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APPLICATION No: 22/80053/FUL 

APPLICANT: Mr Dylan Vince 

LOCATION: Land at the Corner of Enfield Street and Worsley Road North, 

Salford 

PROPOSAL: Erection of 8no. one bedroom move-on homes. 

WARD: Walkden North 

 
REASON FOR PANEL DECISION: 

The development is a proposal by Salford City Council, which affects an interest in land held by Salford City 
Council, and there are objections to the proposal. 
 

 
 

Description of Site and Surrounding Area  
This application relates to a rectangular plot of land at the junction of Worsley Road North and Enfield Street in 
Walkden. To the north, west and south are residential dwellings varying in scale and architectural style, ranging 

from bungalows, traditional two-storey housing and more recent three-storey houses and four-storey 
apartments. Further north is the recently constructed ‘Eaton Works’ residential development. To the east is the 
Harcourt and Southern Industrial Estates.  

 
Description of Proposal  
Planning permission is sought for the installation of 8 ‘move-on’ apartments for people experiencing 

homelessness. Move-on homes act as a pathway to settled accommodation under the DLUHC Rough Sleepers 
Accommodation Programme Rough Sleeping Accommodation Programme: Prospectus and guidance (outside 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1061330/RSAP_2021-24_Prospectus_2022.pdf


  

of Greater London) (publishing.service.gov.uk). It is expected that the tenancies would be for up to 2 years to 

prepare occupiers for fully independent housing. Salford City Council are developing and will be managing the 
dwellings.  
 

The apartments will be manufactured off-site and brought to the site in a prefabricated form. Four units will be 
laid in a row, with the ground floor units built to Approved Document M4(2) requirements (accessible and 
adaptable). Four more units will be stacked on top with an external staircase installed for upper floor access. 

The roof profile will form a series of dual-pitched roofs, extended to cover the access. Once in place, the units 
will be finished in an external brick skin.  
 

Publicity 
Site Notice: Not Applicable  
Reason:  

 
Press Advert: Not Applicable  
Reason:  

 
Neighbour Notification  
31 neighbouring occupiers were notified of the application by letter. These neighbours were re-notified on 16th 

September 2022 due to the submission of amended plans. The period for submitting additional observations 
was extended by a day due to the Bank Holiday on 19th September 2022. 
 

Representations  
One letter of representation has been received in response to then application publicity.  
 

 C – comment received         R – officer response 

C There is a lack of parking for residents. 

 

R This is addressed in the appraisal below. 
 

C There is a fear of crime and anti-social behaviour. 
 

R There is no reason to consider that occupants of the proposed move-on dwellings will be 

any more or less likely than any other individuals to engage in anti-social behaviour or 
criminal activity. It is not considered that the proposal should fail on the basis of who the 
future occupants could be and how they may behave. 

 

 
Relevant Site History 
No relevant site history.     

 
Consultations 
Highways – No objections, subject to conditions.  

 
Senior Drainage Engineer – No comments received to date   
 

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

Design for Security – No objection subject to a series of security measures being secured by condition. These 
specific physical security measures do not meet the tests that are required to be met when adding planning 
conditions and are beyond the scope of what the planning system can control. An informative has been 

attached for the applicant’s attention. 
 
Greater Manchester Ecological Unit – No objection in principle but have recommended conditions to secure a 

method statement for site clearance to safeguard small mammals and bats (no protected species have been 
found during the survey) and to secure a proportionate biodiversity enhancement scheme. 
 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1061330/RSAP_2021-24_Prospectus_2022.pdf


  

Arboricultural Consultant – No objection. Satisfied that replacement trees of an appropriate species can be 

accommodated. A Tree Protection Plan has been submitted and was found to be acceptable, but since then, the 
layout has altered resulting in the need to update the plan. This will be secured by condition.    
 

United Utilities Water Ltd – No objection in principle subject to securing a suitable drainage scheme and 
management plan.    
 

