
PLANNING & TRANSPORTATION REGULATORY PANEL 
PART I 

SECTION 1: APPLICATIONS FOR PLANNING PERMISSION  
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APPLICATION No: 22/79339/REM 

APPLICANT: Countryside and Bellway 

LOCATION: Former Brackley Golf Club, Bullows Road, Little Hulton, M38 9TR 

PROPOSAL: Details of reserved matters (scale, layout, appearance, 

landscaping and secondary access) pursuant to outline 

planning permission 18/72605/OUTEIA comprising of residential 

dwellings (Use Class C3) with open space (including LEAP and 

NEAP), landscaping, acoustic mitigation, car parking, and other 

associated works. 

WARD: Little Hulton 

 

REASON FOR PANEL DECISION: The development proposes more than 50 dwellings. 
 
 

 
 
Description of Site and Surrounding Area  

 
The application refers to the former Brackley Golf Course and is located within the administrative areas of Salford 
City Council (SCC) and Bolton Council (BC) within the wards of Little Hulton and Hulton.  The site coverage is 27 

hectares of relatively flat topography and irregular in shape.  The majority of the site falls within SCC’s boundary  
with a relatively small strip along the western boundary falling within BC.  
 

The site was historically used as a colliery, known as Brackley Colliery.  Mapping evidence suggests it was active 
from 1893 before being named disused on 1968 mapping.  The site was redeveloped as a golf course in 1991,  
however due to lack of demand and financial viability reasons, the golf course closed in March 2016.  Up until 

recently there were several buildings within the site boundary.  However, some of these properties have now been 
demolished due to being fire damaged and attracting antisocial behaviour.    
 

The site is bound to the north by the M61 with the existing residential area of Little Hulton located to the east and 
south. The strategic employment site of Logistics North is located to the south west of the site beyond Manchester 
Road West (A6). There are a number of existing green spaces within easy access of the site, including Amblecote 

Playing Fields to the immediate east beyond Anchor Lane. 
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Description of Proposal  

 
The application concerns the reserved matters (scale, layout, appearance, landscaping and secondary access) 
application pursuant to outline planning permission 18/72605/OUTEIA comprising of residential dwellings (Use 

Class C3) with open space (including LEAP and NEAP), landscaping, acoustic mitigation, car parking, and other 
associated works.  This application is submitted on behalf of Countryside and Bellway who will share the 
development. 

 
The proposed development is for 690 dwellings; 685 of those properties are proposed within SCC’s administrative 
boundary (note Image 1).  The proposed development accords with the approved height parameters (3 stories) 

with the majority of the dwellings proposed being 2 storeys, with some 2.5 storey dwellings within key areas and 
one 3 storey apartment building.   
 

The proposed development includes a range of dwelling types and sizes including 1, 2, 3 and 4 bedroom 
dwellings.  The mix of detached, semi-detached, terraces and mews properties create a variety across the site to 
avoid a homogeneous development.  Countryside are proposing to deliver 138 Private Rented Sector (‘PRS’) 

units, with the remainder of dwellings comprising conventional market housing. The PRS units will be delivered 
on behalf of a PRS provider who will act as a professional landlord for these units. 
 

 
Environmental Impact Assessment 
 

Environmental Statement Addendum Received: 22 February 2022 
 
Publicity 

 
Site Notice: Non HH Affecting public right of way  Date Displayed: 14 March 2022 
Reason:  Article 13 affect public right of way 

 
Site Notice:  Accompanied by Environmental Statement Date Displayed: 14 March 2022 
Reason:  Planapp with Env Impact Assessment 

 
 
Press Advert:  Manchester Weekly News Salford Edition Date Published: 10 March 2022 

Reason:  Article 15 Affect Public right of Way 
Article 15 Standard Press Notice 

 

Image 1: Site Layout 
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Press Advert:  Manchester Weekly News Salford Edition Date Published: 10 March 2022 

Reason:  Planapp with Env Impact Assessment 
 
Neighbour Notification  

 
182 neighbouring occupiers have been notified of the application. 
 

Representations  
 
A total of 14 letters of representation have been received in response to then application publicity ; 12 objections, 

1 of representation, and 1 of support. 
 

 C – comment received         R – officer response 

C I believe that Bellway should make a sec. 106 agreement with the City Council agreeing to 
make a cash contribution to allotment provision in the City.  

R Planning obligations for the development were agreed under the outline consent.   

C We need to put money into making the area look better instead of building more for money 

and greed losing more wildlife yet again to line the pockets of others. 

R Please refer to the Character and Appearance and Ecology sections of the analysis.   

C This land was left to the people of Little Hulton by the Coal Board and is under covenant. It 
was left for public use "ONLY" and not to be sold off by the council for profit. The land is an 
ex colliery and suffers from subsidence. It is used by the residents of Little Hulton as a 

recreational area, Salford City Council have stated in previous documents that it wanted to 
keep this area as a green belt between itself and Bolton council.  

R The site is the subject of a remediation strategy with regards to coal working and land 
contamination to make it suitable for residential development.  Large areas of the site have 

been set aside for open space that the whole community can enjoy.   

C The area cannot sustain more residents, schools and doctors surgeries are at maximum 
capacity. 

R The principle of development was agreed under the outline consent.  The development is 
making a contribution towards school provision through the agreed planning obligations.   

The provision of medical services is monitored and managed through other public 
organisations.   

C The land is designated an existing strategic recreation route under your UDP policy R5 
meaning there would be a loss of right to roam public access land (there are numerous 

provided access points to this land for public use including public footpath).  

R No, it is not.   

C This land is and should be considered Green Land and even in pre Golf course days was a 
working dairy farm.  There would be loss of local traditions and access as the golf course is 
and has been defunct for many years this cannot be construed as excepted land.   Any 

approval by the council planning committee would be in contravention of the Government 's  
guidelines for green land by promoting urban sprawl (something which Salford council has 
been adept at in the area since it's takeover from Worsley council), Is Salford Council (local 

government) above National government?  Further, losing the semi-rural character of the 
neighbourhood due to overdevelopment and housing/population density would have a 
negative impact on local nature. 

R The principle of development was agreed under the outline consent.   

C There would be a significant impact to the neighbourhood with regards to noise and air 

pollution.  On average there are 1.2 cars per household so an extra approximate 1,000 
vehicles would have a significant impact on the area.  It may also be worth pointing out that 
Salford council is part of the Greater Manchester air quality improvement policy, and to 

negatively impact the area by encouraging more vehicle to the area would be to contravene 
the council's current policy. 

R A small portion of the northern boundary is within the air quality management area (AQMA) 
due to the M61.  The scale of the development means there is potential for the number of 

vehicle movements generated as a result of the development to have a detrimental impact 
on the AQMA and air quality further afield.  There is also the potential for fugitive dust 
emissions during the construction phase to impact on the AQMA and also nearby receptors.   
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Through the outline consent an Air Quality Assessment was received, reviewed and 
mitigation agreed.   

C What safety measures would be applied with respect to mining in the area, given that there 

have been 7 levels of coal extraction in the area by no less that 7 separate working 
(Brackley, Chorlton 1 & 2, Hanging Bank, Peel Hall, Wharton and Buckley, meaning a 
potential of 49 collapse hazards? 

R A condition concerning intrusive site investigations and remedial works is attached to the 

outline consent. 

C The overbearing scale of the proposal would lead to loss of the natural buffer zone to the 
M61 motorway including loss of trees and wildlife habitat.  Adding bat boxes will not improve 
the biodiversity which is established in the area. The development will affect the ecology 

and affect the sparse habitat of the birds and the wildlife which exist in the area.  

R The addition of bat boxes was agreed under the outline consent due to the loss of the on 
site buildings.  A comprehensive package of biodiversity enhancement is outlined within the 
Ecology section of the report. 

C There would be issues with regard to loss of privacy due to being overlooked. 

R Please note the residential section of the analysis.   

C Temporary issues regarding development under construction would include, though not be 

limited to, noise and dust created during construction along with light pollution in the 
evenings.  The elevated levels of air pollutants from unregulated construction equipment 
exhausts would lead to a loss of enjoyment of property and enforced enclosure within the 

buildings of the property, elevated use of utilities for laundry purposes and lighting due to 
enforced imprisonment within the property, attraction of criminal elements to the area as 
happens with construction sites. 

R A condition concerning a construction environmental management plan has been attached 

to the outline consent.   

C Permanent issues, even though I understand they may not legally be considered, though I 
feel should be morally considered, include loss of value to private property and the reduction 
of Council (aka public) assets when there are many other viable though maybe less 

attractive sites available.  Should there have been a public vote on the sale of this land?  
Has there been sufficient and available consultation with the public? 

R Loss of property value is not a planning consideration.  The applicant consulted the 
community regarding the reserved matters application and the same was done prior to the 

outline being submitted.  In addition, the Local Planning Authority also publicised both 
applications and invited comments from the public. 

C According to plans, the coppice of trees to South of the plot adjoining Mill Hill (triangular 
plot) appears to have been removed. However, according to the plans available these are 

not within the plot being developed. Can we have assurance that the trees will remain or if 
they must be removed, will comparable tree coverage or baffle landscaping be employed 
to maintain current acoustic mitigation and Privacy of gardens at present? 

R Tree coverage is not effective as a means of noise attenuation.  The trees to the north of 

Mill Hill are not within the redline of the application.  Therefore, they are not within the scope 
of the reserved matters application.   

C What materials or techniques will be used to absorb water which is a feature of the area.  
Impact of loss of water retention by the land will be felt in the Mill Hill Gardens and potential 

flooding. What drainage plans are in place to manage this issue as new developments often 
require significant hard spaces for parking as they lack access to publ ic transport? 

R The outline consent requires a condition concerning an appropriate drainage strategy to be 
agreed with the Local Planning Authority, which will be reviewed by specialist engineers.   

C Additionally, what traffic control methods will be employed during and after the creation of 

the development. Will there be traffic controls such as no lorries during school travel hours  
or access made only via the main road as on the plan. Similarly on completion, will traffic  
lights be used to control traffic in and out, and how have the projected traffic increases been 

accounted for on the flow in and out of Little Hulton. Will the developments roads be for 
passing through between A6 and the Bolton road or will traffic measures limit access for 
through traffic? 

R Traffic volumes were reviewed through the outline submission.  The construction 

environmental management plan would control practices through the construction period.   
There are two access points within the development, which will spread traffic flow and the 
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applicants are required to put in a signalled junction at the entrance on the A6.  The 
applicants are also contributing towards bus stop improvements, pedestrian environment 

improvements and traffic calming on Coniston Avenue. 

