
PLANNING & TRANSPORTATION REGULATORY PANEL 
PART I 

SECTION 1: APPLICATIONS FOR PLANNING PERMISSION  
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APPLICATION No: 22/80638/FUL 

APPLICANT: Greatorex 

LOCATION: Empty Land Of Hopwood Street, Swinton Park, Pendlebury, 

Salford 

PROPOSAL: Erection of 8 no.  walk-up apartments with associated parking 

and landscaping. 

WARD: Pendlebury And Clifton 

 
 

 

REASON FOR PANEL DECISION: Objections received from more than 5 separate premises. 

 

Description of Site and Surrounding Area  

 

The application site comprises of a relatively flat area of land had previously been developed for residential 

purposes, but the dwellings have since been demolished. The footprint of the built development is no longer 

visible, having been grassed over, however the shared estate road, alongside a tarmacked car parking area has 

been retained. 

 

The surrounding area consists of 2 to 3 bed family homes as well as apartments in a light buff brick, arranged 

as both semi-detached and terraced units. There are also light industrial uses to the north-west along Bridge 

Street. 

 

Description of Proposal  

 

Planning permission is sought for the erection of 8 no. apartments with associated parking and landscaping. 

The apartments would be accommodated in a two-storey terraced block and would comprise of 4no. one-bed, 

one person units and 4no. one bed, two person units. ForHousing would manage the development with the 

apartments being for social rent. 

 

Within their submission, ForHousing have stated that they are committed to newly built properties being let in 

line with the Local Lettings Policy and to allocating to those in the greatest housing need, such as those at risk 

of homelessness. The units will be allocated via the Nominations Agreement, in conjunction with Strategic 

Housing Team at Salford and Salford Supported Housing Service. The 8no units will be incorporated into 

ForHousing’s existing management arrangement and will be allocated a dedicated Neighbourhood Officer who 

will oversee all tenancy related activities.  



$2w bqiosu.docx  

The residential terrace would be located centrally within the site. Each apartment would be provided with a 

store, bedroom, bathroom and an open plan kitchen/living space.  

The ground floor provides the four 1-bedroom, one person apartments (40.5m2), while the upper floor provides 

four 1-bedroom, 2 person apartments (48.2m2). 

The vehicular access to the apartments would be from Hopwood Street. A total of 8 car parking spaces would 

be provided. Cycle provision would be provided to the rear of each property , in addition to a store provided at 

the north-western end. Bins would be stored within the rear garden area of each property, with a dedicated 

collection point to the north-eastern end of the site.  

The north-western end of the site would be enclosed by way of 1.1m high metal railings, whilst the rear garden 

areas of the plots would be separated by way of 1.8m high closed board fencing. A 2.1m high boundary wall 

would enclose the rear and north-eastern end of the site.  

 

Development Materials: 

 

- Grey Window Frames 

- Grey Upvc Doors 

- Light Brown Brick 

- Recessed Brickwork 

- Concrete Roof Tile 

 

 

 
Proposed Site Plan 
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Proposed Front Elevation 

 

Publicity 

 

Site Notice: Not Applicable  

 

Press Advert: Not Applicable  

 

Neighbour Notification  

 

Twenty Eight (28) neighbouring occupiers have been notified of the application. 

 

Representations  

 

Six (6) letters of representation have been received in response to the application publicity, which have raised 

the following issues:- 

 

 Loss of light/sunlight; 

 Loss of children’s play space; 

 It’s a small piece of land for 8 apartments; 

 None of the neighbours want this development; 

 Increase in traffic; 

 Loss of view (greenspace); 

 Residents currently park in the existing informal car parking spaces;  

 This is a very quiet and family friendly area & the new flats would probably change this scenario;  

 There is no way of knowing who will be living in these properties; 

 Noise and disruption during the building. 

 

The above issues will be address in the ‘Appraisal’ section, where relevant.  
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Relevant Site History 

 

No relevant site history.     

 

Consultations 

 

United Utilities Water Ltd – No objections subject to conditions. Please refer to flood risk and drainage section 

of this appraisal for further details.  

