
PLANNING & TRANSPORTATION REGULATORY PANEL 
PART I 

SECTION 1: APPLICATIONS FOR PLANNING PERMISSION 

 
APPLICATION No: 21/78050/FUL 

APPLICANT: Mr Shimon Rudich 

LOCATION: Brindley Arms , Whittle Street, Worsley, M28 3WY 

PROPOSAL: Conversion of former public house to create 9 apartments, together with 

erection of single storey front extension, and alterations to elevations. 

WARD: Walkden North 

 

REASON FOR PANEL DECISION: The application is recommended for approval and objections have been 
received from more than five separate premises. 
 

Description of Site and Surrounding Area  
 
The application relates to a vacant public house with residential accommodation in the upper floors, located 

between Whittle Street, Springside Avenue and Meadowside Avenue in Walkden. The area is characterised by 
two-storey semi-detached and terraced dwellings. There is a small parade of shops to the west, with residential 
units above. 

 

 
Figure 1: Aerial image showing relationship of application site to Walkden neighbourhood centre 



  

  
Figure 2: Excerpt from location plan and closer aerial image 

  

 

Figure 3: Photographs of application building 

  



  

Description of Proposal  
 

The applicant proposes to convert an existing public house with residential accommodation on the upper floors, 
to apartments. Nine apartments are proposed, three with one bedroom and six with two bedrooms. 
 

 Number of 

bedrooms 

Width of 

bedroom (m) 

Size of 

bedroom (m2) 

Size of 

apartment (m2) 

A 2 4.7 11.4 58 

3.5 10.0 

B 2 3.7 10.5 58 

3.4 9.7 

C 2 3.6 9.0 59 

3.5 10.2 

D 1 3.3 9.4 38 

E 1 3.4 10.1 37 

F 1 3.3 9.4 38 

G 2 3.2 8.6 57 

3.3 9.8 

H 2 2.8 9.6 50 

3.3 10 

J 2 3.2 10.1 56 

4.4 14.2 

 
Communal waste and vehicular storage is proposed. 
 

 
Figure 4: Excerpt from site plan 

External alterations include: 
- removal of existing and introduction of new openings; 

- removal of existing chimneys; 
- erection of a ground floor extension, which would include infilling of the existing canopy as 

demonstrated below. 
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Relevant Site History 

 
19/73741/FUL - Conversion of former Public House to create 8 apartments and 1 studio together with alterations 
to elevations –Dismissed at appeal – 15 February 2021 

 
18/72752/FUL - Conversion of former public house to 5no. self contained apartments and 11 bedroom HMO (sui 
generis) together with alterations to elevations – Withdrawn – 02 July 2019 

 
The main differences between the most recently considered scheme and the current proposal can be summarised 
as follows: 

 

 19/73741/FUL 21/78050/FUL 

Number and 
type of units 

Nine units in total: Six two-bed and three 
one-bed apartments (including one studio 
apartment) 

Nine units in total: Six two-bed and three one-
bed apartments 

Extension Infill of canopy only Single-storey extension beyond existing canopy  
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Publicity 
Earliest Decision Date: 26 May 2022 
Revised Expiry Date: 23 June 2022 

 
Site Notice: Non HH Article 15  
Reason: Wider Publicity 

 
Press Advert: Manchester Weekly News Salford Edition Date Published: 28 October 2021 
Reason: Article 15 Standard Press Notice 

 
Neighbour Notification  
 

18 neighbouring occupiers have been notified of the application. 
 
Representations  

 
Representations have been received from 7 properties in response to the application publicity. 
 

 C – comment received         R – officer response 

C The proposed accommodation is low-quality. This would have detrimental impacts on future 

occupiers, and may also contribute to significant social and economic issues which could 
contribute to the decline of the area. This is particularly unacceptable given that the proposal 
site is within close proximity of a Council-run children’s home and several schools. 

C It is unclear whether the bedrooms will be occupied by one person, or two people sharing 

a bedroom. Regardless, the size of many of the units fall below the requirements of the 
national technical standards and the proposed layout (narrow corridors, curved walls, 
position of doors etc) further exacerbate this problem. 

C The type of units proposed are unbalanced and do not meet local need. There are not 

enough 2 and 3-bedroom apartments proposed. Appropriately sized accommodation for 
families is required in the area. 