C Prior to Bellway taking over the site it was agreed that the hill and trees which border the 
edge of the site in front of the house numbers 59 to 43 Clarke Crescent would remain as 
they are for privacy and a noise barrier. This was supported by Councillor Sharpe.  The land 

on the old golf course is also susceptible to flooding, therefore the trees and bank provide 
vital protection to prevent this. Furthermore, changes to this area would create a pathway 
that would involve people walking through and onto private land and is contrary to what  was 

first agreed and promised to us as residents from the planning department. 
 
I understand that Bellway are claiming to replace every tree that is removed, however, the 

current forestry is already well established; any new plantations will take years to grow back 
to its current state. I would strongly object to the hill and trees being disturbed. 

R The trees to the front of Clarke Crescent are remaining.  However, a large proportion of the 
‘hill’ behind the trees is being removed to create gardens for future residents.  In this 

particular area, a cut through could not be created as it would be enclosed as part of 
residential gardens.  The area of trees slightly east would be enclosed by a railing to prevent  
any access routes being created.   

 
The trees being planted would vary in size across the site, which would be controlled via 
the landscape and replacement trees conditions.     

C The proposed road onto the A6 is on a bend and a hill. This is dangerous.  There has been 

an increase in traffic over the last two years on the A6 because of the new industrial estate. 
It is already difficult to cross the road at rush hour from Clarke Crescent to the bus stop on 
the other side of the A6.  With increased traffic from the new estate it will be impossible. 

R The access on the A6 is within Bolton’s administrative boundary and was agreed via the 

outline consent. 

C In the original planning they stated the trees to the rear of Newcombe Drive would be saved 
for wildlife now they are putting 5 houses there and ripping the trees out ... also the access 
to anchor lane is a terrible idea traffic at peak times is already horrendous and many will be 

using it as a short cut the original plan was pedestrian access.  The secondary access would 
mean removing more trees. 

R A number of the trees adjacent to Newcombe Drive are being retained.  See the Highway 
Safety section within analysis regarding the Anchor Lane access. In terms of rat running,  

the Local Highway Authority do not envisage that the new development will exacerbate this 
since as there is no advantage for those coming from the M61 motorway or from the west 
since it is more convenient for them to use Watergate Lane and Plodder Lane. 

C Access to the development, existing houses and property will suffer from the development.  

Parking near the development already causing an issue locally  

R The principle of development was established through the outline consent. 

C The density of new build housing vs existing is too great, what improvements are proposed 
to public transport any new bus stops? And increase in bus timetable?  If none of these can 
be answered the application should be declined. 

R There is a package of mitigation measures concerning highway/transport improvements ,  

including upgrading existing bus stops.   

C Currently there can be no certainty that the proposed development of the wider Brackley 
Golf Course site can be lawfully or practically accessed from the A6 utilising the currently 
approved access.  Implementing the approved access arrangements would conflict with an 

extant permission associated with a nieghbouring site.  Therefore, it would be wholly 
unreasonable for Salford CC to determine the reserved matters application until and unless 
these fundamental matters have been satisfactorily resolved. To do so would only serve to 

compound the mistakes and practical difficulties that have already emerged.  

R The primary access was determined under the outline consent by Bolton City Council.   
Therefore, the matter of the access is not material to this reserved matters application,  
which concerns detail, and concerns the Salford City Council administrative area. 

C Flattening the hill will intrinsically change the character of Clarke Crescent, which at present  

has a small village like stability. If the hill is flattened Clarke Crescent will just become part 
of a huge anonymous estate. It will be detrimental to the residents of Clarke Crescent.  
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Further, aesthetically it will diminish the area and further destroy even more of the habitat 
of local wildlife.  A key part of Salford's mission statement is "Green and Fair" if this part of 

the hill is flattened it will be neither green nor fair 
R The hill is situated beyond a cluster of trees, 12m to the north of Clark Crescent.  The trees 

directly opposite Clarke Crescent would be retained.  The applicant has committed to add 
additional landscaping to close the gaps to mitigate the loss of the ‘hill’.   

C Providing the existing tree line is retained on Clarke Crescent (as discussed on site), some 

of the residents would have no further objections to the proposed development.  In addition,  
they would welcome additional tree planting adjacent to the boundary to strengthen the tree 
line. 

R The layout plan has been amended to detail the tree line adjacent to Clark Crescent being 

retained, which the residents have been sent.  In addition, the applicant has committed to 
providing additional landscaping.  This will be secured via condition.   

C Where have the current deer life (both adult and young) that was living on Brackley Golf 
Course gone now? This we have video evidence off. Also, it is known that certain types of 

owls have also been living in the trees in this location, possibly the ones that have been cut 
down too. 

R Deer roam widely and are increasing in Greater Manchester. The proposal will reduce their 
range to some extent, but the development would contain open spaces to the northern and 

western fringes providing connectivity across the site.  From speaking with GMEU tawny 
owls are likely to be present in the area. This species is not specifically protected except 
under the general provisions of the Wildlife and Countryside Act, which protects all species 

of wild bird whilst nesting.  The proposed open space within the site and landscape 
enhancement would provide future opportunities for nesting birds, including owls.   

C Another point I would like to raise is that I have evidence of an individual being denied 
building permission to build just one house on the opposite side to this estate but was denied 

by Bolton Council due to Greenbelt. How can this be possible, but then Salford Council are 
allowing hundreds of houses to be built in more or less the same location on the opposite 
side? 

R The Salford portion of the site is not designated as Green Belt.  No houses are being built 

within Green Belt – the 5 houses being built within the administrative boundary of Bolton 
are outside of the Green Belt. 

 
Relevant Site History 

 
18/72605/OUTEIA 

Demolition of existing buildings and outline planning application with all matters reserved except for the 

principal means of access from Manchester Road West (A6) for the erection of a residential development 
with associated landscaping, open space, ecological corridor, acoustic bund and mitigation and 
infrastructure - Approved - 7 March 2019 

 
17/69816/SCO 

A scoping opinion request was submitted due to the development exceeding the applicable thresholds 

and criteria of Category 10(b) of Schedule 2 of the Environmental Impact Assessment Regulations 2017.   
The agreed matters to be examined were:  

 

• Socioeconomics; 
• Landscape and Visual; 
• Ecology and Nature Conservation; 

• Archaeology and Heritage; 
• Ground Conditions; 
• Drainage and Flood Risk; 

• Transport and Access; 
• Air Quality; and 
• Noise and Vibration. 
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Bolton Council 

 
13196/22 

Details Of Reserved Matters (Scale, Layout, Appearance, Landscaping and Secondary Access) Pursuant  

to Outline Planning Permission 04875/18 Comprising of Residential Dwellings (Use Class C3) with Open 
Space (Including Leap And Neap), Landscaping, Acoustic Mitigation, Car Parking, and Other Associated 
Works.  Pending consideration. 

 
04875/18 

Demolition Of Existing Buildings and Outline Planning Application with All Matters Reserved Except for 

the Principal Means of Access from Manchester Road West (A6) for the Erection of a Residential 
Development with Associated Landscaping, Open Space, Ecological Corridor, Acoustic Bund and 
Mitigation and Infrastructure (Including Up To 13 Dwelling Houses Within Bolton Council's Boundaries).   

Approved 12 Jun 2019 
 

Consultations 

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

 
Bolton M B C 

No comments received to date   

 
County Fire Officer 

The Fire Service requires vehicular access for a fire appliance to within 45m of all points within the 

dwellings.  The access road should be a minimum width of 4.5m and capable of carrying 12.5 tonnes.  
Additionally, if the access road is more than 20m long a turning circle, hammerhead, or other turning point 
for fire appliances will be required.  The maximum length of any cul-de-sac network should be 250m. 

 
Design For Security 

No objection subject to the physical security set out in section seven of the Crime Impact statement being 

secured via condition. 
 
Environment Agency 

No objection.   
 
Greater Manchester Ecological Unit 

 No objection subject to further ecological permeability and recommended conditions. 
 
Highways  

 No objection subject to conditions. 
 
Landscape Design 

Many positive aspects of the landscape design.  However, the design would have been improved if more 
of the existing trees could have been retained.  The use of SuDS is recommended within the tree pits.  
Further information is sought concerning the planting schedule and street furniture.  Cycle parking should 

be included within the development. 
 
The Open Spaces Society 

No comments received to date. 
 
National Grid Plant Protection 

No comments received to date.  
 
National Highways 

Initially a holding objection was placed on the application concerning the design of the northern part of 
the site (public open space), and its likelihood of attracting additional users .  In response to this the 
applicant undertook a Road Safety Audit, which has resolved concerns and the holding objection has 

subsequently been removed. 
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Natural England 

Based on the plans submitted, Natural England considers that the proposed development will not have 
significant adverse impacts on designated sites and has no objection.  

 

Ramblers Association (Manchester Area) 
Comments on the narrowness of the public footpath W 102 through the proposed housing have been 
addressed; the new plans appear to show a much wider and variable path.  Therefore, Ramblers have 

no objection to this proposal. 
 

One minor point: on page 13 of the Design & Access Statement the public footpath W 154 is shown 

running up to the motorway footbridge but not its continuation running westwards to link up with path W 
102. This is probably a mapping error as elsewhere the green area is shown with a path connecting the 
two. It is important, however, that the formal status of W 154 is shown throughout its length.  

 
Senior Drainage Engineer 

No objection.   

 
The Greater Manchester Pedestrian Assoc. 

No comments received to date. 

 
United Utilities Water Ltd 

A large diameter water main is located close to the red line boundary of the site and there is a risk that 

the applicant’s drainage proposal may impact this pipeline.  In addition, the drainage strategy requires  
amendment regarding service water discharging into the public surface water network within Bullows 
Road. 