 

Highways - No objections subject to conditions. Please refer to Highways section of this appraisal for further 

details. 

 

Drainage Engineer -  No objections subject to conditions. Please refer to flood risk and drainage section of this 

appraisal for further details. 

 

Air Quality, Noise, Contaminated Land - No objections 

 

The Coal Authority -  No objections subject to conditions. Please refer to land stability section of this appraisal 

for further details.  

 

Planning Policy 

 

Local Plan Policy  

 

Local plan policy F1 - Inclusive development process  

Local plan policy F3 - Inclusive places  

Local plan policy AP4 - Salford Innovation Triangle  

Local plan policy A1 - Supporting sustainable transport  

Local plan policy A2 - Transport hierarchy and sustainable streets  

Local plan policy WA4 - Development and flood risk  

Local plan policy D1 - Design principles  

Local plan policy D2 - Local character and distinctiveness  

Local plan policy D3 - Layout and access  

Local plan policy D4 - Spaces  

Local plan policy D5 - Amenity  

Local plan policy D6 - Design and crime  

Local plan policy BG2 – Development and Biodiversity 

Local plan policy PH4 - Land instability  

Local plan policy WM1 - Waste and development  
Local plan policy PH1 - Pollution control  
Local plan policy H1 - Type of housing  

Local plan policy H2 - Size of dwellings  

Local plan policy H3 - Housing density   

 

Other Material Planning Considerations 

 

National Planning Policy 

  

National Planning Policy Framework 

 

Local Planning Policy 
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Supplementary Planning Document Sustainable Design and Construction 

Supplementary Planning Document Design (Shaping Salford) 

Supplementary Planning Document Design and Crime 

Supplementary Planning Document Planning Obligations 

Supplementary Planning Document Salford Greenspace Strategy 

Planning Guidance - Housing 

Planning Guidance - Flood Risk and Development 

 

Emerging Planning Policy 

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

1. The stage of preparation of the emerging plan (the more advanced its preparation, the greater the 
weight that may be given); 

2. 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 

3. 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).  

 
The Places for Everyone Publication Plan, a joint Development Plan Document for nine districts in Greater 
Manchester, 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 commenced in November  2022 and are due to run until March 2023. 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. 
 

Appraisal  

 

The main planning issues to be considered in this application are as follows: -   

 

 Principle of development 

 Proposed use  

i. Residential use 

ii. Housing mix, Type and Density 

 Design  

 Design and crime 

 Amenity 

 Air Quality and Noise 

 Ecology 

 Flood Risk and Drainage 

 Contaminated land  

 Highways and parking 

 Planning obligations 

 Other Issues 

  

Principle of development 

 

The NPPF defines previously developed land as, land which is or was occupied by a permanent structure, 

including the curtilage of the developed land (although it should not be assumed that the whole of the curtilage 

should be developed) and any associated fixed surface infrastructure. However, it excludes land that was 



$2w bqiosu.docx  

previously developed but where the remains of the permanent structure or fixed surface structure have blended 

into the landscape. Thus the site is deemed to be classed as a Greenfield Site.  

  

While the NPPF states that the effective use of land should be encouraged by re-using land that has been 

previously developed, it does not promote a sequential approach to land use and there is no presumption that 

greenfield sites are unsuitable for development per se. The presumption in favour of sus tainable development is 

an important part of the NPPF and it is noted that delivery of sustainable development is not restricted to the 

use of previously developed land and can include the development of sustainable greenfield land.  

 

The site is not subject to a protective designation in the SLP:DMP. The development involves the re-

development of a small greenfield site within an existing housing estate to accommodate a small two storey 

apartment block arranged in a terraced form of four properties. It is noted that the site previously accommodated 

residential and retail development (shops), which were demolished some years ago. The site is maintained and 

is currently bounded to all sides by a knee rail and more latterly has been used as an ‘informal’ amenity space 

for the surrounding residents. 

 

The site lies within an established residential area and occupies a sustainable location. It would contribute to the 

creation of sustainable, mixed communities. Having regard to its location and history, this is considered to be an 

appropriate location for residential uses, subject to other relevant policy requirements being met.   

