed towards brownfield land.  

 The development is leading to a loss of greenspace, which is referred to in some objections as greenbelt.  

 The site was identified for 50 homes and this has now been increased to 90.  

 The Country park is surrounded by new houses and there is no need for more new houses and apartments in 
Walkden. 

 
Highways/Accessibility 



  

 The erection of houses will increase traffic in Walkden and other local roads (those named include Cecil 
Street and Hill Top Road) which are already busy in the morning and evening. Cecil Street is already used 

as a cut through.  

 Hill Top Road is not fit for purpose, given it’s a cul-de-sac and the entrance into the Country Park. It is not 
capable of accommodating 150 plus more cars and this will cause stress and issues for existing residents 

who already struggle to get out onto the main road in the mornings. 

 Hill Top Road has no pavement along the southern side and cars double parked along Hill Top means 
people have to walk in the middle of the road as there is insufficient room on the only pavement. 

 The new access onto Hill Top will be dangerous for those who walk along Hill Top Road including children 
walking or biking and parents with prams. 

 There have been questions as to whether one access is sufficient and whether traffic analysis been 
undertaken for one access road into the development? It has been questioned whether one access has been 

chosen due to the nature of the scheme as affordable and therefore in the event of a disturbance the road 
can be closed easily.  

 Many think alternative or secondary accesses on Barlow Street/Louisa Street would be more suitable as 

these have less pedestrians. 

 Businesses have asked whether Barlow Street will be used for access during the construction period as they 
require access to their businesses at all times. Others question whether Barlow Street will be resurfaced and 

adopted by the Council.  

 There are concerns about whether emergency services will be able to gain access to the site as access 
along Hill Top is very narrow and is already difficult for vans or larger vehicles, as cars often double park 
along both sides. 25 to 41 Hill Top have no off-road parking so have to park on the street. The situation has 

been that bad that bins haven’t been collected on occasions due to access not being obtainable. 

 Who will be responsible for damage to Hill Top Road either during the construction phase of the 
development or when the development is occupied. As Hill Top Road in unadopted. Questions whether the 

length of Hill Top Road can be adopted.  

 The layout will make it difficult for existing residents who use the south side of Hill Top Road, along the 
application site boundary for parking.  

 There is insufficient car parking for the cricket club 

 The development will impact on deliveries and parking for businesses on Louisa Street 
 
Design and Layout  

 Houses are too close together and it is known that high density development has a negative impact on the 
health and wellbeing of residents.  

 Land on Hill Top is part elevated therefore how are driveways going to be built 

 Residents on Harriet Street want their concrete fence, which runs along the boundary of the cricket pitch, to 

be retained as it shields them from the wind and also from cricket balls. The existing fence helps to maintain 
privacy of residents and also provides security to the flats. The residents welcome the concrete fencing 
being replaced on a like for like basis as the existing fencing is in need of repair.  

 
 
 

Pollution 

 Alternative access to Hill Top Road should be considered for the construction period to take pollution away 
from Blackleach Country Park. 

 The site is former landfill and highly contaminated with asbestos. Residents are worried that developing this 
site will cause harmful gases and fibres to be released, which will be dangerous for residents. The safety 
measures to keep residents safe have been questioned.  

 Questions whether noise has been considered from the scrap metal merchants on Barlow Street.  

 Increase in traffic will lead to more emissions and worse air pollution, will impact on the health of the public 
and is not acceptable when considering its stance on the clean air zone. 

 Tree planting is being encouraged to produce clean air and help with Climate change, yet on this site trees 

are being lost.  

 Businesses would like compensation if their businesses are effected by the proposed development 

 In a world with global warming trees and open land should not be developed 
 

Ecology 

 Bats, birds, mammals, flora and fauna are present on site. What impact will the development have on 
these?. 

 The site has knotweed on it. 

 Loss of established trees which were planted by SCC 20 years ago, residents would like to see trees 
retained to screen the development 

 



  

Drainage 

 The site is a bog in winter so the development will be flooded, and the proposed drainage will not fix it 
because part of Blackleach runs under it. 

 The site used to be a fishing lake  

 Question on how drainage from Hill Top Road ties into the new housing development 

 
Other Matters 

 Adjacent businesses question how the development will affect their businesses 

 There are not enough school places for the children 

 The application has been timed so that elderly residents cannot make representations and people will not be 
able to attend meetings to object.   

 Question how long the construction period will last for 

 There are not enough services such as doctors surgeries, dentists 

 The majority of the application relates to the cricket club which shows not much thought has gone into the 
houses 

 Will residents be made aware of what type of tenants will occupy the new dwellings 

 The development will devalue houses in the area 

 The land deal was done behind closed doors 10 years ago but residents only were aware of it 5 years ago.  
 
GENERAL COMMENTS 

 Would like paper to be published to support habitat for biodiversity 

 The club is a community organisation run by volunteers who put many hours of their time to a facility which 
improve the area and surrounding districts 

 

SUPPORT 

 There is support for affordable housing, acknowledging it will give a chance to first time buyers 

 Improvement to the cricket club and sports pitches will be valuable and improve the lives of the people in the 

community, long into the future and will help the community come together 

 The club helps to keep kids off the streets and reduce antisocial behaviour in the area 

 This is an opportunity to enhance the cricket facilities will help Walkden  

 Hill Top Moss is uncared for so is better used for houses 

 The new housing will bring people into the clubs 

 The cricket nets will allow the cricket facilities to be used all year 
 
Consultations 

 
The Greater Manchester Pedestrian Assoc. - No comments received to date   
 

The Open Spaces Society - No comments received to date   
 
Ramblers Association (Manchester Area) – When the application was first submitted the Association did not 

object to the application. The Association request that PRoW W5, which runs along the northern boundary of 
the site, be protected and enhanced. They note PRoW W7 is not in a good state of repair and ask whether this 
and W6 can be improved through the development to improve linkages between green spaces.  

 



  

 
Routes of PRoWs around the site 

 
On the second round of consultation they objected to the proposal on the grounds that the proposal would 
reduce open space. They note that the surrounding public footpaths are heavily used and the enjoyment of 

them is partly dependent on the open views from them.  
 
Peak and Northern Footpaths Society – Object to the scheme, as it would develop a publicly accessible open 

space that is identified in the UDP as a Key Recreation Area and a Wildlife Corridor. Should the application 
receive a favourable recommendation the Society wish to ensure that the ecology buffer proposed between the 
development and PRoW W5 is developed in an appropriate way in order to optimise the amenity value of the 

footpath. They would also like to draw the applicant’s attention to: 
  - the grant of planning permission does not entitle developers to obstruct a public right of way crossing or 
adjoining the proposed development site;  

  - the use of an existing footpath, bridleway or restricted byway as a vehicular access to the site would be an 
offence unless the applicant has a private vehicular right.   
 

Design for Security – Recommend a condition that requires the development to achieve Secured by Design 
(SBD) accreditation, to reduce the opportunities for crime and the fear of crime 
 

Air Quality, Noise, Contaminated Land – No objection to the scheme subject to conditions in respect of 
contamination, air quality and noise. More detail can be found in the report below. 
 

Senior Drainage Engineer – Is satisfied that a surface water drainage scheme is feasible for the residential 
element of the development, the design provided addresses flood risk and provides suitable storage.  Drainage 
Engineer considers that the pond could be better designed to increased biodiversity – as it is, the feature is 

more of a detention basin than a pond.  He believes the pond could be zoned providing a sediment forebay, 
permanent pool, attenuation storage volume and an aquatic bench which would provide that increase in 
biodiversity while still addressing flood risk. These elements can be developed through the imposition of a 
detailed planning condition.  

No objections to the proposed re-profiling works to the football fields, subject to conditions that i) ensure the 
imported material is free-draining; and ii) secure final agreement of the land levels.   
 

Highways – No objection to the proposed development, subject to a number of planning conditions and 
planning obligations to secure improved pedestrian connections and works to recalibrate the A6/Bolton Road 
junction.     

 
Environment Agency – Has no objection to the scheme subject to conditions in respect of contamination and 
specifically ground water. Also offer comments in respect of waste removal from site.  

 
Greater Manchester Ecological Unit – In their first response GMEU noted that the Preliminary Ecological 
Assessment (PEA) was undertaken without sight of the full proposals for the site and therefore the ecological 

impacts of the application had not been fully assessed. They questioned the size and location of the ecology 
buffer to the country park. They highlighted that the bat survey identified and sought retention of several 
features that are important for foraging and commuting bats, but this is not reflected in the proposed layout of 

the site where all trees were to be felled. They also noted that while the scheme provided some biodiversity 



  

enhancements associated with the attenuation area, the losses and gains at the site had not been quantified, so 

it had not been demonstrated that there will be a net gain for biodiversity at the site.  
 
Following receipt of the amended plans, GMEU still noted that the ecology buffers should be a minimum of 10 m 

wide. They did not consider that the proposals resulted in a measurable net gain for biodiversity. In order to 
safeguard bats they recommend a condition in respect of obtaining a license for any works which would directly 
affect bats and also a condition to ensure any external lighting would not have a detrimental impact on bats. 

They also recommended conditions for nesting birds and invasive species.  
 
A further set of amended plans have been submitted which shows further tree retention on-site, which has had a 

positive impact on BNG. GMEU are yet to provide their final comments and these will be reported in an 
amendment sheet.  
 

Sport England - Sport England considers the application meets their Playing Fields Policy exception, subject to 
conditions relating to the proposed sport improvements. More detail can be found in the report below.  
 

Greater Manchester Archaeological Advisory Service (GMAAS) – Note that having checked the Historic 
Environment Record there are no known or potential sites affected by this proposal and therefore in this 
instance GMAAS consider that no further archaeological mitigation is required.  

 
The Coal Authority – No objections subject to a suite of conditions for further site investigation works and 
confirmation that the site has been made safe and stable following works to address risks posed by past coal 

mining activity. Comments made in respect of ground gas and also about SUDs features within the 
development.      
 

United Utilities – Confirmed that the drainage proposals are acceptable in principle. They offer comments in 
respect of the management and maintenance of sustainable drainage systems, water and waste water services, 
Untied Utilities property, assets and Infrastructure.  

 
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. 

First, Places for Everyone Publication Plan, 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; the plan was submitted to the Secretary of State for examination on 14 February 2022 and examination 
hearings are due to commence in Summer 2022. The emerging policies which are relevant to this application 

are discussed where applicable in this report with appropriate weight being afforded in accordance wi th 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 took place over 7 days in December 2021. 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. It is expected that the SLP:DMP will be adopted in Summer 2022.  
 
In addition, 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. 
 
Development Plan Policy 

 
ST1 - Sustainable Urban Neighbourhoods 
ST10 - Recreation Provision 

ST1 - Development Density 
ST14 - Global Environmental 
DES1 - Respecting Context  

DES2 - Circulation and Movement 
DES3 - Design of Public Space 
DES4 – Relationship of Development to Public Space 

DES7 - Amenity of Users and Neighbours 
DES8 – Alterations and Extensions 
DES9 - Landscaping 

DES10 - Design and Crime 
H1 - Provision of New Housing Development 
H4 - Affordable Housing 

H8 - Open Space Provision with New Housing 
A2 - Cyclists, Pedestrians and the Disabled 
A8 - Impact of Development on Highway Network 

A10 - Provision of Car, Cycle, Motorcycle Parking 
EN8 - Nature Conservation of Local Importance 
EN9 - Wildlife Corridors 

EN12 - Important Landscape Features 
EN17 - Pollution Control 
EN18 - Protection of Water Courses 

EN19 - Flood Risk and Surface Water 
EN22 - Resource Conservation 
R1 - Protection of Recreation Land Facilities 

R4 - Key Recreational Areas 
DEV5 - Planning Conditions and Obligations 
 

Salford Local Plan: Development Management Policies and Designations 
 
F3 – Inclusive places 

A1 – Supporting Sustainable transport 
A2 – Transport hierarchy and sustainable streets 
D1 – Design Principles 

D2 – Local Character and Distinctiveness 
D3 – Layout and Access 
D4 – Spaces 

D5 - Amenity 
D6 – Design and Crime 
D8 - Alterations and Extensions 

WA4 – Development and flood risk 
GI1 – Green Infrastructure  
GI6 – Trees, woodland and hedgerows 

R3 - Protection of recreation land and facilities 
 
Other Material Planning Considerations 

 
National Planning Policy -  
 

National Planning Policy Framework 
National Planning Practice Guidance 
 

 
Local Planning Policy -  
 



  

Greenspace Strategy Supplementary Planning Document   

Trees and Development Supplementary Planning Document   
Planning Obligations Supplementary Planning  
Housing Planning Guidance   

Design and Crime Supplementary Planning Document  
Nature Conservation and Biodiversity Supplementary Planning Document  
Flood Risk and Development Planning Guidance  

Design Supplementary Planning Document    
Sustainable Design and Construction Supplementary Planning Document    
 

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

 
Principle 
 

The Hill Top Moss part of the application site is not considered to be previously developed land. Whilst the 
NPPF clearly encourages the use of previously developed land in the first instance, it does not preclude 
development on any other land including greenfield or previously undeveloped land.  