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

Unitary Development Plan - Policy DES1 Respecting Context 
Unitary Development Plan - Policy DES2 Circulation and Movement 
Unitary Development Plan - Policy DES7 Amenity of Users and Neighbours 

Unitary Development Plan - Policy DES9 Landscaping 
Unitary Development Plan - Policy DES10 Design and Crime 
Unitary Development Plan - Policy H1 Provision of 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 EN12 Important Landscape Features 
Unitary Development Plan - Policy EN13 Protected Trees 
Unitary Development Plan - Policy EN17 Pollution Control 

Unitary Development Plan - Policy EN19 Flood Risk and Surface Water 
Unitary Development Plan - Policy CH8 Local List of Buildings, Structures and Features of Architectural, 
Archaeological or Historic Interest 

 
Other Material Planning Considerations 
National Planning Policy 

National Planning Policy Framework 
 
Publication Local Plan 

Policy F1 An Inclusive Development Process 

Policy F3 Inclusive Places  

Policy A2 Transport hierarchy and sustainable streets  

Policy WA4 Development and flood risk  

Policy D1 Design principles  

Policy D2 Local character and distinctiveness  

Policy D3 Layout and access  

Policy D4 Spaces  

Policy D5 Amenity  

Policy D6 Design and crime  

Policy GI5 Trees, Woodlands and Hedgerows 

Policy WM1 Waste and Development 
 
Local Planning Policy 

Supplementary Planning Document Sustainable Design and Construction 
Supplementary Planning Document Design (Shaping Salford) 
Supplementary Planning Document Design and Crime 

Supplementary Planning Document Trees and Development 
Planning Guidance - Housing 
 

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

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

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

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



  

(c) The degree of consistency of the relevant policies in the emerging plan to the NPPF (the closer the 

policies in the emerging plan to the policies in the NPPF, the greater the weight that may be given). 
There are currently two emerging plans to consider. 

First, Places for Everyone Publication Plan, the joint Development Plan Document for nine districts in Greater 

Manchester, which was published for consultation under Regulation 19 of the Town and Country Planning 
(Local Planning) (England) Regulations 2012 on 9 August 2021. Representations were invited until 3 October 
2021; the plan was submitted to the Secretary of State for examination on 14 February 2022 and examination 

hearings are due to commence in Summer 2022. The emerging policies which are relevant to this application 
are discussed where applicable in this report with appropriate weight being afforded in accordance 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 Autumn 2022.  
 

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

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

contained in the NPPF. 
 
Appraisal  

 
Principle of Development 
The NPPF sets out a presumption in favour of sustainable development  and highlights that, to support the 

Government’s objective of significantly boosting the supply of homes, it is important that a sufficient amount and 
variety of land can come forward where it is needed.  
 

The site is within a sustainable location in terms of accessibility to sustainable modes of transport, employment, 
services and infrastructure; it is also located in close proximity to Walkden Town Centre.  
 

The site is unallocated and its redevelopment for residential purposes is acceptable in principle.  
 
Housing Type, Tenure, Mix and Size 

Saved UDP Policy H1 states that all new housing development should contribute towards the provision of a 
balanced mix of dwellings within the local area. Policy HOU1 of the Housing Planning Guidance states that new 
development in this area should be in the form of houses, rather than apartments. Alternative approaches on 

individual sites may be permitted where it can be clearly demonstrated by the applicant that there are specific 
circumstances that justify this, particularly having regard to criteria A-H of UDP Policy H1. 
 

Policy HOU2 sets out that where apartments are proposed, they should provide a broad mix of dwelling sizes, 
both in terms of the number of bedrooms and the net residential floorspace of the apartments. Small dwellings 
(i.e. studios and one bedroom apartments) should not predominate, and a significant proportion of three 

bedroom apartments should be provided wherever practicable. 
 
The proposal is for 8 apartments, each with one bedroom and providing approximately 30sqm of floor-space. As 

the proposal does not comply with policies HOU1 and HOU2 of the Housing Planning Guidance, it is necessary 
to consider the justification for the alternative approach having regard to UDP policy H1. Policy H1 sets out eight 
factors that will help to inform whether the proposed mix and density of dwellings is appropriate and acceptable. 

These are: 



  

A. The size of the development; 

B. The physical characteristics of the site; 
C. The mix of dwellings in the surrounding area; 
D. Any special character of the surrounding area that is worthy of retention;  

E. The accessibility of the site, and its location in relation to jobs and facilities;  
F. Any specific need for, or oversupply of, residential accommodation that has been identified;  
G. The strategy and proposals of the Housing Market Renewal Initiative; and 

H. Any other relevant housing, planning or regeneration strategies approved by the City Council.  
 
The Housing Planning Guidance also recognises that there will be individual sites where circumstances provide 

justification for taking a different approach, and in respect of type, cites examples including ‘where the scheme 
consists of wholly affordable housing…and there is a demonstrable demand for the type of dwellings proposed’ 
(paragraph 4.14). With regards to size, paragraph 4.31 of the Housing Planning Guidance explains that smaller 

homes undoubtedly have a role to play in meeting the needs of some one- and two-person households. 
 