 

Proposed Use 

 

i)           Residential use 

  

Section 5 of the NPPF seeks to deliver a sufficient supply of homes in support of the government’s objective of 

significantly boosting the supply of housing (para 60). It requires local planning authorities to plan for different 

groups in the community by facilitating different housing in terms of size, type and tenure (para 62).  

 

ii)        Mix, type and density 

 

The NPPF sets out that local planning authorities should deliver a wide choice of high quality homes and create 

sustainable, inclusive and mixed communities.  Policy H1 B (type of housing) of the SLP:DMP states that 

individual new residential developments shall contribute to the provision of a broad mix of housing options 

across Salford and within the local area. In the part of the city where the site is located, this means providing at 

least 80% of the net increase in dwellings in the form of houses. The scheme as proposed (100% apartments) 

would not comply with this requirement. However, Policy H1 2) b) goes onto state [amongst other things] that a 

lower proportion of houses will only be acceptable where “The development provides specialist accommodation, 

such as for older people, or there is a demonstrable need for different types of dwellings ”; 

  

It is considered that there are other material considerations that would indicate that apartments on this site 

would be acceptable in principle and complicit with policy H1 2) b) of the Local Plan. Information in Salford City 

Council’s ‘Our Home, Our City’ 2020-2025 document provides some insight into the sheltered accommodation 

need which supports the need for the size and type of accommodation proposed.  

 

The report states that 6,094 households were registered for social housing in 2019,  with 59% of those requiring 

a 1-bedroom property. In 2021 this percentage had increased to 62%, with total the number of households 

registered remaining high at 5,158, which further highlights the increasing need for 1-bedroom affordable 

homes. Whilst the provision of new build social housing was 3284 new units in the past 10 years, it is stated that 

a shortfall of 809 properties per annum was identified, making the demand for social housing far greater than 

the current supply. 
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The proposal would provide much needed affordable homes on this unused parcel of land. ForHousing would 

manage the development with the apartments being for social rent, in line with Salford Councils strategic priority 

to deliver more social and affordable rented homes in the City. The ratio of 1-bedroom apartments has been 

discussed with the Council’s regional housing management team and the Salford Strategic Housing 

Partnership. Given the above, the provision of apartments on the site is considered to be in accordance with 

policy criteria H1 2) b) and is considered to be justified in this particular case. 

 

Policy H2 (size of dwellings) of the Local Plan states that “residential development shall deliver a balanced mix 

of dwelling sizes across Salford, enabling people to access housing with sufficient space to meet their needs 

and support good health. 

 

Policy H2 goes onto state that all developments providing net additional dwellings shall deliver a range of 

dwelling sizes in terms of the number of bedrooms. In new developments providing apartments, a minimum of 

50% of the apartments shall contain at least two bedrooms. A lower proportion may be permitted where it can 

be clearly demonstrated by the applicant that smaller accommodation is required to meet an identified local 

need of acknowledged importance, such as the provision of affordable housing (in accordance with the 

definition of affordable housing in Annex 2 of the National Planning Policy Framework or any subsequent 

definition), housing for older people or other specialist accommodation. 

 

As stated earlier in the report the scheme has been designed by the applicant based on an ident ified need 

within Salford for this type and size of accommodation. The ratio of 1-bedroom apartments has been agreed in 

conjunction with the Council’s regional housing management team. The applicants have found that a significant 

number of single occupants are on Salford Councils housing waiting lists, who are subject to a lengthy wait to 

be allocated a suitable property. The number of bedrooms with the development is therefore considered 

acceptable in this case.  

 

Moving onto size of the apartments, policy H2 (space standards) states that the gross internal floor area of new 

dwellings shall as a minimum meet the nationally described space standards 

 

This development will provide 8 apartments of the following unit mix and sizes;  

 

4 x 1b1p @ 40.5m2  

4 x 1b2p @ 48.2m2  

 

The unit sizes of the 1b1p units exceed the expectations outlined in the National Design Space Standard 

(NDSS). However, the 1b2p units would be marginally below the 50m2 normally required by the NDSS, 

however,  the 1b2p are in line with Homes England requirements and other affordable schemes ForHousing has 

delivered in Salford under the current and previous funding programme with Homes England.  Given the above 

and that the size of the 1b2p apartments are only 1.8m2 below the NDSS the size of the units are considered 

acceptable. 