C The site is opposite a school and the surrounding roads are congested during school times. 
The proposal would exacerbate this. 

C Several rooms (including kitchens) will have no windows or rooflights. In combination with 

the design for crime requirement to restrict how wide certain windows can open, this will 
result in poor ventilation, access to natural light and means of escape. This may result in 
issues for amenity of future occupiers (cooking fumes, fire safety) and the wider 

community (poor ventilation may result in COVID-19 outbreaks and the reliance on 
artificial light would contribute to increases in energy usage which is unacceptable in light 
of the climate crisis). 



  

R Issues such as fire safety on buildings under 18m in height, ventilation and COVID-19 are 
matters that are considered either under other legislation (such as building regulations) or 
as a private matter.  

 
Please see the officer appraisal below for further discussion on future occupier’s access to 
natural light. 

 

C There is no soft landscaping or perimeter fence proposed, which could result in loitering 
and inadequate outlook and amenity space for future occupiers.  

R It is recommended that this be secured via condition prior to first occupation of the units, if 
this application is approved. 

 

C There have been several previous applications at the same site. This indicates that the 
developer wishes to use the site as a house in multiple occupation or as a hostel, and the 
design of the proposed apartments are such that this may still be a possible intention in 

the long run. 

R The application must be considered as submitted.  Any changes may require a further 
planning permission. 
 

 

Following the receipt of revised plans and re-notification to neighbours, two further objections were received from 
people who had made comments on the original plans.  
 

 C – comment received         R – officer response 

C Size and layout of rooms, ventilation, natural light, outlook, lack of landscaping, fire safety, 

number of applications and amendments at the same site and the desire for accommodation 
in the area suitable for families. 

R Please see above. 
 

C The application should be considered under draft Policy H2 of the emerging Local Plan.  

 Please see officer appraisal and “Emerging Planning Policy” section below.  

 

C The introduction of a screen in the bin yard would reduce the capacity for bin storage 
within the site. 

R The proposed amendment would reduce the bin storage capacity from 3 x 1100 ltr general 
bins and 3 x 1100 ltr recycling bins to 2 x 1100 ltr general bins and 2 x 1100 ltr recycling 

bins. Advice from the Council’s highways team indicates that the six 1,100 Euro Bins 
originally proposed exceeded the Council’s standards - “As per the Environmental Services 
Policy Document, for an apartment of this size a total of 4no 1,100 Euro bins would be 

required, based on SCC standard refuse collections. 

 
Consultations 
 

Air Quality, Noise, Contaminated Land -   
No objections subject to the following conditions: 

- Submission of a management plan to reduce disturbance during construction. 

- Assessment of any ground contamination and suitable remediation if necessary.  

Several informatives are also recommended to ensure that the developer is aware of their responsibilities.  

 
Coal Authority -   
The development site falls with the defined development high risk area for coal mining features and hazards. 

 
The Coal Authority raise no objections subject to a condition ensuring appropriate site investigation and 
remediation is carried out with regards to ground conditions and coal mining legacy.  

 
Design for Security -   



  

No objections, subject to compliance with Section 3.3 of the crime impact statement and implementation of 
physical security measures within Section 4 of the crime impact statement.  

 
Drainage -   
No objection. An informative is recommended to ensure that the developer is aware of their responsibilities. 

 
Highways -   
No objection in principle but recommend that the car-parking spaces be formally marked out and that at least 

one disabled bay be provided. Cycle parking is also recommended. 
 
United Utilities Water Ltd -   

Recommend that the surface water drainage strategy be implemented in accordance with the surface water 
drainage hierarchy (order of priority: into the ground (infiltration); to a surface water body; to a surface water 
sewer, highway drain, or other drainage system; to a combined sewer).  

 
Several informatives are recommended to ensure that the developer is aware of their responsibilities.  
 