 
The entire application site is currently allocated in the UDP as part of a Key Recreation Area and a Wildlife 
Corridor under Policies R4/1 and EN9. The R4/1 allocation also extends to include Blackleach Country Park 

which lies to the north and east. 
 
In respect of R4 the Reasoned Justification (RJ) to the policy explains that the UDP identifies a series of key 

recreation areas, which are of city-wide importance and are linked by the network of strategic recreation routes.  
These areas are identified as having great potential to help meet the demand for recreational uses, in a 
sustainable way, by providing formal and informal recreational opportunities close to where a large number of 

residents live and in these areas access will be maximised as far as possible. 
 
The RJ also acknowledges that some of these areas comprise neglected and underused land, with the intention 

that they will be subject to investment and improvement within the plan period. The designations under policy 
R4 covers large areas of land and in designating the site it was not necessarily envisaged that the entire area 
would be used for recreation.  

 
Salford’s Greenspace Strategy Supplementary Planning Document 2019 reflects this UDP allocation and 
identifies the site as within the wider Blackleach Country Park boundary.  

 
Whilst Hill Top Moss is within the wider Blackleach Country Park designation for the purposes of the UDP and 
the Salford Greenspace Strategy SPD, in, in practical terms it does not currently form part of the Country Park. 

The site comprises unimproved open scrubland which has not been subject to any form of improvements to 
formalise its recreation function or integrate it as part of the Country Park  over the plan period. The purpose of it 
forming part of the UDP designation was to protect the site for future improvement as a greenspace resource 

and the potential to integrate it as part of the Country Park. However, this has not been implemented to date, 
and there is no funding or delivery mechanism currently identified which would facilitate this. 
 

Policy R4 states that planning permission will only be granted for development within, adjoining or directly 
affecting a key recreation area where it would be consistent with the following objectives: 
 

i. the protection and enhancement of the existing and potential recreational use of the area;  
ii. the protection and improvement of the amenity of the area; 
iii. the protection of existing trees, woodlands and other landscape features;  

iv. where appropriate, the provision, improvement and maintenance of new areas of woodland planting;  
v. the provision, improvement and maintenance of public access where appropriate, for walking, cycling, horse 
riding and water-based recreational activities; 

vi. the provision, improvement and maintenance of accessible, open land recreation uses; and 
vii. the protection, provision, improvement and maintenance of the quality and diversity of wildlife habitats.  
 

Firstly, it is important to note that the works to the cricket club and also the works to improve the drainage of the 
football pitches to the east are considered to be an enhancement to the existing recreational use of the area and 
consistent with the R4 allocation. Whilst the new car parking to the north of the cricket club will develop part of 

the site, this is mainly over an existing informal hard surfaced area. The car parking provision is considered as 
ancillary to, and will help to support, the existing football and cricket recreational uses, as well as removing 



  

additional vehicles from local residential streets. The car parking area, whilst being gated to vehicles, will be 

open to pedestrians to allow for existing pedestrian connections to be retained.  
 
The development of Hill Top Moss for 

housing will lead to the loss of part of the 
allocation, contrary to point i) of policy R4, 
which seeks to protect recreational 

spaces. The current main recreational use 
of this part of Hill Top Moss is for walking, 
given the site is open scrubland. There 

are informal paths over the land 
demonstrating that this site is used in this 
way by the local community. The 

applicants have sought to provide a route 
from the playing fields, in the south-east 
corner through the development site 

connecting to Hill Top Road. However, 
there will also be pedestrian connections 
to Barlow Street that will be stopped as a 

result of the development and it is clear 
that developing the site will prevent open 
access across the site, as currently 

available, contrary to point v) of policy R4. 
As partial mitigation, the applicants have 
agreed to a section 106 package to improve the wider pedestrian environment within the R4/1 allocation and 

also to improve connections to local amenities. Whilst these improvements are welcomed it is not considered 
that these outweigh the loss the open space which is being lost.  
 

The UDP outlines in the RJ for policy R1 that recreation land is also a vital means of maintaining and improving 
quality of life within the city, acknowledging that areas of open space can make a significant contribution to the 
greening of the urban environmental and the character of the local area. There will be a visual impact from 

developing this site, not only from the loss of the open space but also from the loss of tree cover across the site. 
This will also impact on existing wildlife habitats. The officer report will cover later how the scheme seeks to 
mitigate for the loss of green infrastructure and wildlife habitats, but ultimately in strict accordance with the 

wording of policy R4 the scheme does not seek to protect these existing functions and therefore is in conflict 
with the UDP.  
 

Draft Local Plan Allocation (superseded) –  
 
It is important to be mindful when considering this application, that in a previous version of the Local Plan (the 

Revised Draft Local Plan (RDLP) dated January 2019), Hill Top Moss was proposed as a draft housing 
allocation for 60 houses. This document (and the draft site allocation) has never held any weight in the 
determination of planning applications and has now been superseded by the Salford Local Plan: 

Development Management Policies and Designations (SLP:DMP), which does not include any site allocations, 
as these will now be considered at a later date. Whilst the scheme will be assessed against the current 
development framework and not this draft allocation, the criteria of policy H9/10 could be a useful insight into the 

Council’s aspirations for the site. Please see extract from the policy below: 
 

Land south of Hill Top Road, Walkden North 

 
12.51 The site currently comprises open scrubland, and is well located only a short distance from Walkden 
Town Centre and other local facilities. The site is located within the Great Manchester Wetlands Nature 

Improvement Area and on the edge of Blackleach Country Park, and so it will be important that the development 
maximises opportunities for wildlife to move through the site.  
 

H9/10 Land south of Hill Top Road, Walkden North (1.7 hectares) 
 
The site will be developed for around 60 houses. 

 
Development shall: 
 

1.  Provide opportunities for wildlife to move through the site and into the adjoining Blackleach Country Park and 
Blackleach Reservoir site of biological importance, including through the retention of the existing hedgerows 
and compensating for any loss of habitats on the site through improvements to the country park;  



  

2.  Address issues of contamination and land instability associated with former mining activity on the site;  

3.  Incorporate appropriate noise mitigation relating to the employment uses at Barlow Street to the south-west 
of the site; 

4.  Take the primary vehicular access from Hill Top Road; and 

5.  Provide a high quality frontage to Hill Top Lane, helping to present an attractive gateway into Blackleach 
Country Park. 

 

Loss and Works to Sport Pitches –  
 
The proposed housing development will encroach into the football pitches; this will result in the loss of 

approximetly 0.2 hectares of existing playing field.  
 
UDP policy R1 seeks to prevent development on existing 

recreation land or facilities unless ‘adequate replacement 
recreation provision, of equivalent or better accessibility, 
community benefit and management, is made in a 

suitable location, to the satisfaction of the city council ’. 
 
Local Plan policy R3 (as amended during the public 

examination of the plan) states that development of 
existing recreation land or facilities for non-recreation 
purposes will only be permitted where replacement 

recreation provision of at least the same quantity, quality, 
community benefit and management level is made in a 
suitable location having regard to accessibility for its 

catchment population. 
 
Sport England have been consulted on the application, as 

they are a statutory consultee. 
 
At present the football fields are not in use as they are 

waterlogged. The applicant proposes to reconfigure the 
pitches, as shown above, to ensure that there is no loss 
in pitch provision. They also intend to install drainage 

across the fields and upgrade the existing derelict 
changing facilities on site to benefit a local football team. 
 

Sport England can only support the loss of playing field, if they consider it to meet one of their exceptions, which 
are set out: 
 

E1 A robust and up to date assessment has demonstrated, to the satisfaction of Sport England, 

that there is an excess of playing field provision in the catchment, which will remain the case 
should the development be permitted, and the site has no special significance to the interests 
of sport. 

E2 The proposed development is for ancillary facilities supporting the principal use of the site as a 

playing field, and does not affect the quantity or quality of playing pitches or otherwise 
adversely affect their use. 

E3 The proposed development affects only land incapable of forming part of a playing pitch and 
does not: 

▪ reduce the size of any playing pitch; 
▪ result in the inability to use any playing pitch (including the maintenance of adequate safety 
margins and run-off areas); 

▪ reduce the sporting capacity of the playing field to accommodate playing pitches or the 
capability to rotate or reposition playing pitches to maintain their quality;  
▪ result in the loss of other sporting provision or ancillary facilities on the site; or 

▪ prejudice the use of any remaining areas of playing field on the site. 

E4 The area of playing field to be lost as a result of the proposed development will be replaced, 
prior to the commencement of development, by a new area of playing field:  
▪ of equivalent or better quality, and 

▪ of equivalent or greater quantity, and 
▪ in a suitable location, and 
▪ subject to equivalent or better accessibility and management arrangements.  



  

E5 The proposed development is for an indoor or outdoor facility for sport, the provision of which 
would be of sufficient benefit to the development of sport as to outweigh the detriment caused 

by the loss, or prejudice to the use, of the area of playing field.  

 
Sport England have confirmed that the proposed works identified above would meet exception E2. They 
consider the benefits in terms of improving the quality of the football pitches and the refurbishment of the 

existing football changing rooms, would outweigh the loss of 0.2 hectares of playing field. In addition, the 
improvements in qualitative terms would ensure that the pitches were capable of additional use. A condition will 
be imposed to secure the works are undertaken in accordance with a timeframe to be agreed with the LPA. It is 

envisaged that these works will be undertaken early on in the build phase.  
 
The proposal therefore accords with UDP policy R1.  

 
Provision of Dwellings - 
 

The Housing Planning Guidance states that in this part of the City, residential development should be in the 
form of houses rather than apartments and that new dwellings should have at least three bedrooms. 
 

The site would be developed in the form of houses and therefore would accord with HOU1 of the Planning 
Guidance. In respect of the proposed houses the majority of these would be 3 or 4 bedroom, ranging in size 
from 68sqm to 98sqm in accordance with HOU2.  

 
Affordable Housing –  
 

All the dwellings on site would be of an affordable tenure. Providing a mix of social rent, affordable rent and 
shared ownership properties across all the dwelling sizes. 
 

The City’s Housing Team have confirmed that the proposed affordable housing offer will meet a range of needs, 
aspirations and support place making.  
 

It is noted that in accordance with policy OB1 of the planning obligations SPD, 20% of the total number of 
dwellings within a scheme should be affordable. The scheme provides 100% affordable housing, exceeding the 
policy requirement. This is welcomed and in terms of the overall planning balance and holds significant weight in 

favour of the development.  
 
Works to the Cricket Club –  

 
The proposed works to improve the cricket club are welcomed in principle as they would accord with the first 
criteria of UDP policy R1 which states that ‘the development of existing recreation land or facilities will not be 

permitted unless the development is for formal or informal recreation purposes that would contribute to the 
continued recreation use of the site’. The supporting planning statement outlines that the works to the cricket 
club represent a positive community benefit. This is not disputed; it is agreed that in the overall planning balance 

this should hold weight.  
 
The reconfiguration of the clubhouse would include the provision of a self-contained apartment. The information 

supporting the application has confirmed that this would be occupied by a person connected with the cricket 
club, i.e. a professional player or caretaker. There are no objections in principle to this use however a condition 
will be placed on the permission to ensure its occupied by someone employed by the cricket club. 

 
The England and Wales Cricket Board (ECB) are supportive of the proposed scheme. They have requested that 
the ball-stop netting is provided prior to first use of the car park and the specification for the cricket nets is 

approved by the ECB to ensure it meets technical requirements. Both aspects will be secured by condition.  
 