 
Planning Policy 
 

Development Plan Policy 
 
Unitary Development Plan - Policy ST1 Sustainable Urban Neighbourhoods 

Unitary Development Plan - Policy ST10 Recreation Provision 
Unitary Development Plan - Policy ST12 Development Density 
Unitary Development Plan - Policy DES1 Respecting Context 

Unitary Development Plan - Policy DES2 Circulation and Movement 
Unitary Development Plan - Policy DES3 Design of Public Space 
Unitary Development Plan - Policy DES4 Relationship of Development to Public Space 

Unitary Development Plan - Policy DES7 Amenity of Users and Neighbours 
Unitary Development Plan - Policy DES10 Design and Crime 
Unitary Development Plan - Policy H1 Provision of New Housing Development 

Unitary Development Plan - Policy H4 Affordable Housing 
Unitary Development Plan - Policy H8 Open Space Provision Associated with New Housing Development  
Unitary Development Plan - Policy A2 Cyclists, Pedestrians and the Disabled 

Unitary Development Plan - Policy A8 Impact of Development on Highway Network 
Unitary Development Plan - Policy A10 Provision of Car, Cycle and Motorcycle Parking in New Developments  
Unitary Development Plan - Policy EN9 Wildlife Corridors 

Unitary Development Plan - Policy EN12 Important Landscape Features 
Unitary Development Plan - Policy EN17 Pollution Control 
Unitary Development Plan - Policy EN18 Protection of Water Resources 

Unitary Development Plan - Policy EN19 Flood Risk and Surface Water 
Unitary Development Plan - Policy R1 Protection of Recreation Land and Facilities 
Unitary Development Plan - Policy DEV5 Planning Conditions and Obligations 

Unitary Development Plan - Policy R2 Provision of Recreation Land and Facilities 
 
Supplementary Planning Policy 

 
Supplementary Planning Document Sustainable Design and Construction 
Supplementary Planning Document Salford Greenspace Strategy 

Supplementary Planning Document Planning Obligations 
Supplementary Planning Document Nature Conservation and Biodiversity  
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Supplementary Planning Document Trees and Development 

 
Local Planning Policy 
 

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 with NPPF paragraph 48.  
 
Second, the Publication Salford Local Plan: Development Management Policies and Designations (SLP:DMP), 

which was published on 27 January 2020 and comments were invited until 20 March 2020.   An Addendum was 
published on 5 February 2021 and comments were invited on this until 19 March 2021. The Publication SMP:DMP 
and the Addendum were submitted to the Secretary of State for examination on 30 June 2021 and the examination 

hearings 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.  

 
Emerging Salford Local Plan 
 

 Policy F3 Inclusive places 

 Policy A1 Supporting sustainable transport 

 Policy A2 Transport hierarchy and sustainable streets 

 Policy WA4  Development and flood risk 

 Policy D1 Design principles 

 Policy D3 Layout and access 

 Policy D4 Spaces 

 Policy D5 Amenity 

 Policy D6 Design and crime 

 Policy GI6 Trees, woodland and hedgerows 

 Policy HE1 Heritage Protection  
 

National Planning Policy 
 
The National Planning Policy Framework (NPPF) paragraph 48 establishes that local planning aut horities 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).  

 
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  

Environmental Statement 
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Planning Practice Guidance advises that ‘in cases where a consent procedure involves more than one stage (a 
multi-stage consent), for example a first stage involving an outline planning permission and a second stage dealing 
with reserved matters, the effects of a project on the environment should normally be identified and assessed 

when determining the outline planning permission.’ (Paragraph: 053 Reference ID: 4-053-20140306).  However,  
if the likely significant effects of a project on the environment are not identified or identifiable at the time of the 
principle decision, an assessment must be undertaken at the subsequent stage (Paragraph: 056 Reference ID: 

4-056-20170728).   
 
During pre-application discussions, the applicant outlined that their approach to noise attenuation going forward 

was going to be different to that approved under the Outline application (18/72605/OUTEIA).  To ensure all likely 
environmental effects are captured and considered concerning the change in approach, an addendum to the 
Environmental Statement (ES) has been produced by the applicant in support of the submitted planning 

application.  The addendum has been duly considered during the planning application process by the Local 
Planning Authority (LPA) in conjunction with the Council’s Environmental Health Officer who has sufficient  
expertise to understand and assess the matters.   

 
The likely significant effects of the development to the environment have been fully identified and assessed within 
the ES and addendum and no concerns are raised with its content. The conclusions reached within the ES 

addendum are considered to be up to date, the impacts of the proposed development are unlikely to have 
significant effects on the environment as it stands and can be mitigated against by conditions.  The nature of the 
site and environmental considerations identified are such that specific monitoring conditions  continue to not be 

required in this case.    
 
Principle 

 
Outline Planning Permission 
 

The principle of residential development on the Site was determined to be acceptable with the granting of outline 
planning permission (18/72605/OUTEIA). The outline was approved subject to subsequent reserved matters 
applications aligning with the parameters plan (note Image 2), which set out the following principles: 

 

 Residential uses (use class C3) including landscaping, SUDs, access and associated Infrastructure (up 
to 3 storey - I 2m above FFL); 

 Existing retained public rights of way (PROW); 

 Primary vehicular access; 

 Potential secondary vehicular access; 

 Acoustic bund and mitigation (6m above FFL) and/or Residential uses (use class C3) including 
landscaping, SUDs, access and associated Infrastructure (up to 3 storey - I 2m above FFL), and stand 

off from outer conductor of pylon to the north of the site; and, 

 Landscape buffer, open space, ecological corridor, SUDs, access & infrastructure. 
 

The location of the primary access was determined under the outline planning permission, referenced within the 
parameters plan, which the reserved matters application does not deviate from.  The parameters plan also detailed 
two options for a secondary access that would be determined at reserved matters stage.  The applicant has opted 

to pursue the secondary access option on Anchor Lane, which is discussed in further detail below. 
 
With regards to the proposed residential properties in relation to their location and height, the detailed design 

complies with the parameters plan.  The landscape masterplan incorporates the open spaces, and ecological 
corridor within the agreed areas and the PROW are broadly retained within the same locations. SUDS features 
have been integrated within the development and will be appropriately designed to provide both drainage and 

ecological benefits. 
 
Originally a 6m high acoustic bund was to be developed within the area identified by a brown strip on the 

parameters plan (note Image 2) to avoid future occupiers suffering from harm due to motorway noise.  However,  
the approach has now changed, the applicant is proposing to use a combination of acoustic fencing and 
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appropriate glazing with positive input ventilation where needed.  This approach is considered acceptable 

(discussed in detail below) and also in line with the requirements of the parameters plan. 

 
Housing Tenure, Mix and Size 
 

Saved UDP Policy H1 states that all new housing should contribute toward the provision of a balanced housing 
mix in the area in terms of housing type, size, tenure and affordability. In determining whether the proposed mix 
and density of dwellings on a site is appropriate and acceptable, regard will be had to criteria A to H of UDP policy 

H1. 
 
The area within which the site is located is generally characterised by social housing, with some of the properties  

likely to be owner occupied as a result or right to buy (or even privately rented). Of the total 685 dwellings to be 
provided across the site, 138 are identified within the planning statement as being of a private rented tenure with 
the remaining 547 dwellings being ‘market’.  The provision of private rented dwellings would contribute to a 

balanced mix of dwellings in the local area and ensure that the scheme can meet the needs of those who require 
privately rented accommodation.  
 

The Housing Planning Guidance supports the implementation of policy H1.  Policy HOU1 of this Planning 
Guidance states that within this part of the city, where the proposed development is located, new developments  
should provide a broad mix of dwelling types; apartments should only be the predominant form of provision on 

sites in the most accessible locations. 
 
The proposal consists of 669 new dwelling houses, which would comprise a mix of two, three and four bedroom 

properties, and 16 apartments (one and two bed units).  The mix would consist of the following: 
 

Size of Property 
(bedrooms) 

Number of Units % of Units 

1 4 1 

2 119 17 

3 385 56 

4 177 26 

Total  685 100 

 
Considering the above, the proposed development is considered to provide a broad and appropriate mix of 

dwelling types. 

Image 2: Parameters Plan 
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Policy HOU2 of the Housing Planning Guidance requires that the majority of new houses should have at least 
three bedrooms. Given that 84% of the dwellings would have at least three bedrooms if not four, the requirements  
of policy HOU2 are met as small dwellings would not predominate.   

 
Open Space 
 

Overall, the on-site open space / green infrastructure proposed is considered consistent with the quantum, mix 
and accessibility of provision as intended by the masterplan for the approved outline permission.  
 

Local Equipped Areas of Play (LEAPs) and Neighbourhood Equipped Areas of Play (NEAP) 
 
The combination of the two LEAPs, a NEAP and informal play area are expected to provide good accessibility to 

both existing and future residents. They would satisfy the relevant local recreation standards, albeit it that the 
LEAP to the south-west is proposed to contain only three pieces of play equipment rather than the Salford 
minimum of five. This LEAP will be located within the administrative boundary of Bolton MBC and will be for them 

to determine its acceptability; therefore, it would not be appropriate for Salford City Council to advise on this 
matter.  
 

Further consideration is required regarding the type of play equipment and safety surfacing to be provided. Whilst 
timber play equipment is aesthetically far more attractive than steel it can be prone to vandalism especially in 
more secluded areas. If the applicant is adamant regarding timber equipment, colleagues have strongly advised 

that the equipment is fitted with steel ground anchors to facilitate repair of any damaged sections without the need 
to relay the safety surface.  The proposed safety surfacing of rubber grass mats is rarely successful and should 
be reconsidered as they require regular maintenance.  In this location, it would be preferable to the use of a 

bonded rubber mulch such as rhino-mulch or similar. The design of the play spaces can be controlled via condition 
to ensure they are durable and safe for future use. 
 

Salford policy dictates that there should be a 30 meter buffer between the play areas and the nearest residential 
property to avoid harm to amenity.  The applicant has amended the layout plan to ensure that the proposed play 
spaces within Salford meet this policy.   

 
Natural Surveillance 
 

Whilst on-site habitat areas and landscaping are an integral part of the proposals and very much supported it is 
essential that these are well managed in perpetuity, and that there is good natural surveillance to the play areas 
and other public spaces. The plans indicate that the play areas would be enclosed with shrub planting, which 

could inadvertently create places of concealment or obscure surveillance. The planning statement makes 
reference to the development according to the requirements of saved UDP Policy DES10 but this is may not be 
reflected around the play areas if the landscaping is not deigned and managed effectively.  In these locations the 

planting needs to be opened up to allow natural surveillance from nearby houses, footpaths and other public 
spaces, which can be controlled via condition.  
 

Maintenance and Management 
 
The applicant is intending to appoint an appropriate management company to be responsible for the maintenance 

and management of the on-site open space / green infrastructure areas in perpetuity.   An appropriately worded 
condition attached to any grant of decision is recommended to agree the specific maintenance and management 
details. It will be necessary for this condition to align with the timescale for the implementation of the play spaces; 

as commented above, to create good natural surveillance of the play areas and public spaces .  
 