Planning Policy 
 
Development Plan Policy 

 
Saved policies of the City of Salford Unitary Development Plan 
 ST1 Sustainable urban neighbourhoods 

 EHC4 Reuse of existing health and community facilities 
 H1 Provision of new housing development 
 H5 Provision of residential accommodation in existing buildings 

 DES1 Respecting context 
 DES2 Circulation and movement 
 DES7 Amenity of users and neighbours 

 DES8 Alterations and extensions 
 DES9 Landscaping 
 DES10 Design and crime 

 A2 Cyclists, pedestrians and the disabled 
 A8 Impact of development on the highway network 
 A10 Provision of car, cycle and motorcycle parking 

 EN17 Pollution control 
 EN19 Flood risk and surface water 
 

Other Material Planning Considerations 
 
National Planning Policy 

National Planning Policy Framework 
National Planning Practice Guidance 
National Design Guide 

Technical housing standards – nationally described space standard 
 
Local Planning Policy 

Local supplementary planning documents and guidance 
- Design and Crime 
- Housing 

Emerging 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 wit h 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. 
 

Appraisal  
 
Planning history 

 
The current application follows two recent submissions for schemes at the same site. A scheme for change of use 
of the building to a house in multiple occupation (HMO) was withdrawn in 2019 (reference: 18/72752/FUL). A 

scheme for conversion of the building to create 9 apartments (including 1 studio) was refused by Panel and 
dismissed at appeal in February 2021 (19/73741/FUL). The appeal decision forms a material consideration in 
determining the current application, as while the scheme differs from the previous proposal, many of the issues 

remain the same. 
 
The Council refused the application because “The development would provide poor levels of amenity for future 

occupiers to enjoy by reason of the internal layout, and levels of light and outlook to the apartments contrary 
to policy DES7 of the City of Salford Unitary Development Plan, policy HOU2 of the Housing Planning Guidance 
and the National Planning Policy Framework.” (Emphasis added.) 

 
Overall, the inspector found that the “proposed development would provide additional housing, contribute to the 
mix of accommodation in the area and bring a vacant building back into use”. The inspector considered the size 

and internal layout of all the apartments to be acceptable, except for that of one studio apartment.  The inspector 
considered that “the proposal would provide satisfactory living conditions for future occupiers with particular regard 
to light and outlook”. 

 



  

Nevertheless, the low quality of accommodation afforded to future occupiers of the proposed studio apartment  
was found to be unacceptable due to a combination of its size (23m2) and layout, which was extremely cramped 

with insufficient space to carry out basic functions. Therefore, the appeal was dismissed. 
 
Loss of community facility 

 
Public houses are considered to be community facilities and are protected at a national and local level (paragraph 
92 of the NPPF, saved Policy EHC4 of the UDP). Marketing details and a list of other public houses and licensed 

premises within the vicinity of the site were provided as part of the previous application, and it has been accepted 
by the Council and the Planning Inspectorate that there is a lack of demand for reuse of the building as a public 
house. Furthermore, the local community would continue to have good access to public houses in the vicinity and 

therefore the change of use would not affect the community’s ability to meet its day -to-day needs.  
 
Housing Mix 

 
Saved Policy H1 of the UDP states that all new housing development should contribute towards the provision of 
a balanced mix of dwellings within a local area. While the majority of new dwellings in this part of the city should 

generally be houses, alternative approaches on individual sites may be permitted. The principle of providing 
apartments on this site has previously been accepted by the Counc il and the Planning Inspectorate in this 
instance. 

 
Where apartments are proposed, they should provide a broad mix of dwelling sizes, both in terms of the number 
of bedrooms and the net residential floor space of the apartments. Small dwellings (i.e. studios and one bedroom 

apartments) should not predominate and a significant proportion of three bedroom apartments should be provided 
where practicable. Nevertheless, as identified by the Planning Inspectorate “Although there would be no three-
bedroom apartments, the proposed scheme would contribute to the range of dwelling types in the surrounding 

area, which is characterised by terraced and semi-detached dwellings.” Additionally, in this instance over 50% of 
the proposed units would have two-bedrooms. 
 

The mix of unit sizes (all numbers in metres squared) is demonstrated in the diagram below. 
 

 
Figure 5: Diagram showing the mix of apartment sizes proposed in square metres (m2) 

Amenity of Users - Space 

 
The Council has not incorporated the Nationally Described Space Standards (NDSS) in its  adopted development 
plan policies. Nevertheless, draft Policy H2 of the emerging SLP:DMP states that “In the following cases, the 

gross internal floor area of new dwellings shall as a minimum meet the national described space standards (or 
any subsequent standards”…”Where practicable, having regard to the physical constraints of the existing building,  
changes of use and conversions”.  