 

Design  
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The NPPF places significant importance to the design of the built environment. Good design is a key aspect of 

sustainable development and is indivisible from good planning and should contribute positively to making places 

better for people.  

 

The general vernacular of the surrounding residential area comprises traditional 2 to 3 bed family homes 

as well as apartments in a light buff brick. This accommodation is generally arranged as both semi-detached 

and terraced units. Site boundaries are largely open, and as a result are defined by the surrounding street fabric 

of Cavendish Place (which is pedestrianized), Gladstone Street and Hopwood Street. There is an element of 

consistency to the scale, massing, design, aesthetics and materiality of the adjacent built form.  

 

Whilst the block would run perpendicular to Bridge Street, this layout would represent the most efficient use of 

the land and there are windows facing onto both Hopwood Street and Bridge Street.  The density of the 

proposed scheme is similar to its context as there is currently a mix of apartments and family homes.  The 

dwellings would front onto and take their access from Hopwood Street.  

 

The proposed block would be rectilinear in shape and form. The block would be approx. 8.7m in height and 

would benefit from design features such as recessed brick detailing and entrance canopies, which will add some 

detail to the otherwise traditional built form and which would complement the existing housing offer in the area.  

 

The proposed units all share the same characteristics in their elevation detailing. The rhythm and proportions of 

the fenestration are appropriately designed ensuring a suitable massing and appearance. The scale, eaves and 

ridge heights of houses suitably respect the dwellings in the immediate context.   

 

The use of a light brown brick is a positive approach, contrasting, whilst still respecting the use of buff and light 

brick in the immediate area. The final chosen colour, texture and products of the external materials will be 

secured by condition. The houses will be served by a bin store located to the eastern end of the site which will 

be enclosed with timber. The full details of the bin store will be secured by way of condition. 

 

To the front of the apartment block would be car parking for 8 vehicles arranged in pairs and bordered with turf. 

The rear gardens would be turfed and enclosed to the rear by way of 2.1m high brick wall. The remaining area 

to the west of the site would be turfed and enclosed by way of 1.1m high metal fencing. No specific landscaping 

details have been finalised at this stage, but this detail can be secured by condition.  

 

Overall it is considered that the proposed development is acceptable & would sit well within the established area 

and within the context of its setting and provide a positive addition to the street scene.  The proposal is 

acceptable in terms of layout, scale, massing and appearance. 

 

Design and Crime 

 

A Crime Impact Statement has not been undertaken in support of the planning application nor was it required.  

 

The entrances to the units would be by way 8 doors within the front elevation at ground floor level, which would 

benefit from a high level of natural surveillance. The rear of the proposed development is accessible to passing 

members of the public, however, the rear amenity spaces would be enclosed by a 2.1m high brick wall.  

The development proposes to develop an underutilised and vacant piece of land and will therefore prevent the 

site from becoming detrimental to the area if not maintained. Development at the site will also deter crime or 

anti-social behaviour when brought into residential use. 

 

The proposal is considered to be in accordance with local policy D6 and the Design and Crime SPD. 

 

Amenity 



$2w bqiosu.docx  

Separation distances to existing facing dwellings on the opposite side of Hopwood Street (490 – 494 Bolton 

Road) would be approx. 23m to the rear boundaries and 28.5m to the rear elevations.  To the south, separation 

distances of approx.16.7m would be maintained to rear boundaries and approx. 27.5m to the front elevation of 

No.7 Cavendish Place. To the west is a single storey light industrial building (currently occupied by UK Home 

Save Ltd). To the east (approx. 21.5m away) is the side elevation of the residential dwelling at No.10 Cavendish 

Place. 

 

The proposed apartment building, as positioned within the site, will ensure that there is no unacceptable loss of 

light or overbearing impact on occupiers of these properties.  