Green Infrastructure/Trees 

 
There are a number of trees across the site, mainly around the boundaries but Hill Top Moss has dense tree 
cover. Policy GI1 of the emerging Salford Local Plan states that development shall protect and enhance the 

green infrastructure and GI6 states that the extent of tree cover across Salford will be increased, outlining 
measures such as requiring developments which would involve the loss of trees to provide replacement trees of 
a suitable size and species in an appropriate location to deliver a net enhancement in the character and quality 

of the treescape and biodiversity value in the local area, with a preference for on-site provision.   
 
An Arboricultural Impact Assessment and Method Statement has been submitted with the application. This has 

been reviewed by the City’s Arborist who considers it to represent a fair appraisal of the trees within the site. 



  

 

To facilitate the housing development and the attenuation pond, almost all trees within the boundary of Hill Top 
Moss are to be felled, except for a band of trees along the northern boundary adjacent to footpath W5. The 
City’s Arborist noted that the trees along the north-east boundary are in a good-to-fair condition and collectively 

have a high amenity value. The original proposal was to fell all the trees on Hill Top Moss, however following 
dialogue with the LPA the applicant has sought to retain 22 trees along this boundary and one hedgerow. No 
tree protection measures have been outlined for these retained trees and therefore a condition is recommended 

to secure this. There will still be substantial tree loss across the remainder of Hill Top Moss with 64 trees, 15 
groups of trees and 6 hedges due to be removed under this proposal. The latest tree report categorises the 
majority of these trees to be removed as category C, so should not be allowed to constrain development, 

however the City’s arborist notes that collectively they have a much higher amenity value.  
 
Whilst it is regrettable that extensive tree cover is being lost as a result of the development, it is acknowledged 

that the applicant has sought to retain existing trees along the northern edge of the site along the public right of 
way. Across the site there will be extensive land leveling and a significant package of remediation works to bring 
the site forward for development and this is the reasoning as to why trees across the remainder of the site 

cannot be retained and are being felled. 
 
A detailed landscape scheme has been submitted with the application and this shows that 97 extra heavy 

standard/semi mature trees will be provided across the housing scheme together with hedges. The current SPD 
policy requires 2 for 1 replacement trees, whereas the emerging local plan policy GI6, referenced above, 
doesn’t take a numbered response to replacement tree planting but instead focuses on the overall quality of the 

proposed landscaping scheme. The landscape scheme, together with the tree replacement proposals, are 
considered by the City’s Landscape Team to sufficiently mitigate for the trees and landscape features which are 
to be lost. 

 
The potential impacts of the fencing and cricket nets upon the existing trees has also been assessed by the City’s 
arborist, who was comfortable with the proposed protection measures detailed by the applicant in their 

submission. Since these comments were received, updated plans for the cricket club have been received and 
these updates will result in the loss of 5 trees on site. These are classified as being category C trees however, to 
mitigate for their loss, replacement tree planting will be secured within the cricket club grounds by condition.  

 
The applicant has demonstrated that the re-profiling works to the football pitches will not impact upon existing 
trees. As currently proposed, there appears to be some potential for the imported material to the east of the 

pitches to impact upon a section of the existing boundary hedge. This relationship will be reviewed further with 
the applicant and an update provided in the Late Information Report. Officers are comfortable that a suitable 
solution can be agreed that retains the existing hedge and the final scheme and levels for the playing pitches will 

be agreed by condition.  
 
In light of the comments from the City’s Arborist it is considered that the proposed landscaping scheme is 

acceptable from a green infrastructure and tree perspective in accordance with UDP policy EN12 and SLP:DMP 
policies D4, GI1 and GI6. 
 

Ecology 
 
The site is identified in the UDP as being within a Wildlife Corridor under policy EN9. Policy EN9 states 

‘development that would affect any land that functions as a wildlife corridor, or that provides an import ant link or 
stepping stone between habitats, will not be permitted where it would unacceptably impair the movement of flora 
and fauna. Where development is permitted, conditions or planning obligations may be used to secure the 

protection, enhancement and/or management measures designed to facilitate the movement of flora and fauna 
across or around the site’.  
 

Furthermore, to the north of the application site is Blackleach country park which is an allocated site of biological 
importance within the UDP (policy EN8). Also regard should be had to the site allocation and specifically c riteria 
vii of policy R4 of the UDP, which states development within a key recreation area should protect, provide, 

improve and maintain the quality and diversity of wildlife habitats on site.  
 
As well as the aforementioned impact upon visual amenity, the loss of trees will also have an impact on 

biodiversity. Paragraph 174 of the NPPF states that ‘planning…decisions should contribute to and enhance the 
natural and local environment by: d) minimising impacts on and providing net gains for biodiversity’. Paragraph 
180 of the NPPF requires that in determining planning applications significant harm resulting from a 

development should be avoided, adequately mitigated, or as a last  resort, compensated for.  
 



  

The application has been supported by a Biodiversity Metric Report. The metric is a method of measuring 

quantitative losses and gains that result from development by comparing the pre-construction measurements to 
the post-construction results. The report assesses the current habitats on site noting that there are currently  
neutial and amenity grasslands, broad leaved woodlands/scattered trees, dense scrub and hedgerows on site.  

 
As part of the development existing trees 
along the northern boundary of the site with 

Blackleach country park will be retained to 
provide a buffer between development and 
the country park. Additional planting along 

the eastern boundary of the site, outlined 
blue in the image to the right will also be 
provided. The planting along the eastern 

boundary provides an ecology buffer to aid 
the movement of flora and fauna within this 
allocated wildlife corridor.  

The proposal includes an area of open 
space which accommodates the 
attenutation pond. GMEU have noted that 

the width of the ecology buffers are below 
that which they would have sought. 
Currently the buffers range in width from 

5.8m to 8.25m. Whilst GMEU would have 
preffered them to be 10m in width, they 
have confirmed that the narrower width 

proposed would still faciltate the movement 
of flora and fauna  and as such if would be 
difficult to justify  refusal of the application 

on ecological grounds.    
 
The development is estimated to result in a 

net gain of 10.41% habitat units as a result 
of the proposed development. Therefore a 
10% net gain in BNG is being achieved on 

site, which is supported and holds positive 
weight in the planning balance.  
 

The application has been supported by a 
Preliminary Ecological Appraisal and a Bat Survey Report. Bats have been found within the derelict football 
changing rooms. Whilst works are proposed to the changing rooms these refurbishment works do not require 

planning permission. When works are carried out to the building a license from Natural England will be required 
and this will be bought to the attention of the applicant via an informative. There are foraging/commuting bats on 
the site, therefore GMEU have recommended that any new lighting should be designed to prevent disturbance 

to bats and have recommended a condition in this regard.  
 
GMEU recommend that any vegetation clearance required to facilitate the scheme takes place outside of the 

optimum time of year for bird nesting. As it is an offence under the Wildlife and Countryside Act 1981 (as amended) 
to intentionally damage or destroy the nest of any wild bird whilst in use or being built, the attachment of a condition 
is not necessary as it would duplicate that legislation. However, an informative has been added to remind the 

applicant of this. 
 
Himalayan Balsam and Japanese Knotweed have been found on the site. It is an offence under the terms of the 

Wildlife and Countryside Act 1981 (as amended) to cause this plant species to spread in the wild. GMEU have 
recommended a condition which requires the applicant to agree measures for the containment, control and 
removal of these invasive species on site.   

 
Design and Visual Appearance 
 

Housing -  
 
The site will have one vehicle access point into the development from Hill Top Road. The proposed dwellings 

facing Hill Top Road have been designed to provide a frontage onto the road and whilst the proposed dwellings 
sit slightly forward of the building line within the street scene, by approximately 1m, this would not be to a 
degree which would look out of keeping in the surrounding area. The internal layout provides a circular road 



  

within the site with a number of cul-

de-sac / shared driveway 
arrangements, coming off from it. 
The proposed layout of the site will 

be informal in nature, which is 
different to that of the surrounding 
area which is characterized by 

terraced dwellings. Whilst the 
layout of the site is different to the 
urban grain in the area, the density 

of development is in keeping with 
the character of the area. All 
dwellings would have space within 

their plots to the front or the side for 
off road car parking and all 
dwellings will have a private garden 

with sufficient space within the 
curtilage for bin storage provision. 
 

There will be land level changes 
across the site. Significant land 
levels changes are required along 

the north and southern parts of the 
housing development which will 
result in land being raised by 

approximately 3m in places above existing land levels. There will be a need for some retaining features, walls or 
gabions along the eastern and western boundary no greater in height than 0.8m. There are no objections to the 
change in levels from a design perspective, as retaining features within the site have been designed into the 

scheme and those around the edge of the site, namely along the eastern boundary , will sit adjacent to the ecology 
buffer which will soften the visual appearance of the retaining features. 
 

All the proposed dwellings would front the highway or shared driveways, providing strong frontages to the street. 
Where dwellings are located on corners these dwellings would be dual-fronted. This is supported as this will 
promote natural surveillance of the streets and discourage crime.  

 
During the course of the application the layout along Hill Top Road has been amended to reduced the number 
of units along this frontage, allowing for more landscaping to the front of dwellings. This change has been made 

being mindful of the RDLP H9/10 policy which directed development on this site to provide a high-quality 
frontage to Hill Top Lane, helping to present an attractive gateway into Blackleach Country Park . To retain this 
greenery it is recommended that permitted development rights for the installation of hardstanding and driveways 

is removed for these dwellings. It is beyond the remit of planning to secure the retention of landscaping to be 
delivered in perpetuity. However, in recognition of the importance of this landscaped frontage, the applicant has 
confirmed that there will be a clause written into deeds which prevents future occupiers from removal of 

landscaping in the future.  
 
The scheme is considered to provide residents with a good balance of hard and soft landscaping and provides a 

clear indication of public and private spaces within the development. Soft landscaping areas help to break up the 
dominance of car parking across the site which is supported. In respect of boundary treatments these too are 
considered to be appropriate. Boundary treatments proposed across the site range in height but in parts are up 

to 3m tall. The highest boundary treatments are mainly along the western edge of the site and are required from 
a noise perspective to safeguard amenity. The higher boundary treatments will not appear out of place in the 
street scene or have an overbearing impact on amenity. Hedges have also been incorporated into the scheme to 

demark front boundaries of the dwellings, in-line with recommendations of the Crime Impact Statement.  
 
The location of the attenuation pond has been determined by the wider drainage strategy. There are no objections 

to its location. The dwellings at the southern end of the site will be positioned to overlook the pond, maximizing 
natural surveillance.  
 

The Crime Impact Statement highlights that access to the public footpaths would compromise the security of the 
development, allowing criminals legitimate access. Whilst the concerns are noted, given the proposed link to the 
football fields is overlooked by the proposed dwellings, it is questionable as to whether the development will be 

more vulnerable to crime by creating pedestrian routes to and from the site. It is also considered that the benefits  
of creating pedestrian access in terms of accessibility , especially given the R4 allocation, far outweigh any 
potential negative impacts. 



  

 

The proposed dwellings, in terms of their scale and massing, are considered to be appropriate. It is acknowledged 
that along the southern side of Hill Top Road there is currently a mix of bungalows and dormer bungalows, so the 
introduction of two storey properties which are taller will have a greater visual impact within the street scene. 

Opposite the application site there are two storey dwellings, so it is not considered that the scale and massing of 
the new dwellings would be out of keeping with the character of the area.  
 

Within the immediate area there are a mix of dwelling types and styles. Some of the dwellings have detailing such 
as projecting porches and bay windows. There is also a mix of brown, buff and red brick and render facing 
materials. The proposed dwellings are traditional in appearance, constructed from brick with gable pitched roofs.  

The dwellings will have feature brick string courses, brick detailing above and below windows with some dwellings  
having a rendered first floor. Other design features on properties include projecting canopies over front doors. At 
this stage the applicant is unable to confirm the exact palette of materials. Material samples will be required by 

condition to ensure that the materials are acceptable and will respect the context of the immediate area in 
accordance with the council’s design policies.  
 

The crime impact statement submitted with the application states that all dwellings will be designed to Building 
Regulations Approved Document Q which includes standards for door and windows to resist physical attack from 
burglary.  