It is recognised that the proposal will deliver homes to meet a specific need, this being to house those who are 

at risk of, or experiencing, homelessness or rough sleeping through the provision of supportive accommodation 
providing a pathway to settled accommodation. This application is supported by the Council’s Housing Strategy 
team who have identified a demand for this form of accommodation in this part of the city. Homelessness has 

been increasing in the city since 2012 and the Council is currently housing 316 people who have slept rough or 
have been at significant risk of rough sleeping. There is an acute need for move-on accommodation.  
 

Having regard to the above, and the wider context as outlined in the council’s Housing Strategy 2020-25 and 
Homelessness Strategy 2018 - 2023, it is considered that there is a specific need for this type of 
accommodation. 

 
With regards to the size of the units, given the temporary nature of the accommodation, providing a genuine 
home with support that will help prepare the eligible occupant for fully independent housing within 2 years, the 

space requirements are deemed to be acceptable.  
 
It is also noted that the site is only 0.04 hectares in area and is proposed to accommodate only 8 units. A 

small scheme of this size is considered unlikely to skew the housing mix in this part of the city.  
 
This site is also considered to be accessible in relation to jobs and facilities:  

 It is located approximately 670m from the boundary of Walkden Town Centre (as defined in UDP policy 
S1/4). 

 It is close to job opportunities within the Harcourt and Southern Estate employment area (adjacent to 
the site) and at nearby employment areas (approximately 250m – 650m north of the site). 

 It is situated on a bus route, with the nearest stop being approximately 60m from the site. 
For the reasons discussed above, the housing type, mix and size is acceptable, and the alternative approach 
has been suitably justified having regard to criteria A, C, E, F and H of UDP policy H1.  On the basis of this 

justification for the housing type, mix and size, the occupation of the dwellings as move-on accommodation as 
part of the RSAP programme will be secured by condition.   
 

Trees and Ecology 
The site currently accommodates 17 trees – none of which are afforded any formal protection by virtue of a Tree 
Preservation Order and the site is not located within a conservation area. Trees on the neighbouring site to the 

east are protected by TPO 326. 
 
The application is supported by an Arboricultural Impact Assessment (AIA) (Arbtech, dated June 2022). The 

trees have been surveyed as 5 individual trees (T1-T5) and 2 groups (G2 and G3). Of the 17 trees in total, there 
are 4 x category B trees (Trees of moderate value) (T4 and those within G3), 12 x category C trees (Trees of 
low value) (T1, T3, T5 and those within G2) and one category U tree (T2). It is expected that all but one of the 

trees will need to be removed to accommodate the development. Trees that have been surveyed as Category C 
and U should not constrain development.  
 

UDP policy EN12 states that where development would have a detrimental impact on, or result in the loss of, 
any important landscape feature it will not be permitted unless the applicant can clearly demonstrate that:  



  

i. the importance of the development plainly outweighs the nature conservation and amenity value of 

the landscape feature; and 
ii. the design and layout of the development cannot reasonably make provision for the retention of 

the landscape feature. 

 
If the removal of an important existing landscape feature is permitted as part of a development, a replacement 
of at least equivalent size and quality, or other appropriate compensation, will be required either within the site, 

or elsewhere within the area. 
 
As described above, the need for the development is recognised and is given significant weight; providing 

affordable housing and reducing homelessness is one of the City Mayor’s Great Eight priorities. It is regrettable 
that trees are to be lost, but it is also recognised that 13 of the17 trees on site are of low amenity value and are 
unlikely to survive in the long term. In line with UDP policy EN12, it has been concluded that the delivery of the 

Move-On homes does outweigh the retention of such trees, but it is also recognised that the opportunity exists 
for replacement planting of more appropriate species for this location.    
 

The applicant has proposed to plant six West Himalayan Birch ‘Betula Utilis Jacuemontii’. This species is hardy, 
ornamental, medium-sized, colours green to gold in autumn, and thrives in all situations (in polluted areas etc). 
It attracts bees and birds and is nectar/pollen rich. The Council’s Arboricultural Consultant agrees that this is a 

suitable species for this location. The Proposed Site Plan identifies areas where replacement trees can be 
planted, towards the western and eastern boundaries. The western boundary, along Worsley Road North, will 
have the most significant visual impact, given the loss of the trees, and so planting along this boundary is 

welcomed.  
 