 

The proposed cycle and bin stores would sit adjacent to the eastern and western ends of the site. Whilst the 

finished height of the fencing which will enclose the bin and cycle stores has not yet be agreed. This will be no 

higher than 2m and therefore would not result in any detrimental impact on the amenity of surrounding 

residential dwellings.  

 

All future occupiers would be provided with apartments of adequate size and all habitable room would be served 

by appropriately positioned and sized windows to ensure the apartments receive acceptable levels of light and 

outlook. 

 

Some amenity space would be provided on site by way of rear gardens and the turfed area at the western end 

of the site.  It is also acknowledged that the site is within close proximity to Victoria Park, which is located within 

a 5-10 minute walk of the site to south and Silverdale which is located within a 5 minute walk to the north and is 

publicly accessible.  

 

Having regard to all of the above, and that the development would bring a longstanding vacant site back into 

use to provide new housing, it is considered that the proposed development would not result in an unacceptable 

impact on the amenity of surrounding residents. Furthermore it would provide future occupiers with an 

acceptable level of amenity in accordance with Local Plan Policy D5. 

 

Air Quality and Noise 

Air Quality 

The proposed development 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.  As such the LPA and 
Environmental Officer have no objections to the development on Air Quality Grounds. 

Noise 
 
There are no objections to the development on the grounds of noise however, due to the residential area, the 

LPA has attached a condition requiring a Standard Construction Environmental Management Plan to be 
submitted and approved prior to the commencement of the development.  
 

Ecology 

 

The application site is not a designated, either nationally or locally, as a Site of Special Scientific Interest, 

National Nature Reserve, Site of Biological Importance or a Local Nature Reserve. The site is a vacant piece of 

greenfield land which was ‘turfed’ over after the demolition of the buildings which previously occupied the site.  

 

There are no significant ecological constraints relating to nesting birds, hedgehogs or invasive species. 

  

Bio-Diversity Net Gain 
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The development will result in the loss of a small area of negligible value habitat. Paragraph 174 NPPF states 

that the planning system should contribute to and enhance the natural and local environment and as such a 

landscape condition is recommended. Given the limited size of the size and amount of development, 

opportunities to provides a Biodiversity Net Gain on site are limited; however there is an area to the western end 

of the site which would be suitable for the provision of various species of plants or bushes which could assist in 

helping pollinating insects to move, migrate and genetically disperse across the city. 

 

Landscaping and BNG conditions will ensure that some planting and other measures are secured to provide 

some biodiversity enhancements on site and to ensure there would be no biodiversity net loss.  
 

It is considered, therefore, that subject to conditions, the proposed development would not have an 

unacceptable detrimental impact upon the landscape or wildlife interest at the site in accordance with Local Plan 

Policy BG2 and the Nature conservation and biodiversity SPD. 

 

Flood Risk and Drainage 

 

Flood Risk  

 

The site is located within an area identified by the Environment Agency as Flood Zone 1 and is less than 1ha in 

size. A flood risk assessment is not required to support the application. The proposed development is classed 

as more vulnerable owing to its proposed residential use, however this use is deemed to be appropriate in this 

flood zone. 

 

Drainage strategy  

 

The applicant has provided a drainage strategy with accompanying plans and calculations , which has been 

reviewed by the Council’s Drainage Engineer.  The supporting documents indicate that SuDS are not possible 

at this site owing to unsuitable conditions. Surface water discharge will be connected to the public surface water 

sewer with flows restricted to 5l/s and suitable attenuation storage. This approach is  considered to be 

unacceptable, as the applicant should aim to introduce previously discounted rainwater harvesting systems (i.e. 

water butts) and reduce the discharge rate to 2 l/s. Further to this, the applicant must provide a SuDS 

management or maintenance plan prior to the commencement of construction.  

 

Given the above, conditions requiring a scheme for surface water drainage incorporating sustainable drainage 

methods and flows being restricted to 2 l/s, will be attached to any permission for the written approval of the 

LPA. This will ensure agreement and implementation of a suitable and sustainable drainage scheme. The 

condition also requires the submitted scheme to demonstrate that the disposal of surface water from the site will 

not exacerbate existing flooding.  