 
Cricket Club and Football Pitches -  
 

In respect of the football pitches, whilst there will be a visual impact during the construction period, given the 
extent of the proposed earthworks. Once complete, this area will appear as a series of manufactured terraces 
that step down, three times in places, from north to south. The result will be a series of more usable, and more 

level, playing pitches compared to the current arrangement.   
 
The proposed extensions to the cricket clubhouse are considered to respect the scale and proportions of the 

existing building. The viewing balcony is also considered to be acceptable, subject to the LPA agreeing how this 
is colour treated, which can be done by condition. There are no objections to the two proposed outbuildings in 
terms of their scale and design, their facing materials will also be agreed by condition. The height of the 

proposed fencing and railings are considered to be acceptable for their locations . Both are designed to be 
visually permeable and will be appropriately colour treated. There is not a final design for either the ball stop 
netting or the cricket nets, as a specific produce has not been identified at this point in time. Examples products 

have been submitted and given their proposed siting it is accepted in principle that the ball stop netting and 
cricket nets would be acceptable from a design perspective. Conditions are recommended for the LPA to agree 
their detailed specification and visually appearance prior to installation.   

 
Overall it is considered that the proposed development complies with UDP Policies DES1, DES2, DES4 and 
DES8, DES9 and D10 and SLP:DMP policies D1, D2, D3, D4, D6 and D8 of the Local Plan 

 
Residential Amenity 
 

Housing Development -  
 
The closest residential dwellings to the application site are those along Hill Top Road. Plot 1 sits next to 16 Hill 

Top Road which is a bungalow. The dwelling on plot 1 sits 2.6m from the common boundary. There are no 
habitable room windows in the gable elevation of 16 Hill Top Road which directly face the application site. Given 
the offset from the boundary it is not considered that the proposal will have an unacceptable overbearing impact 

on the amenity of resident at 16 Hill Top Road.  
 
The proposed dwellings fronting Hill Top Road would between 15.3m and 21.2m to the dwelling opposite. The 

shorter distance is where the proposed dwellings front onto a row of terrace properties which sit on the back of 
the pavement. Whilst this distance is close, it is considered that this is typical of the urban context with terraced 
dwellings that back onto the pavement. The proposed development would provide a strong building line on the 

south side of Hill Top Road, respecting the building line created by existing properties at No’s 2-16 and as such, 
in this circumstance, this relationship is considered to be acceptable. 
 

There are industrial units and land which bound the western boundary of the site. The relationship between 
these uses and the proposed residential development will be given due consideration in the pollution section of 
this report.   

 
There are certain points within the development where the Council’s normal separation distances would not be 
maintained. At their closest point, 17m is provided between front elevations and 17.6m is provided between rear 



  

elevations. Other areas which are short of the guideline separation distances are where windows face gable 

elevations; here the closest relationship is 9.4m. It is considered that these distances occur due to the layout 
prioritising suitable distances to existing neighbours and the creation of a strong and positive street frontage. This 
is an urban location, close to Walkden Town Centre therefore it is considered that the layout and the proposed 

plot sizes would be in keeping with the built form and character of the area and as such is acceptable.  
 
Given the significant levels difference across the site there will be a need for retaining features within the site, 

mainly in the rear gardens of dwellings. The retaining features in some places could be as high as 2m and it is 
noted that in most circumstance there will be a 1.8m high fence on top. Also taller acoustic fencing will be erected 
in the rear gardens of plots which goes up to 3m. Whilst some boundary treatments are high, it is considered that 

the rear gardens are of sufficient size to ensure the boundary treatments are not overbearing on the gardens or 
the properties, ensuring residents have an acceptable level of amenity.  
 

The introduction of landscape features such as the attenuation pond and the ecology buffers are not considered 
to have a detrimental impact on the amenity of future occupiers.  
 

Cricket Club/Football Pitch Proposals -  
 
The proposed first floor changing room extensions and viewing balcony sit on the north elevation of the existing 

club house and as such is considered to be positioned away from residential properties to a sufficient degree so 
as not to have an overbearing impact on amenity. The same is also said of the single storey extension on the 
west elevation of the building. The external staircase up to the viewing balcony is at closest point 12m from the 

rear elevation of The Bails apartment block and the ground floor disabled changing room is 6m from this 
elevation. There are no principal habitable room windows in the rear elevation of The Bails, which sits to the 
south of the site. There are lounge windows, but these are secondary windows. Therefore, it is not considered 

that the extensions to the club house will impact on the amenity of residents within The Bails. Two outbuildings 
are proposed within the existing car park of the cricket club, one being single storey and the other being two 
storey (with an external staircase). These sit over 24m away from the nearest residential dwelling on Harriet 

Street and as such are not considered to have an overbearing impact or result in a loss of privacy for 
neighbouring residents.   
 

The cricket nets are located 1.5m from the southern boundary of the site and there is 24m between the site 
boundary and the rear of the properties on Cecil Street. The land between the dwellings on Cecil Street and the 
proposed cricket nets has dense tree cover. The trees sufficiently screen the cricket nets and together with the 

intervening distance will ensure that their introduction will not impact on the amenity of neighbouring residents.  
 
2.4m high paladin fencing is proposed around the site, which will be colour treated green. Also to part of the 

frontage along Harriet Street 1.1m black high railings are proposed. Where eixtsing dwellings bound the site 
their eixtsing boundary treatment is to be retained, i.e. 112-146 Harriet Street and The Bails. Given this there 
are no objections on amenity grounds to the erection of the proposed boundary treatments. 5m high ball netting 

is proposed along the boundary of the cricket gorund and the proposed new car park. Whilst the design of this 
netting will be secured by condition, this will sit  over 36m from dwellings on Harriet Street and as such given it 
runs perpendicular and is visaully permeamble there are no issues with with its installation on amenity grounds.  

 
There are also no amenity issues with the new and reconfigured car parking areas. The same applies to the 
proposed drainage works for the football fields. Whilst areas of land will be raised as part of these improvement 

works, the run-off areas closest to the gardens with Sportside Avenue / Close / Grove have been profiled to 
slope downwards towards the eastern site boundary. As a result the drainage works will not create opportunities 
for undue overlooking, particularly given the presence of a high hedge that runs along the boundary and which 

shall be retained as part of the earthworks.  
 
It is considered that there will be no unacceptable impacts on neighbouring properties or occupiers as a result of 

this development. The development will provide all future occupiers with an acceptable level of light and outlook. 
All dwellings would benefit from a private rear garden. It is therefore considered that future occupants of the site 
would have a good level of amenity in accordance with UDP policy DES7 and SLP:DMP policy D5. 

 
 
 

Highways 
 
A Transport Assessment, including Framework Travel Plan, was submitted in support of this planning application.  

During the course of the application this was updated to respond to comments from the Local Highway Authority 
(LHA). 
 



  

The application site is considered to be well connected to the local highway network, providing convenient access 

from the development to the surrounding residential areas and local amenities.  The site is within a 20 minute 
walking distance to Walkden Train Station. Walkden Town Centre and bus connections along the A6 and A575 
are within 10 minutes’ walk.  

 
As part of improvements to Hill Top Road, a new 2m wide footpath would be created along the southern edge of 
the site, which ties into the existing pavement and turning head along Hill Top. The current street lighting along 

the road will be assessed and improved where appropriate. This will improve the pedestrian environment along 
Hill Top Road.  
 

The scheme retains the route across the playing fields to Louisa Street , providing a dedicated pedestrian route at 
the end of Louisa Street. The scheme also allows for a new connection diagonally across the housing 
development to Hill Top Road. In addition to this, the applicant has agreed to provide a financial contribution of 

£50,000 towards improving existing footpaths within the wider R4/1 UDP allocation (Blackleach Country Park). 
Pedestrian improvements are also proposed on the A575 by way of an uncontrolled pedestrian crossing facility 
with refuge central island across the southern approach of junction of the Hill Top Road/A575, which will help 

provide connections to nearby schools located off Bridgewater via Brackley Street. A further £50,000 will also be 
directed to improving the pedestrian crossing facilities at the junction of Bolton Road/New Ellesmere Approach.  
Dropped crossings and tactile paving will also be secured within the vicinity of the site where they are not already 

in place, which will improve connections to Walkden Town Centre. 
 
It is considered that the contribution towards pedestrian infrastructure improvements will provide future residents 

with genuine alternatives to travel by private vehicles are proposed as part of the development in accordance with 
national and local transport policies. 
 

A trip generation exercise has been undertaken using TRICS for the proposed residential development, as shown 
below. 
 

Time Period 
Housing Trips  

Arrival Departure 2-Way 

Weekday AM Peak Hour 22 75 96 

Weekday PM Peak Hour 24 34 58 

 
As can be seen from the above table, the proposed development is predicted to result in 96 two-way vehicle 

trips during the weekday AM peak and 58 two-way trips during the weekday PM peak periods. The LHA have 
reviewed and accepted the trip rates. Of these rates 86% of the residential traffic travels south from the site to 
the junction of High Street / Bolton Road / Manchester Road and the remaining 14% travels north towards 

Farnworth. The associated trip rates are set out below: 
 
Traffic Modelling –  

 
TfGM UTC raised concerns that the junction of Bolton Road / Memorial Road is already at overcapacity and the 
addition of the development traffic will make this worse, almost doubling the delay in the morning peak and 

doubling of the queues on the Memorial Road approach. In order to address this, TfGM UTC have requested a 
sum of £6,000 be secured to recalibrate the 
High Street / Bolton Road / Manchester Road / 

Memorial Road signal junction and the two 
adjacent signal junctions on the A6 key route 
network. They consider this recalibration will 

help to mitigate the additional traffic generated 
by the development. The applicant has agreed to this mitigation and therefore, with it in place, it is considered 
that the impact of this proposal does not represent a “severe” impact , the test set out in the NPPF. The 

development therefore complies with the requirements of UDP policies A2 and A8 and the NPPF. 
 
The access into the housing development is taken from Hill Top Road. As part of the development, the section of 

Hill Top Road to the west of the access point will be widened to 6.75m, with 2m wide footpaths added. The road 
will continue to be 6.75m wide to the first junction within the site. The Local Highway Authority (LHA) have 
reviewed the design of the proposed site access and confirm that it is acceptable. This access arrangement is 

also acceptable to the fire service. During the course of the planning application there have been changes to the 
internal road layout of the scheme. The arrangements are now considered to be acceptable by the LHA, subject 
to the two southern cul-de-sacs being laid out so that their levels do not exceed a gradient 1 in 20. The applicant  

has made the commitment to achieve this and there is a levels condition on the permission which will agreed 
these final details.  

Time 

Vehicle Trip Generation 2-way along 
A575 Bolton Road 

Southbound Northbound 

AM Peak 83 13 

PM Peak 50 8 



  

 

The proposed development would provide two car parking spaces per dwelling. UDP policy A10 indicates that 
development with more than 1.5 off- street parking spaces per dwelling or unit of accommodation, averaged over 
the city area, is unlikely to be regarded as sustainable. However, the proposed dwellings comprise of family 

dwellings and therefore it is anticipated that owners of these properties may own more than one vehicle per 
household and the quantum of off-road parking provision will help to reduce the number of vehicles which are 
parked on the street. It is therefore considered that the proposed parking provision in this instance is acceptable.  

 
In respect of the cricket club the proposal seeks to improve the existing parking arrangements. The existing cricket 
club car park on Harriet Street has 33 car parking spaces, which will be reduced to 20 spaces plus 1 disabled 

bay. The reduction in car parking is as a result of the new single storey buildings and storage areas proposed.  
The new car park to be provided as part of the proposal has 27 car parking spaces. Whilst it is acknowledged that 
this area can be used informally, the new formal layout will encourage users to park here and therefore will 

increase overall car parking capacity, which will ensure that there is less reliance at peak demand on on-street  
car parking. The LHA has no objection to the number of spaces proposed, subject to a condition for a car park 
management. They also have no objection to the layout of the scheme from a highway safety perspective.  

 
In light of the above it is considered that the proposed development and parking provision is acceptable and in 
accordance with the thrust of UDP policies A2, A8 and A10 and policies A1 and A2 of the SLP:DMP.      

 
Flooding 
 

The application site is located in Flood Zone 1 and within the Core Conurbation Critical Drainage Area. Given the 
size of the site, the application has been supported by a Flood Risk Assessment and Drainage Strategy.  
 