 
Paragraph 48 of the NPPF states 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 Framework, the greater the weight that may be given).  



  

The SLP:DMP is at an advanced stage of preparation and the policy is consistent with the NPPF (criterion a and 
c). However, the Council is currently consulting on the main modifications to draft policy H2 for reasons of 

soundness, and this includes the approach to space standards. There have been significant unresolved objections 
to the space standards throughout the plan preparation (criterion b).  It is considered that this emerging policy may 
be given only limited weight in determining this application.  

 
Nevertheless, the standards provide a useful benchmark for considering the quality of accommodation in terms 
of floorspace. This approach is consistent with that taken by the planning inspector at appeal. 

 
In this case, all of the apartments would be greater than the minimum 37m2 recommended by the NDSS for a one 
bedroom, one person flat with a shower room. All of the bedrooms are at least 2.75m wide - the NDSS 

recommends that in order to provide two bedspaces, at least one double (or twin bedroom) should be at least 
2.75m wide and every other double (or twin) bedroom should be at least 2.55m wide.  
 

However, the apartments do not comply with other aspects of the NDSS. The NDSS requires that in order to 
provide one bedspace, a single bedroom should have a floor area of at least 7.5m2 and in order to provide two 
bedspaces, a double (or twin bedroom) should have a floor area of at least 11.5m2. In this instance, all bedrooms 

will be greater than 7.5m2, but only one will be greater than 11.5m2. None of the apartments would meet the gross 
internal floor area requirements for two bedroom dwellings (i.e. minimum 61m2 for two bedroom, three person 
dwellings). 

 
Nevertheless, most of the apartments comply with Salford’s housing planning guidance which recommends that 
the majority of apartments in new developments should have a floorspace and layout which makes them 

adaptable to changing needs (typically 57m2 or above). In this case, four of the six two-bedroom apartments  
proposed would be 57m2 or above in floorspace.  
 

While apartments H and J would fall under 57m2 in floor space, the layouts are similar to that proposed under the 
previous application (19/73741/FUL). This was reviewed by the Inspector at appeal and found to be acceptable.  
It is considered unreasonable to refuse the application on this basis given the limited weight that can be given to 

draft policy H2. 
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Amenity of Users – Light and Outlook 



  

 
All habitable rooms in the proposed apartments have at least one window or rooflight for natural light. The majority 

of habitable rooms are served by at least one window.  
 
One of the bedrooms in Apartment B has outlook over the waste storage area. However, the other bedroom and 

the shared living area benefit from outlook onto the front courtyard. This is considered to be acceptable in this 
instance. 
 

Apartment C has two bedrooms, one with outlook onto the waste storage area and the other served by a rooflight  
with no window. Nevertheless, Apartment C also has the largest floor space of the apartments, and due to its 
configuration has sufficient room for compartmentalisation of its dining and living areas, which benefits from 

outlook onto the front courtyard. Overall, the quality of accommodation is considered to be acceptable in this 
instance. 
 

 
Figure 6: Floor plan showing apartment C 

Amenity of Neighbours 

It is considered that the proposed residential use of the property will not result in significant noise and disturbance 
over and above that of the existing lawful public house use which could be brought back into use without the grant  
of planning permission. 

 
Given the scale of the proposed development, the submission of a construction management plan is 
recommended to reduce disturbance during construction. 

 
Design 
 



  

The proposed extension is modest in size and scale, and proposed to be constructed of materials  which would 
match that of the existing property. The proposed extension would be not be obtrusive and it is not considered 

likely that it would be harmful to the character of the area. 
 
It is recommended that a scheme for landscaping of the site be submit ted prior to first occupation of the 

development. This would ensure appropriate separation between the private and public environment, provide 
suitable outlook for residents, improve the overall appearance of the site, and reduce opportunities for loitering on 
the existing hard-landscaped areas of the site. 

 
The Greater Manchester Police have raised concerns about the size of the canopy to the entrance of the building 
leading to upper-floor apartments. This is due to the potential of such a canopy to encourage loitering and 

congregation around this area of the building. 
 

 

 

Figure 7: Excerpt from elevation and floor plans showing roof canopy 

However, it is also recognised that a canopy will provide a level of amenity to future occupiers through protection 
from the weather while entering the building. It is not considered that the proposed canopy is unreasonable in 

scale for providing this function.   
 