  

It is considered therefore that, subject to conditions, the proposed development would not result in an 

unacceptable increased risk of flooding, in accordance with local plan policies WA4 and WA5; the Flood Risk 

and Development Supplementary Planning Guidance and the National Planning Policy Framework.  

 

Contaminated land  

The site has a number of historic uses, including previous residential development.  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.  

It is also noted the site is in the Coal Mining Development High Risk Area. 



$2w bqiosu.docx  

The desk study report submitted with the application has assessed the potential for a pollution linkage between 

any identified source, and a receptor.  The assessment considers there is a low to moderate risk of ground 
contamination due to the potential for made ground.   

The conclusions of the report are accepted and as such the LPA has no objection to the application, subject to 

the conditions being attached requiring a Phase 2 Site Investigation report being 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 t he risk to receptors focusing 

primarily on risks to human health, groundwater and the wider environment.  The investigation shall also 
address any potential risks posed by coal mining, including potential for ground gas.  
 

Highways and Parking 

 

Sustainability of the site 

  

The site is located within an established residential area and is accessible by a range of means. The site is 

within walking distance of Bolton Road to the north and Chorley Road further south, which both form parts of an 

established bus route. In addition, the site is well connected to the local highway network, providing convenient 

access to the surrounding residential areas and local amenities. The majority of the local highway network, 

particularly Bridge Street, are lit and subject to 30mph speed limits. 

  

It is considered that the layout of the site helps to encourage walking and cycling, with the provision of a cycle 

store and easy links to Swinton Hall Road and Bolton Road (both via Bridge Street) and beyond. The orientation 

and layout of the proposed building would provide natural surveillance from units fronting the street and 

windows overlooking the car parking spaces. 

  

As such the site is considered to be in a sustainable location that is accessible by a range of means and well 

related to local amenities. 

 

Traffic Generation 

 

It is expected that the proposed development would not generate a material increase in traffic on both the local 

and wider highway network, given the small-scale nature of development. Given the likely low level two-way 

vehicle movements in each peak hours (08:00am-09:00pm and 17:00pm-18:00pm), it is considered that there 

will be a negligible traffic impact on the local highway network as a result of the development proposals. The 

proposals would not give rise to any adverse impacts on the highway operation. 

Park ing Provision 
 
The proposal offers 8 car parking spaces and 8 cycle parking spaces, this represents 100% car and cycle parking 

provision. 
 
Review of the 2011 census data vehicle ownership by tenure type (private rented) for the local area, suggests 

that 47% of the local households own a vehicle, with 12.3% owning two or more vehicles. This would equate to a 
minimum of 6 parking spaces. In this case the 8 car parking spaces would be allocated to the tenants of the 
development and not for use by the occupiers or visitors to the surrounding residential dwellings.  

 
Apart from indicating that 8 bicycle parking spaces will be provided on the proposed site plan, there are no details 
in terms of type of storage, type racking system and security measures. The LPA would recommend provision of 

individual cycle storage lockers and provision of extra security measures such as fob controlled access gates, 
lighting and CCTV camera system. The LPA would recommend that the cycle parking compound / racking / 
security measures to be secured by way of condition.  

 



$2w bqiosu.docx  

Access 

 
The proposal includes 2 lengths of vehicular crossovers to serve the 8 parking spaces fronting Hopwood Street. 
 

The Highway Engineer recommends that the proposed vehicle crossover points should be design and constructed 
in accordance with Salford City Council standards. Further details of the design of the vehicular crossover can be 
secured by way of condition. 

 
Servicing  
 

The proposal offers a bin enclosure accommodating up to 3 x 1100lt euro bins and 1 x 240lt wheeled bin located 
to the northeast corner of the development, allowing for kerbside collection from Hopwood Street. In addition 4 x 
240lt wheeled bin are provided in each rear garden areas.  