A Tree Protection Plan (TPP) has been provided, identifying how trees can be suitably protected during 

construction. As the layout of the development has altered during the consideration of this application, the TPP 
will need updating. This will be secured by condition, to be submitted and approved prior to commencement of 
development.  

 
On this basis, the loss of trees is accepted. The replacement planting scheme will be s ecured by condition. 
 

The application has also been supported by a Preliminary Ecological Appraisal (Arbtech, dated 1st April 2022). 
The report has been reviewed by an Ecologist from Greater Manchester Ecology Unit (GMEU).  
 

No evidence of protected species was found on the site and the trees, although covered in ivy, were not found 
to have potential for roosting bats. There is potential for nesting birds and species such as hedgehogs to be 
present on the site. The Ecologist has recommended a condition to secure a method statement for the site 

clearance to safeguard small mammals. Despite no evidence of protected species being found, given the ivy 
cover on the trees, the statement shall also include measures for the tree felling to safeguard bats on the site. 
Bats are mobile in their habits and can move roost sites frequently and protected species can turn up in 

unexpected places. The granting of planning permission does not negate the need to abide by the laws which 
are in place to safeguard biodiversity. An informative has been attached to make the applicant is aware that 
they must seek ecological advice should they find or suspect that the development may impact on protected 

species.  
 
The Ecologist has recommended that a scheme to demonstrate no net loss of trees is secured through the 

planning process. However, as discussed above, trees that have been surveyed and categorised as C or U 
should not constrain development. To mitigate any ecological impact, a biodiversity enhancement scheme can 
be secured by condition.  

 
Layout, Scale, Massing and Appearance 
The dwellings will front Worsley Road North, respecting the building line already established along this highway, 

with front doors to the street and small garden spaces to define defensible space. The scale, eaves and ridge 
heights suitably respect the dwellings in the immediate context.  In terms of the elevation detailing, the rhythm 
and proportions of the fenestration are well-designed with large openings and deep reveals, ensuring a suitable 

massing and appearance. 
 
The contemporary form of housing is considered to suitably link the more traditional housing in the area with the 

more recent developments to the north and north-west. The use of a red brick skin is a positive approach, 
respecting the use of red brick in the area. Traditional detailing is included, such as soldier coursing which picks 



  

up on some of the detailing within the local context. The final chosen colour, texture and products of the external 

materials will be secured by condition. 
 
The external staircase will be installed to the gable elevation on Enfield Street. As per advice from Greater 

Manchester Police, in their capacity as Design for Security Consultant, a low-level gate will be installed to define 
the public and private areas. This staircase access will benefit from some natural surveillance from first floor 
habitable room windows in the gable elevation of 130 Worsley Road North and from users of the busy Worsley 

Road North.  
 
To mitigate visual impacts resulting from the loss of the existing trees, the site will be landscaped, including 

replacement trees and wildflower planting to Worsley Road North. The front garden spaces will be demarcated 
with low railings. 
 

 
Image: CGI of the proposed development 

 
No specific details of landscaping and boundary treatments have been finalised at this stage, but this detail can 
be secured by condition. The proposal is acceptable in terms of layout, scale, massing and appearance. 

 
Heritage 
The Vulcan Public House and North Walkden Primary School are located between 50m and 140m to the south 

and south-west of the development site, respectively. Both buildings feature on the Council’s local list of 
heritage assets. There is sufficient separation and intervening built development to prevent this proposal from 
having any detrimental impact on the setting of these heritage assets.  

 
Amenity 
The proposed layout is such that an appropriate separation distance is maintained between the west facing 

habitable room windows of the new dwellings and the existing dwelling on the opposite side of the street (115 
Worsley Road North). The existing dwelling to the south of the site (118 Worsley Road North) features a blank 
gable and so there will be no impact on occupiers of this dwelling.  

 
The dwellings are situated approximately 13m from the gable elevation of 130 Worsley Road North to the north 
of the development site. This is an appropriate distance between the first windows of this neighbouring dwelling 



  

and the gable elevation of the proposed development and prevents any overbearing impact, or loss of light and 

outlook. 
 
All habitable spaces within the move-on units will be served by appropriately sized windows for light and outlook. 

The private rear gardens to the ground floor dwellings are proportionately sized for the amenity of future occupiers.  
 
Worsley Road North forms part of the Key Route Network and is relatively busy; there is potential for road traffic 

noise to have an adverse impact on health, quality of life and amenity for future occupants. An acoustic 
assessment (Azymuth Acoustics UK, Ref: AA0423, dated May 2022) has been undertaken which uses the 
results from a noise survey to inform an acoustic model to determine appropriate mitigation in accordance with 

BS8233:2014+A1:2019 “Guidance on Sound Insulation and Noise Reduction for Buildings”.  BS8233 sets out 
noise limits for internal habitable rooms (living rooms, dining rooms and bedrooms) together with private 
external garden areas.  