Principle Conclusion 

 
The proposed detail accords with the aforementioned parameters plan, which was approved under the outline 
planning permission. The proposed development would have an appropriate split of open market housing and 

private rented property, with an acceptable mix and size of units that is likely to satisfy local need.  With regards 
to open space, the development would provide what was agreed at outline stage.  Given these factors, the 
development complies with the approved parameters plan and the aforementioned policy.   
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Character and Appearance 

 
Saved UDP Policy DES1 states that development will be required to respond to its physical context, respect the 
positive character of the local area in which it is situated and contribute towards local identity and distinctiveness.  

The policy advises that in assessing the extent to which any development complies with this policy, regard will be 
had to a number of factors, including the relationship to existing buildings and landscape, the character, scale and 
pattern of streets and building plots, and the quality and appropriateness of proposed materials. 

 
Site Layout, Height and Scale 
 

In relation to site layout, saved UDP Policy DES1 states that regard should be given to the scale of the proposed 
development in relationship to its surroundings; and, the street’s vertical and horizontal rhythms.  Saved UDP 
Policy DES2 states that the design and layout of new development should enable pedestrians to orientate 

themselves and navigate their way through an area by providing appropriate views, vistas and visual li nks.  With 
regards to public spaces, saved policy DES3 outlines that such areas should have a clear role and purpose; reflect  
and enhance the character and identity of the area; be attractive, safe, uncluttered and appropriately lit; of an 

appropriate scale; and connect to established pedestrian routes and other public spaces.   
 
The design of the layout has been led by the approved parameters plan, which, as previous ly outlined, promotes 

a strong landscape led framework with retention of the PROW and two access points.  To provide a sense of 
arrival, the primary access point off the A6 (Manchester Road West) has been designed in such a way to create 
a sense of space that is enhanced by the landscaping scheme (including a feature wall).  The sense of space is 

achieved through a low density of development within this immediate area and by setting the dwellings within this 
location back from the highway and defining the area with a feature wall.   
 

The layout of the development maximises the movement of pedestrians around and through the site by providing 
a comprehensive network of footpaths and routes through to surrounding areas enhancing connectivity.   Two of 
the key pedestrian routes would run through the site north to south, following a very similar line to the existing 

PROW and connecting in with the portion of Worsley Definitive Footpath 154 situated to the PROW north of the 
site (that runs west to east).  Two of these proposed routes would provide a direct link to the pedestrian bridge 
that crosses the motorway.  These routes have been designed as landscaped spaces with natural surveillance,  

so should be attractive, safe (with appropriate lighting that would be conditioned) and work effectively for those 
moving through the area.   
 

In addition to the primary pedestrian routes through the site (including the vehicular accesses, which have 
footpaths either side), there is a secondary route that would connect in with Bullows Road.  This would provide 
convenient access for a large proportion of the development to Captain Fold Road, which holds a bus route and 

onward access to the rest of Little Hulton.  This secondary access maximises the permeability of the site enabling 
safe, direct and convenient access to public transport facilities.   
 

The development incorporates a cycle lane, which is formally accessed via Manchester Road West or Anchor 
Lane (note Image 3).  Image 3 indicates where the cycle lane leaves the highway and goes through the public 
open space.  The cycleway runs east to west across the north of the site and connects with the northern points of 

the PROW.  This provide both an off road route for commuting cyclists and those from the development and 
surrounding area that want a recreational experience.  The cycleway would snake past the proposed LEAPs and 
NEAP to the north-east, north-west and south-west corners of the development.   

 
The development incorporates a spine road that facilitates travel through the site, which has been designed with 
a varied alignment to create interest, slow traffic down in parts and facilitate orientation.  The road hierarchy would 

be legible to all users enabling ease of navigation.  The new streets have been designed to be part of an extended 
pedestrian routes through the site which would be well overlooked to allow natural surveillance.    The arrangement 
of the streets would be such that green vistas (views) would be created of the open space to the north and west; 

furthering placemaking and orientation. 
 
As outlined previously, the development would deliver 685 units (within Salford) of various dwelling types and 

sizes; including apartments, detached, semi-detached, terraces and mews style properties.  The layout is such 
that active frontages would be created. The proposed houses are set within plots which provide in-curtilage 
parking and gardens.  These units are at an appropriate scale and density to reflect the character and appearance 

of the surrounding residential development. 
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In accordance with the parameters plan, the development does not incorporate any units over 3 stories.  In the 

main, the dwellinghouses would be 2 stories with 87 properties at 2.5 stories high and one 3 storey apartment  
block.  The proposed variation in scale and massing would provide interest within the streetscene and way finders  
to assist with navigation and orientation while maintaining a sense of human scale and utilising the land efficiently.    

 

 
Design Detail 

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

that is appropriate to both the location and the type of development is required (saved UDP policy H1).  
 
As noted previously, Countryside and Bellway are developing the site together.  Countryside have proposed 17 

house types (6 are for the PRS housing) and Bellway would build 12.  The house type designs all have similar 
themes; pitched roofs, gables, heads and cills detailed with a soldier course, and 70/60mm reveals.  The 
difference between the two housebuilders is that some of the Countryside units would have a stringcourse, the 

Rippon Apartments, Larch, Birch and Cork house types would have hipped roofs, and the Oakham has a much 
lower eaves height than other units.   
 

Image 3: Cycleway’s Main Access Points  
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The local context is mixed, and the majority of the site does not directly relate to existing property in the sense 

that a direct comparison would be easily drawn with regards to design.  The exception to this is where the 
pedestrian routes meet existing housing to the south of the site.  The existing housing within these areas tends to 
be simple brown brick pitched roofed properties.  Therefore, subject to careful consideration regarding materials, 

the proposed house types should add to the quality of the urban environment.   
 
With regards to materials, the applicants are proposing to both use the same red brick and grey tiles, and 

Countryside would add a buff and a red multi brick to the mix with a red roof tile.  With the elevational plans for 
the house types, Countryside have implied the use of tile hanging.  This approach is not recommended as it would 
provide a sharp contrast with the more modern approach to design elsewhere within the scheme.  A condition 

concerning agreeing the material detail is recommended on any grant of consent.   
 
The development consists of one, two, three and four bedroom units throughout the development. Each house 

would have a level access to the front with in curtilage parking.  The kitchen/dining, living space and WC would 
be on the ground floor with bedrooms and bathrooms to the upper floor(s).  Depending on the house type the 
ground floor does vary in the sense that some are open plan and others offer a study.  The Rippon apartments  

(developed by Countryside) would have one bedroom with an open plan living/kitchen area.  The Blenheim 
apartments (built by Bellway) would be two bedrooms and would also have an open plan living/kitchen area. 
 

Landscaping 
 
Appropriate hard and soft landscaping provision is expected within all new development. Landscaping must be of 

a high-quality in terms of design and materials; reflect and enhance the character of the area and the design of 
the development; respect adjacent land uses, buildings and other structures; and, wherever possible make 
provision for the creation of new wildlife habitats (saved UDP policy DES9).  

 
The layout is based upon a connected network of accessible green spaces, providing landscape, biodiversity ,  
sustainability and recreational well-being benefits for the local and wider community.  The perimeter trees have 

largely been retained in order to contain the development site in its natural green buffer. The green infrastructure 
defines the development edges of the site creating green fringes that integrate into the site via the PROW.  The 
open spaces would contain pedestrian networks and those to the north and west would also provide a cycleway 

and areas of formal and informal play. 
 
The layout of the development is such that the PROWs have been provided with a spacious setting that has been 

landscaped.  Along the routes there are featured areas, such as a butterfly and rain water gardens.  Worsley 
Definitive Footpath 102 would terminate to the north (within the northern strip of open space) with a sensory 
garden.  The open spaces would also contain feature areas, such as planting areas to encourage the development 

of habitats and a trim trail (informal play).   
 
SuDS and swales are integrated within the central and outer green fringes with the new radial cycleway and 

retained public rights of way framing these areas.  A NEAP is proposed to the north-west corner of the site, sitting 
in the backdrop of the existing trees. Two LEAPs are proposed, one to the western area of the site and one 
adjacent to Anchor Lane.  A condition is recommended to control the detail design evolution of the play spaces  

and landscaped/open spaces.  Benches and seating areas have been proposed throughout the landscaped area;  
care will have to be taken over their final design to ensure their longevity.  The areas of open space will be 
maintained by a management company to retain the quality and appearance. 

 
As previously outlined, the parameters plan agreed that most of the perimeter trees would be retained.  The 
originally submitted layout plan had omitted the trees adjacent to Clarke Crescent, which has now been corrected.   

Through discussion with the applicant, it has become apartment that the bank opposite Clark Crescent will be 
removed and so will some of the outlying trees.  A retaining wall and fencing would be erected in their place to 
secure the proposed gardens in this area.  However, the applicant has agreed to mitigate the impact of this change 

on the residents of Clark Crescent by proving some additional landscaping in the southern side of the boundary .   
This mitigation work would be secured via condition on any grant of consent.   
 

The site’s character did incorporate clusters of trees within the middle of the site.  Due to the site wide remediation 
strategy / re-engineering works required many trees have been removed.  However, in accordance with policy TD 
6 of the Trees and Development Supplementary Planning Document, the trees lost will be replaced on site at a 

ratio of 2:1, which is a matter that can be controlled via condition if Panel members are minded to approve the 
application.   
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With regards to the boundaries, the applicant has proposed a comprehensive approach with a feature wall to the 
Manchester Road West frontage and 1.8m brick piers with low level wall / timber infill panel and feature fencing 
to the prominent perimeters.  To the north of the site, some curtilages would require a 2.5m high wall / timber infill 

panel arrangement for the noise attenuation purposes (discussed in further detail below).  Further noise mitigation 
requires a 4m high acoustic fencing adjacent to the boundary of the M61, which would obscured by existing trees 
and additional planting.   

 
Design for Security  
 

Development will not be permitted unless it is designed to discourage crime, anti -social behaviour and the fear of 
crime, and support personal and property security (saved UDP policy DES10).   
 

The development has been assessed against the principles of ‘Crime Prevention Through Environmental Design’, 
which has been summarized within the Crime Impact Statement (CIS).  In relation to perimeter security, the CIS 
recommends 1.8m high boundary treatment to all perimeters which the applicant has provided.  In addition, where 

appropriate soft landscaping has been proposed to the front of fencing to make scaling a fence difficult.   
 
Most plots have a means of demarcating defensible private and semi-private space(s) using shrubs and hedges,  

which allows the dwelling frontages to be open to view, in accordance with the recommendations within the CIS. 
However, where some of the plots have ornamental trees the defensible space is not separated from public space 
so a secure separation is not created.  However, this matter can be resolved through the landscape condition by 

altering the proposed soft landscaping arrangement with plots adjacent to public open spaces to avoid any miss 
use of these spaces by the public.   
 