The development is classed as More Vulnerable owing to its proposed residential use, however such uses are 
deemed to be appropriate in Food Zone 1, therefore there are no objections to the proposal on flood risk grounds.   
 

The drainage scheme for the residential element includes the provision of an attenuation pond. The surface water 
from the site flows into the pond located to the south of the housing where it would be held and discharged to a 
connection in Sportside Grove at rate of 15l/s as agreed with UU. The pond will be designed not to allow infiltration 

due to contaminated land reasons. The drainage scheme submitted may be subject to change therefore the 
applicant has requested that a final drainage strategy is agreed by condition.  
 

The attenuation pond has a linear form with sloping sides being 2.7m at the deepest point. The attenuation pond 
will not be accessible to the public as it will be enclosed by either a 2.4m paladin fence or 1.1m high railings. The 
City’s Drainage Engineer is of the opinion that the pond could be zoned to provide a sediment forebay, permanent  

pool, attenuation storage volume and an aquatic bench which would provide an increase in biodiversity while still 
addressing flood risk. The applicant considers this design to be fit for purpose and the wider scheme will be 
achieve a 10% BNG by on site.  The pond will be retained in the ownership of Great Places, who will have the 

responsibility of managing and maintaining the pond, the specific detail for this will be secured by the landscape 
management condition.  
 

As part of the proposals the applicant intends to re-profile the existing Harriet Street football fields. As part of 
these works, material will be imported to raise the level of the pitches. Adding a new playing surface on top of the 
existing one should allow the pitches to become free-draining and useable. In recent years the surface has been 

unplayable due to poor drainage. Furthermore, the Council’s Drainage Engineer is satisfied that these works will 
not increase flood risk elsewhere and will not result in increased flows off-site. Conditions have been 
recommended to secure the final scheme of works, to ensure that the imported material is free-draining, and to 

agree the final levels across this part of the site.  
 
In light of the above and subject to the recommended conditions it is considered that the proposed development 

accords with UDP policy EN19, the Flood Risk and Development Planning Guidance and SLP:DMP policy WA4. 
 
 

 
 
 

Pollution 
 
Air Quality –  

 



  

The proposed development is not within the Greater Manchester Air Quality Management Area, however an air 

quality impact assessment has been submitted to assess the impact of the development in terms of increased 
traffic emissions, together with construction phase impacts. 
 

The assessment confirms any increases in air pollution as a result of the development will be insignificant, and 
not lead to any exceedances of air quality objectives. The City’s Environmental Officer has raised no objection 
to the application on air quality grounds, subject to a condition securing a Construction Environmental 

Management Plan. In accordance with best practice, each property should be made ‘ready’ for the installation of 
an external electric vehicle charging point. This will also be secured by condition.  
 

Noise –  
 
The site is located in an area with existing commercial uses on the western boundary, and the proposal includes 

community sports pitches.  The site is also subject to road traffic noise from the nearby M61and the A575. The 
application has been supported by a noise impact assessment which has been reviewed by the Council’s 
Environmental Officer.  

 
With respect to commercial noise, there is the potential (without mitigation) that the introduction of new 
residential uses in close proximity to the existing business uses could result in complaints from the residents, 

restricting the future operation or growth of the businesses.  This would be contrary to Salford saved UDP Policy 
E5 and Paragraph 182 of the NPPF which states ‘Planning policies and decisions should ensure that new 
development can be integrated effectively with existing businesses and community facilities (such as places of 

worship, pubs, music venues and sports clubs). Existing businesses and facilities should not have unreasonable 
restrictions placed on them as a result of development permitted after they were established. Where the 
operation of an existing business or community facility could have a significant adverse effect on new 

development (including changes of use) in its vicinity, the applicant (or ‘agent of change’) should be required to 
provide suitable mitigation before the development has been completed’. 
 

The submitted acoustic assessment has used BS4142:2014+A1:2019, which is a method for rating and 
assessing industrial and commercial sound.  BS4142 states that; 

 when a rating level does not exceed the background sound level, this is an indication of the specific sound 
source having a low impact; 

 when the specific noise level is more than around 5dB higher than the background noise level, but less than 
around 10dB higher, this is an indication of likely adverse impacts depending on context;  

 when the specific noise level is around 10dB or higher than the background noise level, this is an indication 

of likely significant adverse impacts, again depending on context.  
 

With respect to commercial noise, the main noise sources (extracted from the report) are fixed external plant 

from Barlow Street Motors (roof mounted), jet washing and break-out noise from PSI at 3 Barlow Street.  The 
report includes measurements of the specific noise sources taken over representative monitoring periods, and a 
comparison with background noise levels. 

 
In accordance with BS4142, acoustic corrections have been applied to the measured noise levels from the 
commercial sources to account for intermittency (+3dB) and character of the noise (+3db).  The resultant rating 

level has been used to make comparisons with measured background noise levels. 
 
The rating level has been used to calibrate an acoustic model, which shows in certain garden areas (without 

mitigation) the assessment criteria is exceeded by up to +8dB.  As such mitigation is required for the garden 
areas in the form of 2m to 3m high acoustic fencing. With regards to internal noise levels, mitigation is 
recommended in the form of thermal double glazing, and a whole house ventilation system to reduce the need 

for openable windows for standard ventilation purposes.  This is a relatively standard method of achieving 
acoustic mitigation. 
 

Acoustic fencing between 2.2m and 2.5m in height is also required along the eastern boundary of the site to 
mitigate the noise impacts from the sports pitches. The sport pitch layout in the noise assessment does not 
correspond to the proposed layout submitted on site plans, therefore a condition is recommended so that prior 

to the erection of boundary treatment along the eastern edge of the housing development, an updated noise 
report shall be submitted to confirm whether the boundary treatment is sufficient to protect the amenity of future 
occupiers  

 
With mitigation, noise levels within garden areas are below the required criterion and the City’s Environmental 
Officer considers noise from the commercial uses is not likely to have a significant adverse impact on health, 

quality of life and amenity.  
 



  

There are no objections on noise grounds to the proposed works to the cricket club. The restrictive occupancy 

condition is considered to safeguard future occupants from noise generated at the pavilion.  
 
Contamination -  

 
The application has been submitted with a Phase I Site Investigation for the cricket pitch, a Phase II Geo-
Environmental Site Assessment, Remediation and Enabling Works Strategy and Ground Gas Risk Assessment. 

The site assessment identifies that the site has a number of historic uses, including a former clay pit, 
brickworks, filled ponds and various buildings, together with potential shallow mineworking’s and nearby landfill 
sites.  It is also understood fly tipping took place across the north-western boundary of the site.  The tipped 

material is known to have been contaminated with asbestos and will require careful removal and management 
during development. The EA also notes that whilst not in a highly sensitive environmental location, the results of 
the ground investigations undertaken to date show that the underlying secondary aquifer has elevated 

concentrations of contamination.  
 
The site investigation undertaken has identified that remediation works are required to ensure the final 

development presents no unacceptable risk to human health. The remediation and enabling works strategy has 
been submitted for the housing element of the proposal. This includes a package of proposed works to 
remediate the site. Whilst the City’s Environmental Officer is happy with the proposed remediation works, it is 

noted that this remediation strategy now pre-dates the most recent site investigation reports, as such it is 
considered that an updated report is required (or an addendum is submitted) to ensure all aspects of the site 
investigation have been captured.  

 
In respect of the cricket club proposals and the works to the football pitches, further site investigations are 
required prior to the works being undertaken. The City’s Environmental Officer is happy for these aspects to be 

conditioned.  
 
In respect of groundwater, the EA considers that from the latest information submitted with the application it is 

possible to manage the risks posed to controlled waters by this development, however this will require the 
submission of further detailed information which will be secured by condition. 
 

Initial ground gas monitoring confirmed no gas protection is required across the majority of the site, however 
there was a part of the site where localised areas of monitoring showed elevated CO2 and methane 
concentrations. At the request of the City’s Environmental Officer, continuous ground gas monitoring has been 

undertaken. This has demonstrated that the methane concentration was lower than that recorded in the initial 
assessments and subject to gas protection measures will not pose a risk to the future users/occupiers of the 
site. The gas protection measures will be secured through the updated remediation strategy.    

 
Subject to the conditions above in respect of air quality, noise and contaminated land it is considered that 
suitable mitigation can be secured which will ensure that the development will not cause or contribute towards a 

significant increase in pollution, in accordance with the NPPF and UDP saved policies EN17 and EN18.  
 
Coal Mining 

 
The application site lies within a development high risk area, as the Coal Authority records indicate that the 
application site is within an area of both recorded and probable shallow coal mining and the zone of influence of 

an off-site mine entry extends into the northern part of the site.  The planning application has been accompanied 
by Phase II Geo-Environmental Site Assessment which has been updated during the course of the application.  
 

This report recommends that no remedial and / or mitigation measures regarding shallow coal mining are 
required for the housing development. The report does confirm that there is an off-site mine shaft which 
encroaches on the site; it illustrates which plots fall within the calculated zone of influence (area of collapse) for 

the mine entry and recommends foundation designs to ensure that they are not affected in the event of a failure 
of the off-site mine entry. The Coal Authority have highlighted that any form of development over or within the 
influencing distance of a mine entry can be dangerous and raises significant safety and engineering risks and 

exposes all parties to potential financial liabilities. As a general precautionary principle, the Coal Authority 
considers that the building over or within the influencing distance of a mine entry should, wherever possible, be 
avoided.  However, in exceptional circumstance where this is unavoidable, expert advice must be sought to 

ensure that a suitable engineering design is developed and agreed with regulatory bodies that takes into 
account of all the relevant safety and environmental risk factors, including gas and mine-water. However, it is 
the Coal Authority’s opinion that the results of intrusive ground investigations are sufficient for the purposes of 

the planning system in demonstrating (based on the professional opinion of E3P) that the application site can be 
made safe and stable for the proposed development, subject to mitigatory measures incorporated to the 
development that falls within the 45m zone of influence of the off-site mine entry. They recommend the 



  

development is undertaken in accordance with the Phase II Geo-Environmental Site Assessment and that a 

condition is secured to confirm that the site has been made safe and stable following works.     
 
In respect of the Cricket club works, the phase 1 assessment of the application identifies that the cricket club 

site is at a high risk, as coal extraction may have occurred beneath the site at relatively shallow depths . There 
are two new storage buildings proposed as part of the development within this high-risk area. Intrusive site 
investigations are required to assess the ground conditions on the site to establish the coal-mining legacy 

present and the risk it may pose to the development and any required mitigation. These site investigations will 
be conditioned prior to works commencing on the cricket club.  
 

Sustainability  
 
The application is supported by the Council’s Sustainability Checklist. The Design and Access Statement also 

outlines the dwelling will be constructed to achieve a high standard of environmental sustainability in accordance 
with part L and F of the building regulations 2013. The applicant’s approach to sustainability is acceptable.   
 

Planning Obligations  
 
The Planning Obligations Supplementary Planning Document (SPD) explains the City Council’s approach to the 

use of planning obligations. The SPD advises that a development of this nature, in this part of the City (mid to 
high value area), should contribute towards open space, education, public realm, transport/highways 
improvements and affordable housing.  

 
As discussed above the scheme provides for 100% affordable housing, which exceeds the requirement for 20%  
as set out in the SPD. This affordable housing provision will be secured by a S106.  

 
The applicant has confirmed that, for viability reasons, they are unable to contribute the full amount considered 
by the City Council as necessary to mitigate the impacts of the development. The applicant has submitt ed a 

viability appraisal in support of their position. The viability case has been independently reviewed and it has 
been agreed that a financial contribution would render this scheme unavailable.  
 

Notwithstanding the viability conclusion the applicant has agreed to make a contribution of £50,000 towards the 
upgrade of public paths within the R4/1 allocation and also agreed to a package of off-site highway to mitigate 
the impacts of development. The proposed works to upgrade the MOVA and the pedestrian crossing at New 

Ellesmere Approach, total £56,000 in cost. The other off-site highways works will be secured via S278 
agreements.  
 

The applicant has agreed to make this payment and the S106 will include a clawback mechanism to enable the 
schemes viability to be re assessed towards the end of the construction period and any monies secured through 
this clawback review, will be directed towards, open space, public realm and/or affordable housing.  

 
Objections 
 

The majority of the issues raised in representations have been given due consideration within the appraisal section 
of this report. However there are some objections which are not covered in the matters above, these will be given 
due consideration below.  