 
The report outlines a mitigation package with living areas (that includes living rooms, dining rooms and 
bedrooms) facing Worsley Road North to be fitted with a “double window” system, with acoustic double glazing 

on other façades.     
 
Depending on the external noise climate, the Acoustics, Ventilation and Overheating Guide (AVO) specifies 

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

acoustically insulated trickle vents, or mechanical ventilation is recommended. 
 
There are no objections to the proposal on the grounds of noise subject to conditions to secure the acoustic 

mitigation scheme detailing within the agreed noise assessment report  and verification reports confirming that 
all necessary noise attenuation measures have been installed.  
 

The site is not within the Greater Manchester Air Quality Management Area. The scale and nature of the 
development is not likely to have a significant impact on traffic and there are no object ions to the development on 
air quality grounds.   

 
To ensure that the construction phase of the development does not unduly harm the amenity of neighbours, a 
Construction Environmental Management Plan will be secured by condition; the details of which are to be 

agreed prior to commencement of development. 
 
Highways 

The proposal does not include any on-site parking provision. Due to the nature of occupation, the development 
is highly unlikely to generate any demand for parking by future residents, although it may attract the occasional 
visitor arriving by vehicle. In this respect, there are no parking restrictions along Enfield Street so there are 

opportunities for on-street parking to occur without detriment to the highway network.  
 
The development includes provision for the storage of 8 bicycles (100% provision), located to the east of the 

building. The location of the cycle store will benefit from natural surveillance from the development itself and 
from the first-floor windows of 130 Worsley Road North. Specific details of the racking system and security 
features have not been provided at this stage but can be secured by condition.  

 
Bins will be stored in an enclosure, also located to the east of the building, close to the kerbside for collection. 
The bin store will accommodate up to 4 Euro bins which complies with SCC waste guidance.  

 
The pedestrian environment, particularly to the Enfield Street boundary, is not currently in the best condition. As 
it is expected that walking and cycling are to be the predominant forms of travel for occupiers of these dwellings, 

the surrounding adopted footways will need to be re-surfaced with new kerbs and the provision of pedestrian 
crossing facilities in the form of dropped kerbs and tactile block pavers to be installed at the junction of Enfield 
Street and Worsley Road North. A scheme to secure these improvements can be secured by condition.  

 
Flood Risk and Drainage 
The site is located within Flood Zone 1. A residential end use is appropriate within this flood zone. No details of 

how the site will be drained have been supplied. United Utilities have requested the submission of a drainage 
strategy, which has been secured by condition.  



  

Contaminated Land 

The site has been subject to historic uses including a former watercourse, housing and works.  Such uses have 
the potential to leave legacy pollutants within soils or underlying groundwater.  Where a pathway exists between 
a pollutant and a receptor (human health or the wider environment) a pollutant linkage may be created.  

 
The application has been supported by a desk study report (LK Group, Phase 1: Preliminary Risk Assessment, 
job number: LKC 22 1210, dated May 2022) which has assessed the potential for a pollution linkage between 

any identified source and a receptor.  The assessment considers that there is a moderate risk from shallow soils 
contamination and a high risk from potential ground gas, due to possible viable gas sources.  An intrusive 
investigation (including ground gas monitoring) is recommended.  

 
The report has been reviewed by the Council’s Environmental Consultant who accepts the findings and 
conclusions of the report and raises no objection to the development, subject to conditions that require the 

carrying out of a Phase 2 Site Investigation and submission of the report that details the nature, degree and 
distribution of land contamination on the site and an identification and assessment of the risk to receptors 
focusing primarily on risks to human health, groundwater and the wider environment, together with a 

remediation strategy and verification.  
 