Car parking in the main will be within the front or side curtilage of each individual property whether this is in a 
garage, on a driveway or in a well overlooked designated parking space. The only exception to this is the parking 
court for the apartments (Plots 141-152 inclusive). The entrance to the car park is well overlooked and spaces 

will be overlooked by habitable rooms within the apartment block.  The CIS discusses the use of a part close 
boarded fence and part trellis to the boundaries of the car park to allow intervisibility.  However, these boundaries  
also relate to rear boundaries of neighbouring property so this would not be appropriate.  A 1.8m fence has been 

proposed, which is consistent with other areas of the site. 
 
Access to rear gardens is gated with a minimum boundary height of 1.8m, to prevent unlawful access to the rear 

of properties and allow for storage of refuse/recycling bins at the rear.   In cases where access paths serve more 
than one plot, the CIS recommends a communal locking gate to avoid people having hiding places.  This matter 
can be resolved through the landscape condition. 

 
The CIS raised concern regarding the pedestrian access onto Bullows Road due to previous level of crime and 
disorder on this road. To respond to this, the applicant has altered the house type within the plots either side of 

the pedestrian link to the Aspen.  As indicated by Image 4, the front elevation to the Aspen is actually what would 
be to the side of most house types, which provides the necessary natural surveillance.  This coupled with 
appropriate lighting, secured via condition, should resolve the concerns.  The other pedestrian routes within the 

site are well overlooked and landscaped, to deter anti-social behaviour.   
 
The consideration of security alarms and appropriate lighting are discussed within the CIS.  Security alarms are 

outside what is reasonable to be considered by the Local Planning Authority.  However, lighting, as previously  
outlined, can be controlled via condition.   
 

Historically, sub-stations are ‘crime generators’ and when left unprotected they can create anti-social behaviour 
conditions that affect the lives of residents in the long term. To counter this, the CIS recommends that the sub-
stations should be a brick built pitched roof structures with a locking steel access door. The applicant has designed 

the substations accordingly.   
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Character and Appearance Conclusion 
 
The development positively responds to its physical context and contributes towards local identity and 

distinctiveness, which has been designed to discourage crime.  The proposal would incorporate a mix of dwelling 
types that will satisfy local need and enhance the profile of the area.  The routes through the site are legible,  
attractive and safe so would promote accessibility and local permeability.   The proposed landscaping scheme is 

of a high design quality that would enhance the character of the area and the use of SuDS has been incorporated 
within the development.  Given these factors, the development would accord with the aforementioned local 
planning policy.   

 
Residential Amenity 
 
In accordance with paragraph 127 of the NPPF (2018) development should provide a high standard of amenity 

for existing and future users. Development will not be permitted where it would have an unacceptable impact on 
the amenity of the occupiers or users of other developments (in accordance with saved UDP Policy DES7).   
 

The proposed built form would provide spatial definition to the public spaces and routes.  This is achieved through 
a hierarchy within the urban form characterised by the boulevard (spine road), streets and lanes.  Therefore, the 
space about the dwellings and between properties varies throughout the development.  This provides character 

and ease of orientation.  In most cases, the separation distances are such that no significant dominance,  
overshadowing nor overlooking would be introduced within the development.  However, on the corners of the 
streets/lanes there are a couple of pinch points through the development but given the varied urban form and 

design of the house types this would not introduce harm.  
 
To the south of the development there are many residential properties that share a boundary with the site.  The 

development would not introduce harm with regards to overshadowing and dominance.  In most cases, the 
development would achieve at least 10.5m to the boundary which is considered acceptable given it represents  
half of the 21m normally sought between facing properties.      
 

With regards to 26 Clarke Crescent, four of the proposed units would look onto the side of this property (including 
a conservatory).  However, one of the units would look onto a blank elevation and the unit adjacent to the 

Image 4: Bullows Road Pedestrian Link 
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conservatory would be over 10.5m from the boundary.  The remaining two units would be a reasonable distance 

from the boundary with the rear garden not to introduce significant harm with regards to overlooking. 
 
To improve the relationship with 22 and 24 Greenheys Road, the layout plan has been amended to alter the 

adjacent units from a terrace to two semi-detached properties.  This coupled with the units being set slightly further 
forward means that there would now be approximately 21m between habitable rooms. 
 

A 1.8m fence would been situated on the boundary with 4 Mooryhey Road and 14/16 Greenheys Road to avoid 
overlooking from a secondary living room window.  However, the proposed bathroom window has the potential to 
cause harm, so a condition is recommended concerning obscure glazing.   

 
Residential Amenity Conclusion 
 

The development, on balance, would provide sufficient amenity to all properties across the development. In 
addition, the development would not introduce harm to neighbouring residents in terms of space, sunlight, daylight, 
privacy, aspect, and layout. Therefore, the development would not have an unacceptable impact on the amenity 

of the occupiers or users of other developments. 
 
Highway Safety 

 
Saved UDP policies A2 and A10 seek to ensure the provision of safe and convenient pedestrian access and that 
enough car, cycle and motorcycle parking is provided for new developments. Saved UDP policy A8 sets out that 

development should not have a negative impact upon the safe and free flow of the highway.  
 
At outline stage it was proposed that the main vehicular access to the development would be taken from a new 

signalised three-arm junction off Manchester Road West.  The junction would have a shared foot/cycleway of 3-
metre width on the western side and a 2-metre-wide footway on the eastern side linking to the existing footways 
on Manchester Road West. There would be a controlled staggered pedestrian crossing facility on the approach 

of the development and on the western Manchester Road West arm.  However, in order to accommodate a new 
vehicular access on the south side of Manchester Road West some amendments may need to be made to this 
layout.  There is space within the highway to accommodate changes and as this was a matter for consideration 

at outline stage it is not a material consideration for this reserved matters application.  Should changes be required 
there are separate processes that can be followed to secure them to the outline consent. 
 

The secondary access for the site is proposed to be taken off Anchor Lane.  Based on the traffic flows extracted 
from the Transport Assessment (submitted with the outline application), the secondary Anchor Lane access is 
estimated to serve 32% of the total residential traffic from this development of which equates to 108 two-way 

traffic flow during the AM peak and 129 two-way traffic flow during the PM peak. Whilst background traffic would 
account for 167 two-way traffic during the AM peak and 278 two-way traffic during the PM peak. A combined 
traffic flow (background + Development) would equate to 275 two-way traffic flow during the AM peak and 407 

two-way traffic flow during the PM peak.  The UK National Highways advice note (TA 79/99) outlines that in 
relation to capacity for urban roads, it is envisaged that Anchor Lane can accommodate up to 900 two-way traffic  
flow per hour and therefore this would suggest Anchor Lane would have spare capacity of 69% in the AM peak 

and 55% in the PM peak.  Therefore, there should not be a capacity issue with the development introducing 
access onto Anchor Lane. 
 

A Road Safety Audit has been undertaken with regards to the development encouraging activity near the M61 
and additional use of the pedestrian link over the motorway.  The resulting Road Safety Risk Assessment has 
clearly identified the potential hazards and resultant road safety risks associated with the proposed residential 

development of the former Brackley Golf club site to the south of the M61.  Each reasonably foreseeable hazard 
has been assessed prior to and following mitigation, and all hazards are shown to have no or low risk value 
following mitigation (note Table 1).  The proposed mitigation could be secured by way of condition on any grant  

of consent.   
 
Apart from private accessways, the internal roads are widely comprising of 5.5m wide carriageways and 2m wide 

footway, terminating into turning heads. The main spine road is flanked by grass verges and vehicular c rossover 
points and then by the 2m wide footway.  The Local Highway Authority (LHA) have been in discussion with the 
applicants regarding small alterations to kerb radius, turning heads, improving the relationship between pedestrian 

crossing points and adjacent private accessways, improving the alignment of the PROW, knee railing to soft 
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landscaping areas adjacent to accessways, and the in-curtilage parking of some units.  The required improvement 

works have been undertaken resulting in an amended layout plan. 
 
To enhance the safety of the development, traffic calming should be incorporated as part of the proposed highway 

arrangement. ie 20mph Zone or 20mph Speed Limit with inclusion of road humps.  The LHA has been in 
discussion with the applicant regarding an appropriate design with regards to provision of road humps and their 
position to ensure there is no conflict with private driveways.  The current layout has not been agreed would 

require further work during the detail design process.   
 
All adopted highways would be lit to current standards using LED lanterns.  This could be secured by way of 

condition on any grant of consent.  The proposed Pedestrian path / Cycleway along the main spline road can be 
put forward for adoption.  The section of Pedestrian path / Cycleway that follows the eastern and northern site 
boundary would have to be kept private and maintained by developer or a management company.  Cycle parking 

should be introduced within the open space areas adjacent to the play spaces, which can be secured by way of 
condition.   
 

In terms of refuse collection, in the main, home owners would put their bins to the front of their homes on collect 
day.  However, where some properties are served by private drives, bin collections points have been created  
where the drive intersects with the adopted highway.  The LHA have not raised any concerns with this solution. 

 
The fire access plan has been reviewed and in the main is considered acceptable with regards to access along 
the adopted highway.  With regards to the private accessways, the Local Fire Authority are required to review the 

proposed lengths from the adopted highway and advise whether they are accessible from their perspective.  The 
Local Fire Authority have been consulted but have not yet replied.  Therefore, the matter would have to be 
controlled via condition.   

 
Highway Safety Conclusion  

 
With the suggested conditions in place, the proposal would be acceptable with regards to layout and service 
arrangements in relation to highway safety matters.  Considering these factors, the proposal would not introduce 

harm to highway safety and so would be compliant with aforementioned policy. 
 
Environmental Protection 

 
UDP Policy EN17 seeks to ensure that development does not cause or contribute towards a significant increase 
in pollution to the air (including dust pollution), water or soil, or by reason of noise.   

 
UDP Policy EN19 states that development will not be permitted where it would be subject to an unacceptable risk 
of flooding, materially increase the risk of flooding elsewhere, or result in an unacceptable maintenance liability 

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

Table 1: Risk Assessment Matrix 
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Noise 

 
The development layout has been designed to accord with the approved Parameter Plan, which allows for either 
a noise bund or residential development on a strip of land to the northern part of the site, close to the M61 

motorway.  An updated noise assessment has been prepared to update the initial findings of the environmental 
assessment to demonstrate that the residential development can be delivered in lieu of a physical bund and 
achieve the noise standard required despite the proximity to the M61 to the North. 