 
Firstly, it is important to clarify that the application site, including Hill Top Moss , is not allocated in the UDP as 
being part of the greenbelt. The UDP allocations for the site are set out and appraised in the officer report.  

 
In respect of the objections regarding the amount of existing development in this area, the assessment of this 
planning application has been undertaken in the knowledge of cumulative impacts from other committed 

developments in the area therefore this has been given due consideration. 
 
In respect of the number of dwellings on the site, whilst it is acknowledged that  the RDLP estimated development 

of around 60 houses, it is important to note that this application has been considered on its own merits and that 
the density of development proposed is acceptable to officers.  
 

In respect of the points around a secondary access, the scheme has been put forward with one access point from 
Hill Top Road which accord with the aspirations the Council had within the RDLP. Highways are satisfied with 
access arrangements for the site and therefore there are no grounds for the LPA to request the applicant to 

provide an alternative or additional access to the housing part of the scheme.  
 



  

There are no reasons to suggest that the density or the layout of the dwellings would impact on the amenity or 

wellbeing of future occupiers of the development.  
 
There have been a number of objections to the scheme on the grounds that local services such as doctors, 

dentists, schools, are already significantly over subscribed and emergency services are over stretched and that 
the provision of more housing will make this situation worse. The provision of services such as doctors, dentists 
and emergency services are planned and delivered at a strategic level to meet demand from a wider area than 

that of the application site. Therefore, the provision of these services is outside the remit of this planning 
application. The Planning Obligations SPD does seek a contribution towards primary education but this scheme 
will not make a payment to education due to the scheme’s viability , which has been independently assessed.  

 
In respect of the construction period, neighbouring residents may experience some disturbance. However,  
construction activity is temporary in nature and considered to be an acceptable consequence of development. A 

condition will also be imposed to address amenity related issues during the construction phase of development.  
It will also manage construction traffic to and from the site.  
 

The objections regarding the submission date of the planning application are noted. The LPA are not able to 
refuse to process / asses a valid planning application. Notwithstanding this, the submission date has no bearing 
on the determination of a planning application, which has been publicised in line with legislation.  

 
In respect of the site being used for affordable housing, the scheme is considered to comply with the Council’s 
requirements for the provision of affordable units in this part of the City. Matters such as allocation and 

management of the housing stock does not sit within the remit of planning.  
 
In respect of the City Council’s role in the land deal as site owner, the planning application has been considered 

on its planning merits. Ownership is not a material planning issue, nor is the financial benefits of the scheme for 
either the landowner or the developer. The planning application will be considered openly in accordance with 
national and local planning policies and normal procedures.  

 
The loss of a view, impact on house prices and compensation for businesses are not material planning issues 
and therefore cannot be afforded any weight in the determination of this planning application.  

 
Planning balance 
 

The is allocated within the UDP as being within a Key Recreation Area in which development should protect and 
enhance the existing and potential recreational use of the area. The R4 allocation was adopted in June 2006, 16 
years ago, and in this time whilst the aspiration of integrating Hill Top Moss into the wider Country Park has not 

been realised, policy R4 remains a material planning consideration. It is considered by officers that developing 
part of the site for housing would be a departure from the UDP. The recreational benefits of the upgrades to the 
Cricket Club are recognised but not considered in isolation enough to tip the planning balance. The football pitch 

drainage proposals are considered to be necessary to make the development acceptable in terms of loss of 
playing fields, therefore this has more of a neutral balance in terms of the wider R4 allocation. Weight can be 
given to the agreed package of mitigation in form of S106 heads of terms which seeks to improve connections 

to the site and footpaths within the wider R4 allocation area as this will mitigate for the loss recreational value of 
the site and further enhance connections to wider area.  
 

The fact however remains that developing Hill Top Moss will lead to the loss of a green site, which will impact on 
the visual amenity of the wider allocation. In terms of Green Infrastructure (GI) and Bio-diversity Net Gain (BNG) 
the housing proposals have been amended to balance the loss of GI against the requirements to decontaminate 

the land and level the site to bring it forward for development. There will be a significant loss of trees and 
scrubland and the impacts of this are recognised from both a visual and environmental perspective. However, it 
is also recognised that the contamination works that will be undertaken will have a long term positive impact on 

the environment. The scheme includes extensive mitigation in terms of tree retention, landscaping and ecology 
buffers, which will go some way to greening the development, especially from views of the site from the wider 
R4 allocation. The scheme will also have a positive impact on BNG, securing an on-site BNG gain of 10%. 

 
Additional positive elements of the scheme include that the site will be bought forward as an 100% affordable 
housing development, which will contribute to the continued supply of housing and will meet the wider housing 

needs of the city. 
 
Weighing all these factors together, it is considered that the proposed development represents a sustainable 

form of development that, whilst contrary to UDP policy R4, results in benefits that do outweigh the harm caused 
to the recreation allocation and therefore the application is recommended for approval.   
 



  

Value Added  

 
The scheme has been amended during the course of the application to retain trees along the northern boundary 
of the site and secure enhanced biodiversity improvements (securing at 10% net gain). The layout of the 

housing scheme has been amended to address the concerns of the LPA. Additional information has been 
submitted to address technical issues such as contamination, noise, ecology, trees, drainage and highways. A 
package of on-site and off-site mitigation has also been agreed following requests by officers.  

 
Recommendation 
 

That planning permission be granted subject to the following planning conditions and that: 
 
I. The City Solicitor be authorised to enter into a legal obligation under Section 106 of the Town and Country 

Planning Act 1990 to secure the following heads of terms: 
 

a. Secure the 100% affordable housing provision on site 

 
b. Financial contribution of £56,000 to deliver improvements to the crossing facilities at the junction of Bolton 

Road and New Ellesmere Approach, Walkden and improvements to the junction of the High Street, 

Bolton Road, Manchester Road, Memorial Road, Walkden 
 

c. Financial contribution of £50,000 to deliver improvements to footpaths within the Blackleach Country Park 

area 
 
II. That the applicant be informed that the Council is minded to grant planning permission, subject to the 

conditions stated below, on completion of such legal obligation; 
 

III. That authority be given for the decision notice relating to the application be issued, (subject to the conditions 

and reasons stated below) on completion of the above-mentioned legal obligation. 
 
 

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: 

 Overall Context Plan (SK675-OCP-01 Rev B)  
 Phasing Plan (SK675-PP-01 Rev: B)  

 Planning Layout (SK675-PL-01-Rev AC) 

 Boundary Plan (SK675-BP-01-Rev O) 

 Landscape Masterplan (6336.03 Rev B)  

 Street Scene Sheet 1 (SK675-SS-01 Rev C)  

 Street Scenes Sheet 2 (SK675-SS-02 Rev C)  

 The Aspen (ASPEN-01) 

 The Birch (BIRCH-AHO-01) 

 The Cork (CORK-01) 

 The Dee (DEE-01) 

 The Dee SA (DEE-SA-01) 

 The Ellesmere (ELLE-01)  

 Site Sections Sheet 1 (PMCE-675-ENG-SC-01) 

 Site Sections Sheet 2 (PMCE-675-ENG-SC-02) 

 Close Boarded Fence Details (Concrete Posts) (NSD 9104)  

 Fence Types A to D (NSD 9102 REV A) 

 Wall and Fence Detail (NSD 9005) 

 Hooped Top Metal Railings (NSD 9202)  

 Hardwiring Detail for Future Electrical Charging Point Installation (NSDTF-3011 Rev A)  
Walkden Cricket Club - Planning Layout (27P-013-WCC-001 Rev M) 

 Walkden Cricket Club – Proposed Ground Floor Plan (27P-013-WCC-004 Rev A) 

 Walkden Cricket Club -  Proposed First Floor Plan (27P-013-WCC-006 Rev A) 

 Walkden Cricket Club – Proposed Elevations (27P-013-WCC-008 Rev A) 
  

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



  

 

3. Prior to the commencement of development on any phase hereby approved, a timetable for delivery of: 
the attenuation pond within Phase A; Cricket Club works within Phase B; and works to upgrade the 
drainage of the Harriet Street football pitches within Phase C, shall be submitted to and approved in 

writing by the Local Planning Authority. The works shall be carried out in full and made available for use 
in accordance with the approved timetable for delivery.  

 

 
 Reason: To safeguard the amenity of the area in accordance with policy DES1, to mitigate the impacts of 

development in accordance with DEV5 and the Planning Obligation SPD and to ensure that playing field 

that is being lost as a result of this development is suitably re-provided for in accordance with Policy R1 
and R4 of the City of Salford Unitary Development Plan, policy R3 of the Publication Salford Local Plan: 
Development Management Policies and Designations (January 2020) and the National Planning Policy 

Framework 
 
4.  The occupation of the dwelling within the Cricket Club building shall be occupied by a person solely or 

mainly employed by Walkden Cricket Club, their spouse and any dependents.  
 
 Reason: To safeguard the amenity of future occupants of the development hereby approved in 

accordance with policy EN17 of the City of Salford Unitary Development Plan and the National Planning 
Policy Framework. 

 

5. Prior to the commencement of Phase C of the development hereby approved (with the except of 
remediation) a scheme for the improvement and reconfiguration of the Harriet Street football pitches, shall 
be submitted to, and approved in writing by the Local Planning Authority, in consultation with Sport 

England. The scheme shall include a written specification of the proposed soil structure, proposed 
drainage, cultivation and other operations associated with grass and sports turf establishment and a 
programme of implementation. The scheme shall include plans and cross sections showing the existing 

and proposed ground-levels and details of any proposed retaining features (their position, dimensions 
and construction specification). The Phase C works shall be carried out in strict accordance with the 
approved scheme.  

  
 Reason: To ensure that the playing field is prepared to an adequate standard and is fit for purpose and to 

accord with Policy R1 sand R4 of the City of Salford Unitary Development Plan, policy R3 of the 

Publication Salford Local Plan: Development Management Policies and Designations (January 2020)  
and the National Planning Policy Framework. 

 

6. The development hereby approved shall be undertaken in strict accordance with the Drawing No. 13-433-
009 – Concept Foundation Zoning Plan of the Phase II Geo- Environmental Site Assessment Version 2 
dated November 2021. 

  
 Reason: In the interests of public safety in accordance with policy PH4 of the Publication Salford Local 

Plan: Development Management Policies and Designations and paragraphs 183 and 184 of the Nat ional 

Planning Policy Framework. 
 
7. Prior to the occupation of the development hereby approved a signed statement or declaration, prepared 

by a suitably competent person, shall be submitted to and agreed with the Local Planning Authority 
confirming that the site has been made safe and stable in respect of past coal mining activity for the 
development hereby approved. The statement shall also confirm the completion of any remedial works 

and/or mitigation necessary to address the risks posed by past coal mining activity.      
  
 Reason: In the interests of public safety in accordance with policy PH4 of the Publication Salford Local 

Plan: Development Management Policies and Designations and paragraphs 183 and 184 of the National 
Planning Policy Framework. 

 

8. No built development shall commence within Phase B until; 
  
 a) a scheme of intrusive site investigations has been carried out on site to establish the risks posed to the 

development by past coal mining activity; and, 
 b) any remediation works and/or mitigation measures required to address land instability arising from coal 

mining legacy, as may be necessary 

  
 have been submitted to and approved in writing by the Local Planning Authority.  
  



  

 Agreed remediation works and /or mitigation measure shall be implemented in strict accordance with the 

approved details.  
  
 Reason: In the interests of public safety in accordance with policy PH4 of the Publication Salford Local 

Plan: Development Management Policies and Designations and paragraphs 183 and 184 of the National 
Planning Policy Framework. 

  

 Reason for pre-commencement condition: The undertaking of intrusive site investigations, prior to the 
commencement of development, is considered to be necessary to ensure that adequate information 
pertaining to ground conditions and coal mining legacy is available to enable appropriate remedial and 

mitigatory measures to be identified and carried out before building works commence on site. This is in 
order to ensure the safety and stability of the development, in accordance with paragraphs 183 and 184 
of the National Planning Policy Framework. 

 
9. Prior to development commencing on Phase A, an updated contaminated land remediation strategy shall 

be submitted to, and approved in writing by, the Local Planning Authority . Thereafter the development 

shall 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, policy WA1 of the Publication Salford Local Plan: Development Management 

Policies and Designations (January 2020) 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. 