Recommendation 

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

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

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

 

Enfield Street – Site Location Plan – Existing, reference 9317-BA-Z4-00-DR-A- (01)201-P0 
Enfield Street – Ground Floor Plan – Proposed, reference 9317-BA-Z4-00-DR-A- (04)200-P4 
Enfield Street – 1st Floor Plan – Proposed, reference 9317-BA-Z4-01-DR-A- (04)201-P4 

Enfield Street – Roof Plan – Proposed, reference 9317-BA-Z4-02-DR-A- (04)203-P4 
Enfield Street – Site Layout Plan – Proposed, reference 9317-BA-Z4-04-DR-A- (04)204-P4 
Enfield Street – Move On Homes Plans – Proposed, reference 9317-BA-Z4-XX-DR-A- (04)205-P3 

Enfield Street – Move On Homes Elevations 1 – Proposed, reference 9317-BA-Z4-XX-DR-A- (05)200-P4 
Enfield Street – Move On Homes Elevations 2 – Proposed, reference 9317-BA-Z4-XX-DR-A- (05)201-P4 
Enfield Street – Site Elevations – Proposed, reference 9317-BA-Z4-XX-DR-A- (05)202-P4 

Enfield Street – Move On Homes Sections – Proposed, reference 9317-BA-Z4-XX-DR-A- (06)200-P4 
 
Reason: For the avoidance of doubt and in the interest of proper planning.  

 
3. Notwithstanding any description of materials in the application no external, final finish, materials shall be 

installed or applied until full details and samples of the materials to be used externally on the buildings 

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

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

Policy DES1 of the City of Salford Unitary Development Plan, emerging Local Plan policies D1 and D2 

and the requirements of the National Planning Policy Framework.  
 
4. Prior to the commencement of development (except for demolition and site/tree/vegetation clearance) a 

Phase 2 Site Investigation report shall be submitted to and approved in writing by the Local Planning 
Authority.  The investigation shall address the nature, degree and distribution of land contamination on 
site and shall include an identification and assessment of the risk  to receptors focusing primarily on risks 

to human health, groundwater and the wider environment.   
 
Should unacceptable risks be identified the applicant shall also submit and agree with the Local Planning 

Authority in writing a contaminated land remediation strategy prior to commencement of development.  
The development shall thereafter be carried out in full accordance with the duly approved remediation 



  

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

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

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

Reason for pre-commencement condition: Any works on site could affect any contamination which may 
be present and hinder the effective remediation of any contamination causing a risk to the health of future 
occupiers and harm to the environment, hence the initial investigation must be carried out before works 

commence. 
 
5. Pursuant to condition 4 and prior to first use or occupation a verification report, which validates that all 

remedial works undertaken on site were completed in accordance with those agreed with the Local 
Planning Authority, shall be submitted to and approved in writing by the Local Planning Authority.  
 

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

 
6. No development shall take place until a scheme for surface water drainage for the site using sustainable 

drainage methods and which includes details of how water quality will be improved, and how existing 

surface water discharge rates reduced, has been submitted to and approved in writing by the Local 
Planning Authority. The approved scheme shall be implemented prior to first occupation or use of the 
development hereby approved unless alternative timescales have been agreed in writing as part of the 

strategy.   
 
Reason: To ensure a satisfactory method of surface water disposal to reduce the risk of flooding 

elsewhere in accordance with policy EN19 of the City of Salford Unitary Development Plan and seeks to 
provide betterment in terms of water quality and surface water discharge rates and meets requirements 
set out in the following documents;  

 NPPF,  

 Water Framework Directive and the NW River Basin Management Plan 

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

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

 Environment Agency Pollution Prevention Guidelines (now withdrawn) 

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

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

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

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

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

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

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

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

(vi) measures to control the emission of dust and dirt during demolition/construction;  
(vii) a scheme for recycling/disposing of waste resulting from demolition/construction works;  



  

(viii) measures to minimise disturbance to any neighbouring occupiers from noise and vibration, including 

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

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

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

the material start on site. 
 
Reason:  In the interests of the amenity of neighbours in accordance with policies DES7 and EN17 of the 

Salford Unitary Development Plan and the NPPF. 
 
Reason for pre-commencement condition:  Any works on site could harm the amenity of neighbouring 

occupiers if not properly managed so details of the matters set out above must be submitted and agreed 
in advance of works starting. 

 

8. Prior to the first occupation of the dwellings hereby approved, the acoustic mitigation scheme, including 
acoustically upgraded glazing and ventilation, as detailed in the submitted and agreed Azymuth Acoustics 
UK Noise Assessment Report, May 2022, Ref: AA0423, shall be installed and made available for use. 

 
 The minimum sound reduction values, shown in the table below, shall be achieved: 
 

Façade Glazing (Minimum 

sound Reduction Value) 
– dB Rw+Ctr 

 

Ventilation (Minimum Sound 

Reduction Value) - dB Dn,e,w 

 

North, East and South façades 
 

27 

 

38 
(or system 3 Continuous Background 

Ventilation with Boost) 

N/A 
 

West 29 

 
The approved scheme shall be retained and maintained as such thereafter.  