 
A mitigation strategy has been developed involving a mix of acoustic glazing, mechanical ventilation (where 
required) or acoustic trickle ventilation to achieve the noise levels set by BS8233:2014 for habitable windows and 

gardens.  With this mitigation in place, internal noise levels within properties affected by road traffic noise will be 
compliant with BS8233:2014. 
 

For external noise areas, a 4m barrier is proposed along the northern edge of the site.  With this fence in place, 
noise levels in the majority of garden areas are below the required 55 dB(A) LAEQ 16-hr.  For garden areas predicted 
to exceed these levels additional mitigation is proposed in the form of 2.5m garden boundary fences/walls.   

However, it is noted that even with this mitigation, 14 plots will exceed the required levels by up to 1 dB(A) LAEQ 

16-Hr with 6 plots exceeding by 3 dB LAEQ 16-Hr.  Whilst these minor exceedances are not ideal, on balance, this is 
acceptable as the guidance allows for this where development is in close proximity to the strategic highway 

network.   
 
Flood Risk and Surface Water Drainage 
 
A condition on the outline planning consent requires the applicant to submit a drainage strategy to the Local 
Planning Authority for approval.  Therefore, the submission of the drainage strategy was not expected with the 
reserved matters application and will be dealt with via the condition discharge procedure.   
 

Areas of on-site attenuation will be implemented as required by the drainage strategy and in addition to source 
control SUDS techniques throughout the development. SUDS features have been integrated within the 
development and will be appropriately designed to provide both drainage and ecological benefits.  

 
United Utilities (UU) have commented on the drainage strategy and have raised concerns with the applicant  
discharging surface water from two plots to the public surface water network within Bullows Road at a 5l/s 

discharge rate.  The applicant has subsequently amended the surface water drainage design with regard to 
managing foul & surface water flows from the proposed development, which both UU and the Lead Local Floor 
Authority consider acceptable.  However, UU raised concerns relating to the locality of new chambers within the 

easement or even between the aqueducts.  Therefore, the applicant will have to undertake further work prior to 
the drainage strategy condition being discharged.   
 

UU have also raised concerns that the applicant’s drainage proposal may impact a large diameter water main.   
The applicant has attempted to resolve this matter.  However, efforts to date have not satisfied UU.  Therefore, a 
condition ensuring that this asset is protected is recommended on any grant of consent .  

 
Environmental Protection Condition 
 

The noise that the future occupiers are likely to experience is considered, on balance, acceptable with the 
proposed mitigation measures in place that can secured via condition.  With the recommended conditions in place, 
the development would not cause or contribute towards significant harm with regards to increasing the risk of 

flooding, or have an unacceptable impact upon ground or surface water.   Therefore, the development accords 
with the aforementioned policy. 
 

Ecology 
 
Section 170 of the NPPF 2019 sets out that the planning system should ensure that developments contribute to 

and enhance the natural and local environment. 
 
The applicant has submitted a comprehensive Biodiversity Enhancement Plan with the application, which includes 

the following: 
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 A wildlife pond has been designed within the Public Open Space, at the northern edge of the site.   The 

new pond has been designed to attract as much wildlife as possible, including amphibians, mammals, 
birds and invertebrates.  The pond would be further enhanced by the creation of wet meadow grassland 
and marginal native aquatic planting. 

 A total of 40 bird boxes would be installed on site to provide nesting habitat for multiple bird species. All 
boxes need to be erected at least 3 metres off the ground.  The bird boxes chosen are known to be rugged 
and are guaranteed by the manufacturer for 25 years. 

 A total of 10 Insect Tower/Box would be erected onto retained mature trees close to the greenspace on 

site (e.g. wildflower meadows). These can be positioned at  no less than 1 metre in height and facing 
south.  

 A total of 20 Bee Bricks will be installed on site to provide habitat for solitary bees. They will be 

incorporated into south-facing walls of the new dwellings at no less than 1 metre in height.  

 Bat boxes (these have already be secured via condition on the outline consent).  

 The landscaping scheme includes multiple species-rich habitats which will bring species diversity and 
structural diversity to the site, attracting wildlife such as invertebrates, amphibians, birds and mammals. 

The landscaping scheme includes the following habitats: wildflower grassland, native shrubs, native 
hedgerows, woodland mix, ornamental shrubs, ornamental hedgerows, turf, wet grassland, marginal 
aquatic planting and bulb planting. 

 Holes are to be cut into the boundary fences, which border suitable foraging habitat for small mammals. 
These holes will allow Hedgehog and other small mammal species to disperse.  

 

Ideally GMEU would like to see a greater degree of ecological permeability through the provision of small mammal 
gaps to the boundaries within gardens.  The applicant has registered some concern that additional permeability  
may hinder acoustic mitigation, would make it difficult to have walling to the perimeters and that it would fail due 

to residents taking them out.  A suitable scheme of ecological permeability could be agreed to avoid the acoustic 
mitigation and perimeters with walling.  It is also important to recognise that national guidance anticipates that 
gains can be achieved within private gardens through such measures .  Given these factors, a condition is 

recommended to agree the ecological permeability across the site.   
 
The native shrub and hedgerow species should not include Cornus sanguinea (Dogwood). Whilst this is a native 

species it occurs very rarely within woodlands and hedgerows in the northwest and at exceptionally low densities. 
The species suckers vigorously and can rapidly out compete more locally native species.   In the main the planting 
within the open space is native tree species, except for Stag’s horn Sumac (Rhus typhina) which is not native.   

Given these factors, the applicant has amended the Biodiversity Enhancement Plan.   
 
Native hedgerow planting is named within the key of the landscape layout plans but does not appear to be on the 

plan itself.  The applicant has agreed to address this matter via condition.   
 
GMEU recommend that the lighting should be designed in accordance with the Institute of Lighting Professionals  

guidance (01/21 obtrusive lighting and 08/18 wildlife sensitive lighting). This should include all elements of the 
proposal, such as highways lighting, pedestrian/cycleway access and external domestic/security lighting as 
appropriate.  This can be secured by way of condition on grant of consent.   

 
Ecology Conclusion 
 

With a suitably worded condition imposed on any grant of consent supporting the implantation of the biodiversity  
enhancement measures and the implementation of the other aforementioned conditions, the proposal would 
enhance the natural environment.  Therefore, the development is considered compliant with the aforementioned 

policy 
 
Planning Obligations  

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

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

appropriate thresholds for requesting contributions. 
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A package of planning obligations was secure via the outline planning permission (18/72605/OUTEIA) and 

secured by way of a S106 agreement, which can be summarised as the following:  
 
Golf Course compensation 

 A payment of £886,794.10 prior to commencement of development which consists of £ 118,239.21 
towards pitch improvements at Amblecote Playing Fields, with the remaining £ 768,554.89 going towards 
a new changing facility at the same site. 

 
Off-site open space 

 £803 per bed space for youth and adult (houses only) 

 £182 per bed space for sports pitches (houses only) 
 
Public Realm 

 £60,000 is to be spent on improvements to local public rights of way and £40,000 towards upgrade 

pedestrian infrastructure to facilitate connection of the site to bus stops on Captain Fold Road 
and to A6 Manchester Road West. 

 
Education 

 The education contribution will be based on the following formula [Pupil Yield Factor] x [Number 
of Units] = [£ per primary pupil place].  The indicative figure is £1,886,650.97. 

 
Highways 

 A contribution of £44,930.90 for Bus Stop Improvements - upgrade of footway to current standard and 
provision of bus clearway road marking at WF4028, WF4029, WF0719, WF4036, WF4037 & WF4038;  

 £118,239.21 towards improvement to Manchester Road West pedestrian facilities; and, 

 A sum of £177,358.82 towards traffic calming on Coniston Avenue; 
 
 
Recommendation 
 

Approve subject to the following conditions: 
 
1. The development hereby permitted shall be carried out in accordance with the following approved plans:  

   
Location Plan - LP01 Rev B 
Overall Planning Layout - PL01 Rev Q  

Planning Layout Sheet 1 - PL02 Rev Q 
Planning Layout Sheet 2 - PL03 Rev P 
Planning Layout Sheet 3 - PL04 Rev P 

Overall Boundary Treatment Plan - BT01 Rev H 
Boundary Treatment Plan 1 of 3 - BT02 Rev H 
Boundary Treatment Plan 2 of 3 - BT03 Rev H 

Boundary Treatment Plan 3 of 3 - BT04 Rev H 
Overall Hard Surfacing Plan - HS01 Rev F 
Hard Surfacing Plan 1 of 3 - HS02 Rev F 

Hard Surfacing Plan 2 of 3 - HS03 Rev F 
Hard Surfacing Plan 3 of 3 - HS04 Rev F 
Bellway Housetype Pack - June 2022 HT03 

Countryside Housetype Pack - July 22 HT02 Rev B 
Substation Plans and Elevations - GTC-E-SS-0012_R1 
Landscape Masterplan-101 Rev J 

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

 

2. Notwithstanding any description of materials in the application no above ground construction works shall 
be undertaken until drawings of the window details, fenestration specification and full details (including 
samples where relevant) of the materials to be used externally on the building(s) have been submitted to 

The indicative figure is £3,199,310.75  
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and approved in writing by the Local Planning Authority in consultation with the Chair of the Planning Panel 

and Assistant Director of Technical Services.   
  
 A sample panel of the facing materials, the size of which shall first be agreed in writing by the local planning 

authority, shall be erected on site and shall be available for inspection by the local planning authority.  The 
sample panel shall include full details of the colour, type and design of jointing/coursing materials.   

  

 The development shall be constructed in accordance with the approved materials.  
  
 Reason: In order to ensure a satisfactory appearance in the interests of visual amenity in accordance with 

Policy DES1 of the City of Salford Unitary Development Plan and the requirements of the National Planning 
Policy Framework. 

 

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

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

i. proposed levels; 
ii. the formation of any retaining walls, banks, terraces or other earthworks;  
iii. hard surfaced areas and materials; 

iv. boundary treatments (including details of the existing arrangement and communal gates required 
by the Crime Impact Statement); 

v.  public seating design; 

vi. planting plans, specifications and schedules (including planting size, species and 
numbers/densities) - planting shall be enhanced to front gardens fronting open space to demarcate 
defensible space; 

vii. details of mitigation to the boundary with Clarke Crescent (including the retention of existing trees); 
viii. sustainable drainage system details; 
ix. existing plants / trees to be retained;  

x. ecological enhancements (including those recommended within Biodiversity Enhancement Plan for 
Land at Brackley Golf Club, dated 5th July 2022, written by Rachel Hacking Ecology); and, 

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

  
 (b) The landscaping and ecological works shall be carried out in accordance with the approved scheme for 

timing / phasing of implementation. 