Coal Mining Legacy 

 
The Coal Authority has recommended conditions to ensure that any risks posed to the development by past coal 
mining activity is investigated, and suitable remedial and mitigation measures are identified and scheduled. 

 
Land Contamination 
 

The Council’s environmental consultant has recommended conditions to ensure that any ground contamination 
is investigated, and suitable remediation is carried out if necessary. 
 
Highways, Access and Transport 

 
The Council’s highways team has been consulted on the application, who raised no objection in principle but 
recommend that the car-parking spaces be formally marked out and that at least one disabled bay be provided.  

Cycle parking is also recommended. Details of both car parking and cycle parking will be secured via condition, 
to be submitted prior to first occupation of the dwellings. 
 

Conclusions  
 



  

The proposal would provide an appropriate mix of dwelling sizes, with three one-bedroom and six two-bedroom 
apartments, and four of these having a floorspace of 57m2 and above. Future occupiers’ access to space, light 

and outlook is considered acceptable in this instance. It is not considered that neighbours will be unduly disturbed 
by the development once completed, and a construction management plan is recommended to reduce 
disturbance during the construction period. The proposed design is acceptable.  

 
Recommendation 
 

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

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

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

 

- 'Proposed - Elevations' P571_301 Rev C received by the Local Planning Authority on 30th May 2022. 
- 'Proposed - Floor Plans' P571_220 Rev B; and 'Proposed - Site Plan' P571_210 Rev B received by the 
Local Planning Authority on 10th May 2022. 

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

 

3. The external materials used shall be in strict accordance with those in the application form and drawing 
'Proposed - Elevations' P571_301 Rev C. 
   

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 and the requirements of the 
National Planning Policy Framework. 

 
4. No development shall take place, including any works of excavation or demolition, until a Construction 

Method Statement has been submitted to, and approved in writing by, the local planning authority. The 

approved Statement shall be adhered to throughout the construction period. The Statement shall include:  
 
(i) the times of construction activities on site which, unless agreed otherwise as part of the approved 

Statement, shall be limited to between 8am-6pm Monday to Friday and 9am-2pm Saturday only (no 
working on Sundays or Bank Holidays). Quieter activities which are carried out inside buildings such as 
electrical works, plumbing and plastering may take place outside of agreed working times so long as they 

do not result in significant disturbance to neighbouring occupiers;  
(ii) the spaces for and management of the parking of site operatives and visitors vehicles;  
(iii) the storage and management of plant and materials (including loading and unloading activities);  

(iv) the erection and maintenance of security hoardings including decorative displays and facilities for 
public viewing, where appropriate;  
(v) measures to prevent the deposition of dirt on the public highway;  

(vi) measures to control the emission of dust and dirt during demolition/construction;  
(vii) a scheme for recycling/disposing of waste resulting from demolition/construction works;  
(viii) measures to minimise disturbance to any neighbouring occupiers from noise and vibration, including 

from any piling activity; 
(ix) measures to prevent the pollution of watercourses; 
(x) a community engagement strategy which explains how local neighbours will be kept updated on the 

construction process, key milestones, and how they can report to the site manager or other appropriate 
representative of the developer, instances of unneighbourly behaviour from construction operatives.  The 
statement shall also detail the steps that will be taken when unneighbourly behaviour has been reported. 

A log of all reported instances shall be kept on record and made available for inspection by the local a 
planning authority upon request; and 
(xi) an intended date for the commencement of development and, following commencement, evidence of 

the material start on site. 
 



  

Reason:  In the interests of the amenity of neighbours in accordance with policies DES7 and EN17 of the 
Salford Unitary Development Plan and the NPPF. 

 
Reason for pre-commencement condition:  Any works on site could harm the amenity of neighbouring 
occupiers if not properly managed so details of the matters set out above must be submitted and agreed 

in advance of works starting. 
 
5. No development shall commence 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 to address land instability arising from coal mining 

legacy, as may be necessary, have been implemented on site in full in order to ensure that the site is 
made safe and stable for the development proposed.   
 

The intrusive site investigations and remedial works shall be carried out in accordance with authoritative 
UK guidance. 
 

Reason:  To ensure the site is appropriately remediated to enable safe use of the site in accordance with 
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 scheduled 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. 