 
Reason: To safeguard the amenity of future occupants of the development hereby approved in 
accordance with policy EN17 of the City of Salford Unitary Development Plan, policy D5 of the Publication 

Local Plan and the National Planning Policy Framework. 
 
9. Prior to the first occupation of the dwellings hereby approved, a Site Completion Report shall be 

submitted to and approved in writing by the Local Planning Authority. The Site Completion Report shall 
confirm that all noise attenuation measures, required by condition 8 have been installed. The noise 
attenuation measures shall be retained thereafter. 

 
Reason: To safeguard the amenity of future occupants of the development hereby approved in 
accordance with policy EN17 of the City of Salford Unitary Development Plan, policy D5 of the Publication 

Local Plan and the National Planning Policy Framework. 
 
10. No development shall take place, including any works of excavation, until an updated Tree Protection 

Plan and fencing specification, detailing how all the retained trees within (or overhanging) the site will be 
surrounded by substantial temporary protective fencing, has been submitted to and approved in writing by 
the Local Planning Authority.  

 
The Tree Protection Plan and fencing shall be implemented and installed entirely in accordance with the 
approved details, prior to any development tak ing place, including any works of excavation, and shall 

remain in situ until all development is completed. No work , including any form of drainage or storage of 
materials, earth or topsoil shall take place within the perimeter of such fencing. 



  

Reason: To safeguard existing trees and to ensure that adequate provision is made for their protection 

whilst the development is carried out in accordance with Policy EN12 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework. 
 

Reason for pre-commencement condition: Tree protection measures must be implemented prior to works 
commencing on site as any work or delivery of materials could detrimentally impact the tree and/or root 
protection area without such protection. 

 
11. Prior to any site clearance being undertaken on the site, including the removal of any trees, shrubs or 

vegetation, a Site Clearance Method Statement shall be submitted to and approved in writing by the Local 

Planning Authority. The method statement shall provide details as to how the clearance shall take place, 
how small mammals, birds and bats will be safeguarded, if any evidence of their presence is found, and 
what procedures shall be in place if evidence of previously undetected protected species are found during 

the clearance process. Thereafter, site clearance shall proceed in accordance with the approved Method 
Statement. 
 

Reason: To safeguard small mammals and protected species in accordance with the Nature Conservation 
and Biodiversity Supplementary Planning Document, emerging policy GI1 of the Publication Salford Local 
Plan and the National Planning Policy Framework. 

 
12. Prior to first occupation of the development hereby approved, a Tree Replacement Scheme shall be 

submitted to and approved in writing by the Local Planning Authority. The Tree Replacement Scheme 

shall include details to mitigate the loss of the felled trees. The scheme shall include details of tree 
species, tree sizes (including the minimum height and circumference of stem at 1m from the ground 
level), a plan indicating the location of the replacement trees, a timetable for tree planting and details of 

aftercare. 
 
Replacement trees shall be planted in the period from November to March, following the written approval 

of the Tree Replacement Scheme and this condition shall not be considered to have been complied with 
until the replacement tree(s) have been established to the satisfaction of the Local Planning Authority.  
 

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

 
13. Prior to first occupation of the development hereby approved, a Biodiversity Enhancement Scheme shall 

be submitted to and approved in writing by the Local Planning Authority. The approved scheme shall 

identify the opportunities for biodiversity enhancement and demonstrate a net gain. The scheme shall 
include, but not be limited to: 

 Bat bricks/boxes, 

 Bird boxes, 

 Native tree and shrub planting. 
 
The scheme shall be implemented, in full, prior to first occupation of the development and in accordance 

with the approved details and retained as such thereafter. 
 
Reason: In the interests of securing biodiversity enhancements in accordance with Policies ST13 and 

EN12 of the City of Salford Unitary Development Plan, emerging policy GI1 of the Publication Salford 
Local Plan and the National Planning Policy Framework. 

 

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

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

 



  

(b) The landscaping works shall be carried out in accordance with the approved scheme for tim ing / 

phasing of implementation or within 18 months of first occupation of the development hereby permitted, 
whichever is the later. 
 

(c) Any trees or shrubs planted or retained in accordance with this condition which are removed, 
uprooted, destroyed, die or become severely damaged or become seriously diseased within 5 years of 
planting shall be replaced within the next planting season by trees or shrubs of similar size and species to 

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

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

 

15. Prior to the first occupation of the dwellings hereby approved, details of the works required to the 
surrounding footway shall be submitted to and approved in writing by the Local Planning Authority. The 
scheme shall include details of works to the adopted highway just beyond the application site, to include 

but not limited to:  

 Resurfacing of the footway and new kerb edging. 