 
10.  Prior to the commencement of phase B of the development, a Phase 2 Site Investigation report shall be 

submitted to and approved in writing by the Local Planning Authority.  The investigation shall address the 

nature, degree and distribution of land contamination on site and shall include an identification and 
assessment of the risk to receptors focusing primarily on risks to human health, groundwater and the 
wider environment.   

 
Should unacceptable risks be identified the applicant shall also submit and agree with the Local Planning 
Authority in writing a contaminated land remediation strategy prior to commencement of 

development.  The development shall thereafter be carried out in full accordance with the duly approved 
remediation strategy or such varied remediation strategy as may be agreed in writing with the Local 
Planning Authority. 

 
 Reason:  To prevent pollution of the water environment and to ensure the safe development of the site in 

the interests of the amenity of future occupiers in accordance with Policy EN17 of the City of Salford 

Unitary Development Plan, policy WA1 of the Publication Salford Local Plan: Development Management 
Policies and Designations (January 2020) 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. 
 
11. Notwithstanding any information submitted with the application, no development shall take place on 

Phase C (football fields) until an investigation and risk assessment relating to the potential for 
contaminated land has been submitted to and approved in writing by the Local Planning Authority. The 
submitted report shall include: 

 
i) A Preliminary Risk Assessment report (phase 1), including a conceptual model and a site walk over 
survey; 

 
ii)  Where potential risks are identified by the Preliminary Risk Assessment, a Phase 2 Site Investigation 
report shall also be submitted to and approved in writing by the Local Planning Authority prior to 

commencement of development.  The investigation shall address the nature, degree and distribution of 
land contamination on site and shall include an identification and assessment of the risk to receptors 
focusing primarily on risks to human health, groundwater and the wider environment; and   



  

 

iii) Should unacceptable risks be identified the applicant shall also submit and agree with the Local 
Planning Authority in writing a contaminated land remediation strategy prior to commencement of 
development.  The development shall thereafter be carried out in full accordance with the duly approved 

remediation strategy or such varied remediation strategy as may be agreed in writing with the Local 
Planning Authority. 

 

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

 
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. 

 

12. If, during the undertaking of site works, contamination not previously identified is found to be present, 
then further site works shall be suspended until the extent of contamination has been determined and 
defined in agreement with local planning authority. Written agreement shall then be obtained from the 

local planning authority to enable onsite works to recommence within the area(s) not affected by the 
contamination identified. Works shall not recommence with the defined area of contamination until the 
developer has submitted and obtained written approval, from the local planning authority, of a remediation 

strategy detailing how the identified contamination shall be dealt with. The remediation strategy shall be 
implemented as approved 

 

 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, policy WA1 of the Publication Salford Local Plan: Development Management 

Policies and Designations (January 2020) and the National Planning Policy Framework. 
 
13. Pursuant to conditions 9, 10 and 11 and prior to the first use or occupation of any phase of the 

development, a verification report, which validates that all remedial works undertaken within that phase of 
development on site were completed in accordance with those agreed with the Local Planning Authority, 
shall be submitted to and approved in writing by the Local Planning Authority. 

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

Unitary Development Plan and the National Planning Policy Framework 
 
14.  Piling or any other foundation designs using penetrative methods shall not be permitted other than with 

the express written consent of the Local Planning Authority, which may be given for those parts of the site 
where it has been demonstrated that there is no resultant unacceptable risk to groundwater. The 
development shall be carried out in accordance with the approved details.  

  
Reason:  To ensure that the proposed piling or alternative deep foundation solution does not harm 
groundwater resources in accordance with Policy EN18 of the City of Salford Unitary Development Plan, 

policy WA1 of the Publication Salford Local Plan: Development Management Policies and Designations 
(January 2020) and the National Planning Policy Framework. 
 

Reason for pre-commencement condition: Any works on site could affect ground water causing harm to 
the environment, so details of the matters set out above must be submitted and agreed in advance of 
works starting. 

 
15.  No drainage systems for the infiltration of surface water to the ground are permitted other than with the 

written consent of the local planning authority. Any proposals for such systems must be supported by an 

assessment of the risks to controlled waters. The development shall be carried out in accordance with the 
approved details. 

 

 Reason: The previous industrial uses of the proposed development site present a risk of contamination 
that could be mobilised by surface water infiltration from the proposed sustainable drainage system 
(SuDS) in accordance with Policy EN18 of the City of Salford Unitary Development Plan, policy WA1 of 

the Publication Salford Local Plan: Development Management Policies and Designations (January 2020) 
and the National Planning Policy Framework. 

 



  

16.  No development shall take place within Phase A (except site clearance and remediation), until a scheme 

for surface water drainage has been submitted to, and approved in writing by, the Local Planning 
Authority for that phase of development. The drainage scheme shall use sustainable drainage methods 
and shall include details of how water quality will be improved, and how existing surface water discharge 

rates reduced to either 50% of the existing (or to greenfield runoff, whichever is greater). The approved 
scheme shall be implemented prior to first occupation or use of any phase of development hereby 
approved unless alternative timescales have been agreed in writing as part of the strategy  and shall be 

retained and maintained thereafter.  
 

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;  

 
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. 

 
17. The development shall be undertaken in strict accordance with the noise mitigation measures including 

garden boundary treatment specified in the submitted and agreed Noise Assessment Report, October 

2020, Ref: 50-168-R1-3, e3p.   
  
 Reason: To safeguard the amenity of existing, neighbouring and/or future occupants of the development 

hereby approved in accordance with policy EN17 of the City of Salford Unitary Development Plan and the 
National Planning Policy Framework. 

 

18. Prior to occupation of the residential units hereby approved a site completion report confirming that all 
necessary noise attenuation measures as identified in condition 17 above have been installed shall be 
submitted to and approved in writing by the local planning authority. The noise attenuation measures shall 

be retained thereafter. 
  
 Reason: To safeguard the amenity of existing, neighbouring and/or future occupants of the development 

hereby approved in accordance with policy EN17 of the City of Salford Unitary Development Plan and the 
National Planning Policy Framework. 

 

19. Notwithstanding the details of Noise Assessment Report, October 2020, Ref: 50-168-R1-3, e3p the 
details of the proposed acoustic boundary treatment along the boundary with plots 47, 53, 54, 55, 56 and 
57 shall be submitted to and agreed in writing by the Local Planning Authority. The development shall be 

undertaken in strict accordance with the approved details.  
 
 Reason: To safeguard the amenity of existing, neighbouring and/or future occupants of the development  

hereby approved in accordance with policy EN17 of the City of Salford Unitary Development Plan and the 
National Planning Policy Framework. 

 

20. 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; and 
 (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. 

  
  
 Reason:  In the interests of the amenity of neighbours in accordance with policies DES7 and EN17 of the 

Salford Unitary Development Plan, D5 of the Publication Salford Local Plan: Development Management 
Policies and Designations (January 2020) 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. 

 
21. Prior to Phase A of the development hereby permitted being bought into use the applicant shall submit 

and agree with the Local Planning Authority a scheme for the provision of electric vehicle charging 

infrastructure.  The infrastructure shall as a minimum include provision for "fast" charging (7kv) of electric 
vehicles. Thereafter development shall proceed in accordance with the approved scheme.  

  

 Reason: In accordance with paragraph 105 and 110 of the National Planning Policy Framework, to 
encourage the uptake of ultra-low emission vehicles and ensure the development is sustainable and to 
safeguard residential amenity, public health and quality of life.  

 
22. Notwithstanding any description of materials in the application no above ground construction works shall 

take place on Phase A or Phase B until samples or full details of materials to be used externally on the 

building(s) of that phase have been submitted to and approved in writing by the Local Planning Authority  
for that phase. Such details shall include the type, colour and texture of the materials. Only the materials 
so approved shall be used on that phase, in accordance with any terms of such approval. 

  
 Reason: In order to ensure a satisfactory appearance in the interests of visual amenity in accordance with 

Policies DES1 and DES8 of the City of Salford Unitary Development Plan, the National Planning Policy 

Framework and policies D2 and D8 of the Development Management Policies and Designations (January 
2020). 

 

23. A full specification and details of the visual appearance of the proposed ball stop netting hereby approved 
shall be submitted to, and approved in writing by, the Local Planning Authority, in consultation with Sport 
England. The ball stop netting shall be implemented in accordance with the agreed details prior to the car 

park accessed via Louisa Street being bought into use and shall be retained thereafter. 
  
 Reason: To ensure that the ball stop netting is fit for purpose and meets the requirements of the boundary 

risk assessment, in the interests of visual amenity and the amenity of neighbouring occupiers in 
accordance with Policies DES1 and DES5 of the City of Salford Unitary Development Plan, the National 
Planning Policy Framework and policies D2 and D5 of the Development Management Policies and 

Designations (January 2020). 
 
24. Prior to the erection of the cricket nets hereby approved, a full specification and details of the visual 

appearance of the proposed cricket nets shall be submitted to, and approved in writing by, the Local 
Planning Authority following consultation with Sport England and the English Cricket Board. The cricket 
nets shall be erected in strict accordance with the approved details  and retained as such therefafter. 

 
 Reason: To ensure the facility meets ECB technical requirements, in the interests of visual amenity and 

the amenity of neighbouring occupiers in accordance with Policies DES1 and DES5 of the City of Salford 

Unitary Development Plan, the National Planning Policy Framework and policies D2 and D5 of the 
Development Management Policies and Designations (January 2020). 

 

25. Prior to any earthworks, on any phase of the development, a method statement detailing eradication 
and/or control and/or avoidance measures for himalayan balsam and japanese knotweed within that 
phase shall be submitted to and agreed in writing to the Local Planning Authority. The agreed method 

statement shall be adhered to and implemented in full during the construction of the development unless 
otherwise agreed in writing by the Local Planning Authority.  

  

Reason - It is an offence under the Wildlife & Countryside Act 1981 to introduce plant or cause to grow 
wild any plant listed in Schedule 9 part 2 of the Act. Species such as Cotoneaster are included within this 
schedule. 



  

  

Reason for pre-commencement condition: The removal/treatment of invasive species is required to 
accommodate the development and how this will be achieved must first be understood.  

 

26. No phase of the development hereby approved shall be occupied or bought into use until a scheme for 
the provision of external lighting has been submitted to and approved in writing by the Local Planning 
Authority for that phase.  Such scheme shall include full details of the locations, design,  technical 

specifications, luminance levels, colour, light spillage and hours of use of all external lighting. It shall also 
identify those areas/features on site that are particularly sensitive for bats and that are likely to cause 
disturbance in or around their breeding sites and resting places or along important routes used to access 

key areas of their territory, for example, for foraging. The approved scheme shall be implemented in full in 
accordance with the approved details. Under no circumstances should any other external lighting be 
installed without prior consent from the local planning authority 

  
Reason: To safeguard the amenity of the area, the amenity of future occupiers and to ensure that the 
lighting does not have an unacceptable impact on bats in accordance with policies DES1, DES9 and 

EN17 of the City of Salford Unitary Development Plan, D4 of the Development Management Policies and 
Designations (January 2020) and the National Planning Policy Framework. 

 

27. No development, shall be started unless and until an Arboricultural Method Statement (AMS) and Tree 
Impacts and Protection Plan (TPP) has been submitted and agreed in writing by the Local Planning 
Authority. The development shall be carried out in accordance with the approved details and any 

subsequent tree protective measures shall remain until all development is completed and no work, 
including any form of drainage or storage of materials, earth or topsoil shall take place within any trees 
protection areas. 

 
Reason: To safeguard protected trees on the site and to ensure that adequate provision is made for their 
protection whilst the development is carried out in accordance with EN12 of the City of Salford Unitary 

Development Plan. 
 
Reason for pre-commencement condition:  Any works on site could harm the surrounding landscape if not 

properly managed so details of the matters set out above must be submitted and agreed in advance of 
works starting. 
 

28.  Notwithstanding the requirements of condition 29, prior to the commencement of development on Phase 
B of the development hereby approved, a replacement planting scheme for the loss of T1 to T5 as 
identified in Arboricultural Impact Assessment and Method Statement ref 80-317-R2-8 shall be submitted 

to and approved in writing by the Local Planning Authority. The replacement tree(s) shall be planted in the 
period from November to March, following the felling of the tree(s) or a timetable to be agreed in writing.  
Any replacement trees planted 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 safeguard protected trees on the site and to ensure that adequate provision is made for their 

protection whilst the development is carried out in accordance with EN12 of the City of Salford Unitary 

Development Plan and GI6 of the Development Management Policies and Designations (January 2020).  
 