 
6. Prior to the occupation of the development, or it being taken into beneficial use, a signed statement or 

declaration prepared by a suitably competent person confirming that the site is, or has been made, safe 

and stable for the approved development shall be submitted to the Local Planning Authority for approval 
in writing.  This document shall confirm the methods and findings of the intrusive site investigations and 
the completion of any remedial works and/or mitigation necessary to address the risks posed by past coal 

mining activity. 
 
Reason:  To ensure the site is appropriately remediated to enable safe use of the site in accordance with 

paragraphs 183 and 184 of the National Planning Policy Framework. 
 
7. Notwithstanding any information submitted with the application, no development shall take place until an 

investigation and risk assessment 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 wit h 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. 

 
8. Pursuant to condition 7 and prior to first use or occupation a verification report, which validates that all 

remedial works undertaken on site were completed in accordance with those agreed with the Local 

Planning Authority, shall be submitted to and approved in writing by the Local Planning Authority.  
 
Reason:  To prevent pollution of the water environment and to ensure the safe development of the site in 

the interests of the amenity of future occupiers in accordance with Policy EN17 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework.  

 

9. a) Notwithstanding the details shown on the approved plans, the development hereby permitted shall not 
be occupied until full details of both hard and soft landscaping works have been submitted to and 
approved in writing by the Local Planning Authority. The details shall include the formation of any banks, 

terraces or other earthworks, hard surfaced areas and materials, boundary treatments, external lighting, 
planting plans, specifications and schedules (including planting size, species and numbers/densities), 
existing plants / trees to be retained and a scheme for the timing / phasing of implementation works.  

 
(b) The landscaping works shall be carried out in accordance with the approved scheme for timing / 
phasing of implementation or within 18 months of first occupat ion of the development hereby permitted, 

whichever is the later. 
 
(c) Any trees or shrubs planted or retained in accordance with this condition which are removed, 

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

 
Reason:  To ensure that the site is satisfactorily landscaped having regard to its location and the nature of 
the proposed development and in accordance with Policies DES1 and DES9 of the City of Salford Unitary 

Development Plan and the National Planning Policy Framework.  
 
10. Notwithstanding the details shown on drawing 'Proposed - Site Plan' P571_210 Rev B, prior to first 

occupation of the development hereby permitted full details of the cycle parking provision shall be 
submitted to and approved by the Local Planning Authority. This should include quantity, type, location 
and size of the provision. The agreed facility shall be implemented prior to first use of the development.  

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

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

 
11. Prior to first occupation of the development hereby approved, the vehicle parking arrangements to serve 

the development hereby permitted shall be laid out as shown on drawing 'Proposed - Site Plan' P571_210 

Rev B received by the Local Planning Authority on 10th May 2022 and made available for use. 
Thereafter, the vehicular parking shall be retained for its 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.  

 

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. All drainage works shall be undertaken in accordance with Building Regulations Approved Document 

H. 

 

3. The applicant's attention is drawn to the letter from United Utilities dated 16th November 2021. 

 

4. With respect to gas protection measures the applicant's attention is drawn to BRE 414, Protection 

Measures for Housing on Gas-Contaminated Sites.  In addition the requirements of 

BS8845:2015+A1:2019 Code of Practice for the design of protective measures for methane and 

carbon dioxide ground gases for new buildings should be followed for installation and  the verification 

requirements of CIRIA C735 Good Practice on the Testing and Verification of Protection Systems for 

Buildings against Hazardous Ground Gasses will need to be submitted.   

 

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

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

and / or mortgage at a later time. 

 

5. Under the Coal Industry Act 1994 any intrusive activities, including initial site investigation boreholes,  

and/or any subsequent treatment of coal mine workings/coal mine entries  for ground stability 

purposes require the prior written permission of The Coal Authority, since such activities can have 

serious public health and safety implications.  Failure to obtain permission will result in trespass, with 

the potential for court action.  In the event that you are proposing to undertake such work in the Forest 

of Dean local authority area our permission may not be required; it is recommended that you check 

with us prior to commencing any works.  Application forms for Coal Authority permission and further 

guidance can be obtained from The Coal Authority's website at: https://www.gov.uk/get -a-permit-to -
deal-with-a-coal-mine-on-your-property 

 

 
 
 

 