 Improved pedestrian crossing facilities (a new set of dropped kerbs with tactile block pavers) at 
the junction of Worsley New Road and Enfield Street. 

 
Such scheme, as is agreed, shall be implemented on site in accordance with the approved drawings.   
 

 Reason: In the interests of the safe and efficient operation of the highway network and to encourage more 
sustainable modes of travel in accordance with policies ST14, DES2, A2 and A8 of the City of Salford 
Unitary Development Plan, policy A2 of the Publication Local Plan and the National Planning Policy 

Framework. 
 
16. Notwithstanding the details shown on the drawings hereby approved, details of secure cycle park ing shall 

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

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

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

 
17. The dwellings hereby approved shall only be occupied and retained as units of Move-On accommodation, 

as defined within the Department for Levelling Up, Housing and Communities Rough Sleeping 

Accommodation Programme: Prospectus and Guidance (outside of Greater London) or any subsequent 
superseding guidance. 
 

Reason: To ensure that all the units are delivered and retained as 'Move-On' accommodation, given that 
the tenure of the units is justification for the housing mix, type and size having regard to Policy H1 of the 
City of Salford Unitary Development Plan, policies within the Housing Planning Guidance and the National 

Planning Policy Framework. 
 
 

Statement of conformity with Article 35 of The Town and Country Planning (Development Management 
Procedure) (England) Order 2015 
 

The Local Planning Authority worked positively and proactively with the applicant to identify various solutions 
during the application process to ensure that the proposal comprised sustainable development and would 
improve the economic, social and environmental conditions of the area and would accord with the development 

plan. These were incorporated into the scheme and/or have been secured by planning condition. The Local 
Planning Authority has therefore implemented the requirement in Paragraph 38 of the NPPF. 
 

 
Notes to Applicant 
 

1. STANDING ADVICE - DEVELOPMENT LOW RISK AREA 



  

 

The proposed development lies within a coal mining area which may contain unrecorded coal mining 
related hazards.  If any coal mining feature is encountered during development, this should be reported 
immediately to the Coal Authority on 0345 762 6848. 

 
Further information is also available on the Coal Authority website at:  
www.gov.uk/government/organisations/the-coal-authority  

 
Standing Advice valid from 1st January 2021 until 31st December 2022 

 

2. Highway Works: 

 All works on the adopted highway will require the applicant to enter into a S171 highway works 
agreement and Greater Manchester Roads Activities Permit Scheme (GMRAPS).   

 Dilapidation Survey: 
Prior to any works commencing on site the developer shall contact John Horrocks or Pam 
Docksey to arrange a full dilapidation/Condition Survey of all adopted highways surrounding the 
site. Tel: 0161 603 4046/4006 

 Highway Permits/Licensing: 
Applications for all forms of highway permits/licenses shall be made in advance of any works 
being undertaken on the adopted highway. Note: No boundary fencing shall be erected or 

positioned on any part of the adopted highway prior to first seeking the relevant permits/licenses 
from the Local Highway Authority Tel: 0161 603 4046/4006. 

 

3. 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 
person. 

 
4. The applicant's attention is drawn to the comments made by Greater Manchester Police, in their capacity 

as Design for Security Consultant, dated 14th September 2022. 

 
5. When preparing information for condition 6, United Utilities have requested that the drainage strategy 

includes a plan outlining the proposed levels (including finished floor levels and ground levels) shown in 

metres above Ordnance Datum. 
 
6. The applicant is advised that they have a duty to adhere to the regulations of Part 2A of the 

Environmental Protection Act 1990, the National Planning Policy Framework 2018 and the current 
Building Control Regulations with regards to contaminated land. The responsibility to ensure the safe 
development of land affected by contamination rests primarily with the developer.  

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

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

BS8845:2015+A1:2019 Code of Practice for the design of protective measures for methane and carbon 
dioxide ground gases for new buildings should be followed for installation and  the verification 
requirements of CIRIA C735 Good Practice on the Testing and Verification of Protection Systems for 

Buildings against Hazardous Ground Gasses will need to be submitted.   
 
Verification of gas protection systems needs to be undertaken during the construction process, or the 

applicant may not be able to discharge the condition.  This can lead to issues with property searches and 
/ or mortgage at a later time. 

 

 
 

 

 
 
 