The Local Planning Authority would recommend the provision of 4 x 1100lt euro bins comprising of 2 for General 
waste and 1 for Pulpable materials and 1 for Co-mingled materials. This will rationalise the numbers required for 
the whole development. This will be secured by way of condition.  

In respect of other highway matters, it has been noted that on-street parking currently occurs on approaches to 
the Bridge Street / Hopwood Street junction, which could potentially restrict traffic movement from this 
development. Therefore, the council’s traffic management team have requested junction protection  measures in 

the form of ‘no parking at any time’ restrictions at the junction of Bridge Street / Hopwood Street. The case officer 
has noted this request and whilst it would benefit the free flow of traffic at the Bridge Street/Hopwood Street 
junction, the works would not be absolutely necessary to make the development acceptable in planning terms, or 

be fairly and reasonably related in scale and kind to the development. A condition has therefore not been attached.  

Given the above the proposal would not result in any significant or severe or severe highway impacts in 
accordance with policy A3 and D3 of the Local Plan. 

Planning Obligations 

Given the number of small scale nature of the development (8 units) no planning obligations are required in this 
instance. 

Other Issues 

With regards to coal outcrops, the Coal Authority’s systems identify the site as being within the Development High 
Risk Area, though outcrops are potentially at significant depth.  

 
The application is accompanied by a Coal Mining Risk Assessment report (32736-SUT-ZZ-00-RP-G-706-0001),  
prepared by Sutcliffe Investigations, dated August 2022. The report has been based upon a review of Coal 

Authority data, geological information and site history, and concludes that the potential for shallow coal workings 
to be present on site poses a risk to the development. It should be noted that the report does not identify that 
unrecorded shallow coal workings may be present within coal outcrops.  

 
Nevertheless, the report makes recommendations for ground investigations to be carried out on the site in order 
to establish the extent of any unrecorded shallow mine workings and to inform any remedial works and mitigation 

measures needed to ensure the site is safe and stable.  The Coal Authority have been consulted and wish to 
highlight that intrusive site investigations should be designed and undertaken by competent persons and should 
be appropriate to assess the ground conditions on the site in order to establish the coal -mining legacy present  
and the risks it may pose to the development and inform any remedial works and/or mitigation measures that may 
be necessary.   

 
The applicant should note that Permission is required from the Coal Authority Permit and Licensing Team 
before undertaking any activity, such as ground investigation and ground works, which may disturb coal 
property. 

 
A condition has been attached to ensure that further intrusive site investigations are undertaken prior to the 
commencement of development. The undertaking of intrusive site investigations, prior to the commencement of 
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development, is considered to be necessary to ensure that adequate information pertaining to ground conditions 

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

 

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

take place until samples or full details of materials to be used externally on the building(s) 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 

Policies D1, D2, D3 and D4 of the Local Plan and the requirements of the National Planning Policy 
Framework. 

 

3. The development hereby permitted shall be carried out in accordance with the following approved plans:  
  
 Drawing No. 1302 A DR 005 Rev B Proposed Street Scene dated 21.10.2022 

 Drawing No. 1302 A DR 000 Rev A Location Plan dated 14.09.2022 
 Drawing No. 1302 A DR 003 Boundary Treatment Plan dated 28.07.2022 
 Drawing No. 1302 A DR 007 Waste Management Plan dated 14.09.2022 

 Drawing No. 1302 A DR 004 Rev B Proposed Site Plan dated 05.09.2022 
 Drawing No. 1302 A DR 001 Rev A Existing Site Plan dated 14.09.2022 
 Drawing No. 1302 A DR 004 Rev B Apartment Plans and Elevations dated 21.10.2022 

 Drawing No. 1302 A DR 002 Rev A Existing Street Scene Plan dated 14.09.2022 
  
 Reason: For the avoidance of doubt and in the interest of proper planning. 

 
4. 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 numb ers/densities), 

existing plants / trees to be retained and a scheme for the timing / phasing of implementation works.  
  
 (b) The landscaping works shall be carried out in accordance with the approved scheme for timing / 

phasing of implementation or within 18 months of first 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 D1 and D2 of Local Plan and the National 
Planning Policy Framework. 