  
 (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, DES9 and DES10 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework.  

 
4. Prior to the first occupation of the development hereby approved, a landscape management plan for all 

landscaped areas (except those within private curtilage), shall be submitted to and approved in writing by 

the Local Planning Authority. This landscape management plan shall apply to the lifetime of the 
development and be implemented as approved. 

   

 The plan shall include the following key elements: 
  

- Detail of the extent and type of new soft landscaping, including planting schedules showing native 

species that will diversify the existing site;  
- Details of all maintenance regimes; 
- Details of any new SUDs and wetland habitats created; and 

- Details of all management responsibilities and how all land will be maintained over the longer term, 
including adequate funding and a named body responsible for the management of the plan.  
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 Reason: To protect wildlife and supporting habitats and to secure the nature conservation values of the site 
in accordance with Retained Policy DES9 of the Salford Unitary Development Plan and the National 
Planning Policy Framework. 

 
5. Notwithstanding the details shown on the approved plans, the development  hereby permitted shall not be 

occupied until full details of the proposed Neighbourhood Equipped Area of Play (NEAP), Locally Equipped 

Area of Play (LEAP) and Trim Trails have been submitted to and approved in writing by the Local Planning 
Authority.  These details shall include, but will not be limited to, the following: 

  

i. Design (including how secure by design principles would be met); 
ii. Materials, Hard Surfacing and Fencing; 
iii. Levels; 

iv. Signage; and 
v.  a scheme for the timing / phasing of implementation and completion of works. 

  

 The play areas approved shall be erected and available for use in accordance with the timescales approved.    
  
 Reason:  To ensure that the site has satisfactory play equipment for the future occupiers in accordance with 

Policy H8 of the City of Salford Unitary Development Plan and the National Planning Policy Framework.  
 
6. Prior to the first occupation of the development, a management plan (including maintenance schedules) for 

all publicly available play areas shall be submitted to and approved in writing by the Local Planning 
Authority.  This management plan shall apply to the lifetime of the development and be implemented as 
approved. 

  
 The plan shall include the following key elements: 
  

- Details of all maintenance regimes (including cutting back landscaping immediately adjacent to the play 
spaces); and, 

- Details of all management responsibilities including adequate funding and a named body responsible 

for management of the plan. 
  
 Reason:  To ensure that the site has satisfactory play equipment for the future occupiers in accordance with 

Policies H8 and DES10 of the City of Salford Unitary Development Plan and the National Planning Policy 
Framework. 

 

7. No development within or adjacent to Clarke Crescent shall commence until an updated AIA detailing 
retention of trees on the boundary with Clarke Crescent has been submitted to and approved in writing by 
the Local Planning Authority. .   

  
 Reason: To safeguard existing trees on site in the interests of the landscape character of t he area in 

accordance with Retained Policies DES9 and EN12 of the Salford Unitary Development Plan and the 

National Planning Policy Framework. 
  
 Reason for pre-commencement condition: The AIA must be agreed prior to works starting on the site so 

that its provisions are known and can be implemented before and during the carrying out of the development 
in order to avoid harm to the existing trees. 

 

8. a) No development shall commence unless and until an Arboricultural Method Statement (AMS) including 
an appropriate tree protection plan for the retained trees has been submitted to and agreed in writing by the 
Local Planning Authority.  The development shall thereafter be constructed in complete accordance with 

the approved AMS. 
  
 b) No development shall commence until all retained trees as shown on the Tree Protection Plans within or 

overhanging the site have been surrounded by substantial fences which shall extend to the extreme 
circumference of the branches of all trees (or such positions as may be agreed by  the AMS). Such fences 
shall be erected in accordance with the specification contained within the AMS and shall remain in place 

until all development is completed and no work, including any form of drainage or storage of materials, earth 
or topsoil shall take place within the perimeter of this fencing at any time. 
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 Reason: To safeguard existing trees on site in the interests of the landscape character of the area in 
accordance with Retained Policies DES9 and EN12 of the Salford Unitary Development Plan and the 
National Planning Policy Framework. 

  
 Reason for pre-commencement condition: The AMS must be agreed prior to works starting on the site so 

that its provisions are known and can be implemented before and during the carrying out of the development 

in order to avoid harm to the existing trees. 
 
9. None of the trees identified for retention within the updated AIA (pursuant to condition 7) shall be removed 

unless a scheme for their replacement is first submitted to and approved in writing by the Local Planning 
Authority.  Any felled trees shall be replaced at a ratio of 2 for 1.  

  

 The submitted scheme shall include: 
  

a. the number of trees that are expected to be felled; 

b. details of the proposed replacement trees including species and sizes (including the minimum height  
and circumference of stems at one metre above ground level);  

c. a plan indicating the location of the replacement trees; and 

d. a timetable for planting. 
  
 The approved scheme shall be implemented in accordance with the agreed timetable.   

  
 Reason: To ensure the appropriate landscape treatment, replacement of trees and preservation of amenity 

in accordance with Retained Policies DES9, EN12 and DES7 of the Salford Unitary Development Plan and 

the National Planning Policy Framework. 
  
10. No above ground construction works shall be undertaken until a scheme for the replacement of trees felled 

during the carrying out of the development has been submitted to and approved in writing the local planning 
authority.  The submitted scheme shall make provision to ensure that for each tree felled at least two 
replacement trees shall be provided. The submitted scheme shall include:  

  
a. an estimate of the number of trees that have been or are expected to be felled during the carrying out 

of the development; 

b. details of the proposed replacement trees including species and sizes (including the minimum height  
and circumference of stems at one metre above ground level);  

c. a plan indicating the location of the replacement trees; and 

d. a timetable for planting. 
  
 The approved scheme shall be implemented in accordance with the agreed timetable.   

  
 Reason: To ensure the appropriate landscape treatment and replacement of trees of amenity in accordance 

with Retained Policies DES9 and EN12 of the Salford Unitary Development Plan and the National Planning 

Policy Framework. 
 
11. The outer leaf of the substations shall be constructed from brick and tiles to match the closest residential 

property. 
  
 Reason: In order to ensure a satisfactory appearance in the interests of visual amenity and security in 

accordance with Policies DES1 and DES10 of the City of Salford Unitary Development Plan and the 
requirements of the National Planning Policy Framework. 

 

12. The first floor windows within the southern (side) facing elevation of plots C366 and C367, as labelled by 
Planning Layout Sheet 3, PL04 Rev P, shall be fitted with, and permanently glazed, in textured glass whose 
obscuration level is at least 3 on the Pilkington scale of 1-5 (where 1 is clear and 5 is completely obscure). 

  
 Reason: In the interest of the amenity of residents in accordance with policy DES7 of the City of Salford 

Unitary Development Plan and the National Planning Policy Framework.  
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13. a) Prior to first occupation of the development hereby approved, (or in accordance with a phased occupation 

plan taking account of the acoustic nature of the site that has first been agreed in writing with the Local 
Planning Authority), the 4m acoustic barrier as detailed on drawing BT01 REV H shall be installed.  The 
fence shall be a be constructed of solid timber with no gaps (other than as proposed for footpath access) 

or penetrations, including at the base, with a minimum density of 25 kg/m3.   The fence shall be retained 
and maintained in perpetuity including ensuring that there are no gaps due to shrinkage.  

  

 b) Prior to first occupation of the development hereby approved, a site completion report confirming that 
some (in accordance with the approved phasing plan pursuant to part a) or all of the 4m acoustic barrier 
has been installed shall be submitted to and approved in writing by the local planning authority.  

  
 Reason: In the interests of the amenity of the occupiers of the development in accordance with polic y and 

EN17 of the Salford Unitary Development Plan and the NPPF. 

 
14. Prior to first occupation of any plots identified by Boundary Treatments Plan (Overall), BT01 Rev H, as 

requiring acoustic walling/fencing to one or more boundary, the acoustic garden boundary treatment for that  

plot shall be constructed with a solid masonry construction and close boarded timber fence with a minimum 
density of 19 kg/m3 and no gaps or other openings (including the base).  The boundary treatments shall be 
retained and maintained in-perpetuity including ensuring that there are no gaps in the timber fence due to 

shrinkage. 
  
 Reason: In the interests of the amenity of the occupiers of the development in accordance with policy and 

EN17 of the Salford Unitary Development Plan and the NPPF. 
 
15. Prior to the first occupation of any of the plots identified within the mitigation strategy, outlined in the 

submitted Environmental Noise Study, February 2022, Ref: R2010-REP01D-JW, Red Acoustics, the 
required acoustic mitigation shall be installed.   

  

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

  

16. Prior to first occupation of the residential units identified within the mitigation strategy, outlined in the 
submitted Environmental Noise Study, February 2022, Ref: R2010-REP01D-JW, Red Acoustics, and those 
requiring acoustic fencing (identified by Boundary Treatments Plan (Overall), BT01 Rev H), a site 

completion report confirming that all necessary noise attenuation measures as identified in conditions 14 
and 15 have been installed, shall be submitted to and approved in writing by the local planning authority. 
The noise attenuation measures shall be retained thereafter.  

  
 Reason: In the interests of the amenity of the occupiers of the development in accordance with policy and 

EN17 of the Salford Unitary Development Plan and the NPPF. 

  
17. No construction works within the easement of the water main that is laid within the site boundary until details 

of the means of ensuring the water main is protected from damage as a result of the development have 

been submitted to and approved by the Local Planning Authority in writing. The details shall outline the 
potential impacts on the water main from construction activities and the impacts post completion of the 
development on the water main infrastructure that crosses the site and identify mitigation measures to 

protect and prevent any damage to the water main both during construction and post completion of the 
development.  Any mitigation measures shall be implemented in full in accordance with the approved details 
prior to first occupation of the development.  

  
 Reason: In the interest of public health and to ensure protection of the public water supply in accordance 

with the National Planning Policy Framework (2021). 

  
 Reason for pre-commencement condition: As any construction activity could damage the water main.  
 

18. Notwithstanding the details shown on the approved plans, the development hereby permitted shall not be 
occupied until a scheme (including a timetable for implementation) concerning ecological permeability has 
been submitted to and approved in writing by the Local Planning Authority.  The approved scheme shall be 

implemented in accordance with the agreed timetable. 
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 Reason:  To ensure that the development satisfactorily enhances biodiversity in accordance with the 

National Planning Policy Framework. 
 
19. The vehicle parking, servicing and other vehicular access arrangements associated to individual plots shall 

be made available for use prior to that plot first being brought into use 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.  