Reason for pre-commencement condition:  Any works on site could harm the surrounding landscape if not 

properly managed so details of the matters set out above must be submitted and agreed in advance of 
works starting. 

 

29. The landscaping works shown on the approved plans within that phase of development shall be carried 
out in strict accordance with an agreed timetable of implementation. The timetable of implementation shall 
be submitted to and approved in writing by the Local Planning Authority prior to any above ground works 

within that phase of the development. Any trees or shrubs planted or retained in accordance with this 
condition which are removed, uprooted, destroyed, die or become severely damaged or become seriously 
diseased within 5 years of planting shall be replaced within the next planting season by trees or shrubs of 

similar size and species to those originally required to be planted.  
  
 Reason:  To ensure that the site is satisfactorily landscaped having regard to its location and the nature of 

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

 



  

30. No phase of the development hereby permitted shall be occupied until a Landscape Management Plan, 

for that phase, has been submitted to and approved in writing by the Local Planning Authority. Once that 
phase is occupied the landscaping shall be managed in strict accordance with the agreed plan thereafter.  

 

 Reason: To ensure that the landscaped areas of the development are appropriately managed having 
regard to its location and the nature of the proposed development and in accordance with Policies DES1 
and DES9 of the City of Salford Unitary Development Plan, GI1 and GI6 of the Development 

Management Policies and Designations (January 2020) and the National Planning Policy Framework. 
 
31. Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) 

Order 2015 (or any order revoking and re-enacting that Order with or without modification), no 
development of the type described in Class F Part 1 of Schedule 2 of that Order shall be undertaken to 
the front of plots 1 to 7, 9 and 70 without the express permission of the local planning authority. 

 
 Reason: To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford 

Unitary Development Plan and GI1 of the Development Management Policies and Designations (January 

2020). 
 
32.  Prior to the commencement of any development within Phases A or B (with the exception of site clearance 

and remediation), plans showing the existing and proposed ground levels and details of proposed retaining 
features (their position, dimensions and construction specification) for that phase of development shall be 
submitted to and approved in writing by the local planning authority.  The development shall be carried out 

in accordance with the approved details.  
 
 Reason -To enable any proposed changes of level to be fully understood in accordance with the 

provisions of policy DES1 of the City of Salford Unitary Development Plan and the National Planning 
Policy Framework and D2 of the Development Management Policies and Designations (January 2020).  

 

Reason for pre-commencement condition: The levels of the site need to be understood prior to works 
commencing on site as it could affect how ground works are planned and carried out.  

 

33.  The site access, car parking and pedestrian routes shown on the approved plans to serve any phase of 
the development hereby permitted shall be made available for use prior to the development  within that 
phase 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. 
 
34.  A) Prior to the first occupation of any phase 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 final occupation of that phase of 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 and A1 of the Development Management Policies and Designations (January 

2020) 
 
Notes to Applicant 

 
1. The applicant is advised that they have a duty to adhere to the regulations of Part 2A of the 

Environmental Protection Act 1990, the National Planning Policy Framework 2018 and the current 

Building Control Regulations with regards to contaminated land. The responsibility to ensure the safe 
development of land affected by contamination rests primarily with the developer.  

 



  

2. Any form of development over or within the influencing distance of a mine entry can be dangerous and 

raises significant safety and engineering risks and exposes all parties to potential financial liabilities.  As a 
general precautionary principle, the Coal Authority considers that the building over or within the 
influencing distance of a mine entry should wherever possible be avoided.  In exceptional circumstance 

where this is unavoidable, expert advice must be sought to ensure that a suitable engineering design is 
developed and agreed with regulatory bodies which takes into account of all the relevant safety and 
environmental risk factors, including gas and mine-water.  Your attention is drawn to the Coal Authority 

Policy in relation to new development and mine entries available at: 
https://www.gov.uk/government/publications/building-on-or-within-the-influencing-distance-of-mine-entries 

 

3. When preparing a method statement for the structural treatment of the mine shaft we recommend 
reference is made to the following Grouting regulatory position statement (which although withdrawn 
should be considered) to ensure any grouting works are protective of controlled waters.  

 https://www.gov.uk/government/publications/civil -engineering-activities-involving-grouts-or-other-media 
 
4. It should be noted that where SUDs are proposed as part of the development scheme consideration will 

need to be given to the implications of this in relation to the stability and public safety risks posed by coal 
mining legacy.  The developer should seek their own advice from a technically competent person to 
ensure that a proper assessment has been made of the potential interaction between hydrology, the 

proposed drainage system and ground stability, including the implications this may have for any mine 
workings which may be present beneath the site. 

 

5. Dewatering - 
  
 Dewatering is the removal/abstraction of water (predominantly, but not confined to, groundwater) in order 

to locally lower water levels near the excavation. This can allow operations to take place, such as mining, 
quarrying, building, engineering works or other operations, whether underground or on the surface. Any 
dewatering activities on-site could have an impact upon local wells, water supplies and/or nearby 

watercourses and environmental interests. This activity was previously exempt from requiring an 
abstraction licence. Since 1 January 2018, most cases of new planned dewatering operations above 20 
cubic metres a day will require a water abstraction licence from us prior to the commencement of 

dewatering activities at the site. More information is available on gov.uk: 
https://www.gov.uk/guidance/water-management-apply-for-a-water-abstraction-or-impoundment-
licence#apply-for-a-licence-for-a-previously-exempt-abstraction. 

  
 Regulatory position statements - 
  

 If dewatering and discharging into surface water is required during development, the following Regulatory 
Position Statement will apply: 'Temporary dewatering from excavations to surface water.' 
https://www.gov.uk/government/publications/temporary-dewatering-from-excavations-to-surface-water 

 
6. Contaminated Land - Model Procedures and good practice - 
  

 Due to the former land use(s), soil and /or groundwater contamination may exist at the site .  To address 
the associated risks to controlled waters we recommend that developers should:  

 - Follow the risk management framework provided in Guidance on Land contamination risk management 

(LCRM), when dealing with land affected by contamination 
 - Refer to our Guiding principles for land contamination for the type of information that we require in order 

to assess risks to controlled waters from the site - the local authority can advise on risk to other receptors, 

such as human health (https://www.gov.uk/government/collections/land-contamination-technical-
guidance)  

 - Consider using the National Quality Mark Scheme for Land Contamination Management which involves 

the use of competent persons to ensure that land contamination risks are appropriately managed 
(https://www.claire.co.uk/projects-and-initiatives/nqms) 

 - Refer to the contaminated land pages on gov.uk for more information (https://www.gov.uk/contaminated -

land) 
 - Refer to 'The Environment Agency's approach to groundwater protection' 

(https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/69298

9/Envirnment-Agency-approach-to-groundwater-protection.pdf) 
  
 All investigations of land potentially affected by contamination should be carried out by or under the 

direction of a suitably qualified competent person and in accordance with BS 10175 (2001) Code of 
practice for the investigation of potentially contaminated sites. Where the remediation / redevelopment of 
the site will involve waste management issues we offer the following advice: 

https://www.gov.uk/government/publications/building-on-or-within-the-influencing-distance-of-mine-entries
https://www.gov.uk/government/publications/civil-engineering-activities-involving-grouts-or-other-media
https://www.gov.uk/government/publications/temporary-dewatering-from-excavations-to-surface-water


  

  

 Waste on-site - 
   
 The CLAIRE Definition of Waste: Development Industry Code of Practice (version 2) provides operators 

with a framework for determining whether or not excavated material arising from site during remediation 
and/or land development works are waste or have ceased to be waste. Under the Code of Practice:  

  

 - excavated materials that are recovered via a treatment operation can be re-used on-site providing they 
are treated to a standard such that they fit for purpose and unlikely to cause pollution 

 - treated materials can be transferred between sites as part of a hub and cluster project  

 - some naturally occurring clean material can be transferred directly between sites.  
  
 Developers should ensure that all contaminated materials are adequately characterised both chemically 

and physically, and that the permitting status of any proposed on site operations are clear. If in doubt, the 
Environment Agency should be contacted for advice at an early stage to avoid any delays .  

  

 Developers should also refer to: 
  
 - the Position statement on the Definition of Waste: Development Industry Code of Practice 

(https://webarchive.nationalarchives.gov.uk/ukgwa/20140328104421/http:/www.environment -
agency.gov.uk/static/documents/Leisure/PS006.pdf) and; 

 - the Environmental regulations page on GOV.UK (https://www.gov.uk/topic/environmental -management). 

  
 Waste to be taken off site - 
   

 Contaminated soil that is, or must be disposed of, is waste. Therefore, its handling, transport, treatment 
and disposal is subject to waste management legislation, which includes:  

 - Duty of Care Regulations 1991 

 - Hazardous Waste (England and Wales) Regulations 2005 
 - Environmental Permitting (England and Wales) Regulations 2018 
 - The Waste (England and Wales) Regulations 2011 

   
 Developers should ensure that all contaminated materials are adequately characterised both chemically 

and physically in line with British Standard BS EN 14899:2005 'Characterization of Waste - Sampling of 

Waste Materials - Framework for the Preparation and Application of a Sampling Plan' and that the 
permitting status of any proposed treatment or disposal activity is clear.  

  

 If in doubt, the Environment Agency should be contacted for advice at an early stage to avoid any delays.  
  
 If the total quantity of hazardous waste material produced or taken off-site is 500kg or greater in any 12 

month period, the developer will need to register with us as a hazardous waste producer. Refer to the 
hazardous waste pages on GOV.UK for more information (https://www.gov.uk/dispose-hazardous-
waste/producers-and-holders)  

 
7.  The applicants attention is drawn to the comments from United Utilities in letter dated 18th February 2022 

which can be found at 

http://cams.salford.gov.uk/HandledDocument.ashx?ObjectID=091d294a89192242&filename=United%20
Utilties%2076326%20DC-22-4505v2%2018.02.2022.pdf  

  

8. This permission does not authorise the closure of the public right(s) of way affected by the proposed 
development which should at all times be maintained unrestricted and available for the free passage of 
the public. 

 
9. The Wildlife and Countryside Act 1981 (as amended) makes it an offence (with certain limited exceptions 

and in the absence of a licence) to intentionally to kill, injure or take any wild bird, or intentionally to 

damage, take or destroy its nest whilst it is being built or is in use, or to take or destroy its eggs. Further, 
the Act affords additional protection to specific species of birds listed in Schedule 1 of the Act. In respect 
of these species it is unlawful to intentionally or recklessly to disturb such a bird whilst it is nest -building or 

is at or near a nest with eggs or young; or to disturb their dependent young.  You are therefore advised to 
seek the advice of a suitably qualified ecologist before commencing works on site. 

 

10. Please see comments from Greater Manchester Ecology Unit dated 11 th March 2022 regarding the need 
for a Natural England License pursuant to Regulation 55 of The Conservation of Habitats and Species 

https://www.gov.uk/dispose-hazardous-waste/producers-and-holders
https://www.gov.uk/dispose-hazardous-waste/producers-and-holders
http://cams.salford.gov.uk/HandledDocument.ashx?ObjectID=091d294a89192242&filename=United%20Utilties%2076326%20DC-22-4505v2%2018.02.2022.pdf
http://cams.salford.gov.uk/HandledDocument.ashx?ObjectID=091d294a89192242&filename=United%20Utilties%2076326%20DC-22-4505v2%2018.02.2022.pdf


  

Regulations (Amendments) (EU Exit) 2019 in respect of refurbishment works for the football changing 

rooms.  
 
11.  In respect of condition 14 piling or any other foundation designs using penetrative methods can result in 

risks to potable supplies from, for example, pollution/turbidity, risk of mobilising contamination, drilling 
through different aquifers and creating preferential pathways. Thus it should be demonstrated that any 
proposed piling will not result in contamination of groundwater. 

 
12.  In respect of condition 28 the revised Arboricultural Method Statement and Tree Impacts and Protection 

Plan shall include tree protection for the trees on the northern boundary of the site and the annotation on 

the Tree Impacts and Protection Plan shall be annotated with proposals in the Arboricultural Method 
Statement.   

 

 