  

20. Notwithstanding the details shown on the drawings hereby approved, details of secure cycle parking within 
the open space (including an implementation timetable) shall be submitted to and approved in writing by 
the Local Planning Authority prior to the open space being opened to the public. The approved cycle parking 

shall be implemented and made available for its intended use in accordance with the agreed implementation 
timetable and shall be retained thereafter. 

  

 Reason: To encourage more sustainable modes of travel in accordance with policies ST14, A2 and A10 of 
the City of Salford Unitary Development Plan and the National Planning Policy Framework. 

 

21. Prior to the first occupation of the development hereby permitted a scheme containing full construction 
details of the proposed modifications to the site access and adjacent highway  shall be submitted to and 
approved in writing by the Local Planning Authority. The scheme shall include but not limited to: 

 Full construction details of the vehicular access point(s) and internal estate road(s), including  
vehicular crossover points, footways, relevant traffic management measure (ie parking restrictions, 
20mph speed limit, traffic calming features and etc), and pedestrian crossing facility.  

 Provision of pedestrian crossing facility at the junction of the new access point. The crossing faci lity 
must be provided in the form of dropped kerbs with tactile block paving on either side of the formal 
raised kerb vehicular access point.  

 All proposed adopted highways to be lit to current standards using LED lanterns.  

 Closing up of the disused existing access point on Bullows Road and making good as continuous 
footway with correct kerb height and resurface where needed. 

 No waiting at any time parking restriction should be introduced to protect junctions and turning 
heads. 

 Provision of Knee railing / Vehicle Restraint System is required between private accessways and 

soft landscaped / SUDs areas. 

 Timetable for implementation of the approved scheme. 

The approved scheme shall be implemented in accordance with the approved timetable.    

 
 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.  

 
22. Notwithstanding the details shown on the approved plans, prior to the construction of the estate road(s), a 

Stage 1 / 2 Road Safety Audit (RSA) shall be submitted to, and approved in writing by, the Local Planning 

Authority.  Any agreed recommendations shall be incorporated into the design of the estate road(s).  
 

Reason: In the interest of highway safety and the free flow of traffic and in accordance with policies A2 and 

A8 of the City of Salford Unitary Development Plan and the National Planning Policy Framework.  
 
23. Prior to first occupation of the development hereby approved (or in accordance with a phased occupation 

plan taking account of the safety risks of the site that has first been agreed in writing with the Local Planning 
Authority), the control measures outlined within Table 3.1 (DMRB GG104 - Risk Assessment Matrix) of the 
Safety Risk Assessment (dated May 2022) shall be implemented in full.  On completion of the development 

(all units fully constructed), the control measures shall be reviewed by a suitably qualified profess ional and 
a follow-up report shall be submitted to and agreed in writing by the Local Planning Authority.  Any 
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necessary mitigation measures shall be implemented within 2 months of the date of the written agreement  

issued by the Local Planning Authority.   
 

Reason: In the interest of highway safety and the free flow of traffic and in accordance with policies A2 and 

A8 of the City of Salford Unitary Development Plan and the National Planning Policy Framework.  
 
24. Prior to first occupation of the development hereby approved, full details of proposed lighting scheme 

(including an implementation timetable/programme) shall be submitted to, and approved in writing by, the 
Local Planning Authority.  The scheme shall be designed in accordance with the Institute of Lighting 
Professionals guidance (01/21 obtrusive lighting and 08/18 wildlife sensitive lighting).  The approved lighting 

scheme shall be implemented in accordance with the agreed implementation timetable. 
 
Reason: In the interest of highway safety, landscape quality and secure by design, and wildlife sensitivity, 

and in accordance with policies A2, A8, DES9 and DES 10 of the City of Salford Unitary Development Plan 
and the National Planning Policy Framework. 

 

25. Prior to first occupation of the development hereby approved, a layout plan illustrating that the development 
meets the latest Fire Service access requirements shall be submitted to, and approved in writing by, the 
Local Planning Authority.  The submission shall contain an implementation timetable.  The approved layout 

plan shall be implemented in accordance with the agreed timetable.   
 

Reason: In the interest of ensuring emergency vehicles can access the site safely in accordance with policy 

A8 of the City of Salford Unitary Development Plan and the National Planning Policy Framework.  
 
 

Notes to Applicant 
 
 

1. In accordance with regulation 29 (b) (i) (aa), part 6, of the Town and Country Planning (Environmental 
Impact Assessment) Regulations 2017, the Local Planning Authority can confirm that the conclusions 
reached within the Environmental Statement are considered to be up to date, the impacts of the proposed 

development are unlikely to have significant effects on the environment as it stands and can be mitigated 
against by the following conditions.  The nature of the site and environmental considerations identified are 
such that specific monitoring conditions are not required in this case.  

 
2. Where United Utilities' assets cross the proposed red line boundary, developers must contact their 

Developer Services team prior to commencing any works on site, including trial holes, groundworks or 

demolition. 
  
 Unless there is specific provision within the title of the property or an associated easement, any necessary 

disconnection or diversion of assets to accommodate development, will be at the applicant/developer 's  
expense. In some circumstances, usually related to the size and nature of the assets impacted by proposals,  
developers may discover the cost of diversion is prohibitive in the context of their development scheme. 

  
 Where United Utilities' assets exist, the level of cover to United Utilities pipelines and apparatus must not 

be compromised either during or after construction and there should be no additional load bearing capacity 

on pipelines without prior agreement from United Utilities. This would include earth movement and the 
transport and position of construction equipment and vehicles.  

  

 Consideration should also be applied to United Utilities assets which may be located outside the applicant's  
red line boundary. Any construction activities in the vicinity of our assets must comply with their 'Standard 
Conditions for Works Adjacent to Pipelines' or national building standards.  

  
 The applicant or developer should contact our Developer Services team for advice if their proposal is in the 

vicinity of water or wastewater pipelines and apparatus. It is their responsibility to ensure that United Utilities' 

required access is provided within their layout and that our infrastructure is appropriately protected. The 
developer would be liable for the cost of any damage to United Utilities' assets resulting from their activity.  

 

3. The applicant is advised that they have a duty to adhere to the regulat ions of Part 2A of the Environmental 
Protection Act 1990, the National Planning Policy Framework 2018 and the current Building Control 
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Regulations with regards to contaminated land. The responsibility to ensure the safe development of land 

affected by contamination rests primarily with the developer. 
 
4. No vegetation clearance required by the scheme should take place in the optimum period for bird nesting 

(July to August inclusive) unless nesting birds have been shown to be absent by a suitably qualified pers on.  
 

5. Prior to ANY works commencing on site the developer should contact the Local Highway Authority to 

arrange a full dilapidation/Condition Survey of all adopted highways surrounding the site. For the full 
duration of the construction, the developer will be responsible for ‘Wear & Tear’ / accelerated deterioration’ 
of all existing highways, either adjacent to the site or highways used as access and egress to the site. Any 

necessary remedial works will be carried out under licence and at the developer’s expense. 

 Regarding the adopted carriageway and footways, any amendments to the carriageway need to be re-
instated using similar materials or a material that is recommended by the council engineers.  

 Applicant must ensure existing utilities (ie BT floor box and adopted street lighting) are protected and 
have permission from various utility providers to undertake any work within the vicinity of the utility and 
within the footway and protection to the construction of the existing carriageway.  

 The applicant should enter into a S278 / S38 agreement to facilitate associated highway works. Please 

note that prior to the S278 agreement being signed, the works on the adopted highway will be delivered 
by an S171 agreement and Greater Manchester Roads Activities Permit Scheme (GMRAPS). 

 Public Right of Way - No Change to the surface of the Right of Way should be done without consultation 

with the Council.  

The developer should be made aware of their obligations not to interfere with the Public Right of Way 
either whilst development is in progress or once it has been completed; such interference may well 

constitute an offence.   
 
In particular, the developer must ensure that 

 There is no diminution in the width of the right of way available for the use by members of the public. 

 No building materials are stored on the right of way.  

 No damage or substantial alteration, either temporary or permanent, is caused to the surface of the 

right of way. 

 Vehicle movements are arranged so as not to interfere with the public’s use of the way.  

 No additional barriers (e.g gates) are placed across the right of way, of either a temporary or 

permanent nature. 

 No wildlife fencing or other ecological protection feature associated with wildlife mitigation measures 
are placed across the right of way or allowed to interfere with the right of way.  

 The safety of members of the public using the right of way is ensured at all times.     

 

 The type & location of the required Traffic Calming Features must be agreed in writing with the Local 
Highway Authorities Engineering Design Section prior to first occupation and it is recommended that the 

applicant should be made aware of the following general comments with regards to Traffic Calming on 
the Development:  

(a) The request is that the layout is updated to all the Traffic Calming Features being Flat Top Road 

humps (not cushions) as it appears have been shown at pedestrian crossing points.   The only 
difference being that the humps are to have a 200mm channel either side to allow water to pass, 
unless they are adjacent Driveways then Hump extends to the Kerb.).  

(b) Additional Flat Top Road humps are shown at approx. the following locations: 

 O/S Plot B581. 

 O/S Plot C346. 

 O/S Plot C302. 

 O/S Plot C313. 

 O/S Plot B553 
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(c) Cushions to be relocated from their current positions and shown as Flat Top Road humps: 

 O/S Plot B678 to within 50m of the entrance into the Development.  

 O/S Plots B200 & B217 to further away from the junctions as both features are close to 
corners. 

(d) Ideally traffic calming features should be located away from driveways and also to remain with the 

required max. spacings between features, therefore some of the humps may need to be elongated 
accordingly to avoid drives.  Note the min. length of a hump (inc. the Ramps is 3.7m). 

It is advised that the Developers inform any prospective purchasers of the properties that the 

development roads are to be traffic calmed and they are allowed to access relevant drawings that 
indicate where the traffic calming features are to be located.  Which is why the actual location of 
the traffic calming features need to determined prior to first occupation.  This potentially avoids 

issues later on between Developers & Residents. 
 

(e) All roads where there is a potential for vehicles to speed in excess of 20mph should have traffic 

calming features (including roads not proposed for adoption).  Please refer to Point g below 
regarding the max. spacing of humps. 

(f) The first hump on each primary access is to be located no more than 50m from the junction 

(g) The maximum spacing between humps is 60m to 70m (as this should keep speeds to 20mph) 

 

With regards to the Details (i.e. Issues at various Plot locations etc.) this can be reviewed as part of the 

Stage 1-2 Design RSA process which is part of the S38/S278 Drawing Appraisal. 

 