 

5. 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 
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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 PH1 of the Local 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. 

 

6. Pursuant to condition 5; 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 PH1 of the Local Plan and the 

National Planning Policy Framework. 
 
7. 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 WA5 of the Local 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;  
 oNPPF,  
 oWater Framework Directive and the NW River Basin Management Plan 

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

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

guidance 
 oEnvironment Agency Pollution Prevention Guidelines (now withdrawn) 
 oFlood Risk  Assessment/SuDS Requirements for new developments (Salford's SuDS Check list) 

  
 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.  

 
8. 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;  
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 (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 D5 and PH1 of the 

Local 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. 

 

9. 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 policy BG2 of the 

Publication Salford Local Plan and the National Planning Policy Framework.  

 
10. 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: 

  

 The vehicular access point and crossover point shall be implemented in accordance with the 
approved details. Vehicular crossover point shall be implemented in prior to the use of the 
internal park ing area and shall be retained thereafter. Please see informative for further details. 

  

 As part of public realm improvement to enhance pedestrian connectivity, the surrounding 
footways to be re-surfaced / new kerbs and provision of pedestrian crossing facilities in the form 
of drop kerbs with tactile block paver shall be be installed junction of Bridge Street / Hopwood 

Street. 
  
 Such schemes, 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 policy A2 of the Local Plan and the National Planning 

Policy Framework. 
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11. 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 A1, A2 and A3 of 

the Local Plan and the National Planning Policy Framework.  

 
12. No development shall commence until; 
  

 a)a scheme of intrusive investigations has been carried out on site to establish the risks posed to the 
development by past shallow coal mining activity;  and 

 b)any remediation works and/or mitigation measures to address land instability arising from coal mining 

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

  

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

  

 Reason:- The undertak ing of intrusive site investigations, prior to the commencement of development, is 
considered to be necessary to ensure that adequate information pertaining to ground conditions and coal 
mining legacy is available to enable appropriate remedial and mitigatory measures to be identified and 

carried out before building works commence on site. This is in order to ensure the safety and stability of 
the development, in accordance with paragraphs 183 and 184 of the National Planning Policy Framework  
and policy PH4 of the Local Plan. 

  
 Reason for pre-commencement condition:  Any works on site could be affected by the Coal Mining 

Legacy in the area and the LPA need to ensure that any potential remedial and mitigatory measures have 

been identified before building works commences on site.  
 
 

13. Prior to the first occupation of the development, a signed statement or declaration prepared by a suitably 
competent person confirming that the site is, or has been made, safe and stable for the approved 
development shall be submitted to the Local Planning Authority for approval in writing. This document 

shall confirm the methods and findings of the intrusive site investigations and the completion of any 
remedial works and/or mitigation necessary to address the risks posed by past coal mining activity.      

  

 Reason:- The undertak ing of intrusive site investigations, prior to the commencement of development, is 
considered to be necessary to ensure that adequate information pertaining to ground conditions and coal 
mining legacy is available to enable appropriate remedial and mitigatory measures to be identified and 

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

 
14. Notwithstanding the approved plans and prior to first occupation and notwithstanding any details shown 

on the drawings hereby approved, full details of a proposed bin store shall be submitted to and approved 

in writing by the Local Planning Authority. The bin store shall be installed and made available for use prior 
to first occupation of the development in accordance with the approved details and retained thereafter.   

   

 Reason: In order to ensure a satisfactory appearance in the interests of visual amenit y in accordance with 
Policies WM1, D1 and D2 of the Local Plan and the requirements of the National Planning Policy 
Framework. 

 
15. The vehicle park ing, servicing and other vehicular access arrangements shown on the approved plans to 

serve the development hereby permitted shall be made available for use prior to the development being 

brought into use (or in accordance with a phasing plan which shall first be agreed in writing with the local 
planning authority) and shall be retained thereafter for their intended purpose. 

 

 Reason: In the interest of highway safety and the free flow of traffic and in accordance with policies A1, 
A2, A6 and A7 of the Local Plan and the National Planning Policy Framework.  
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16. Prior to first occupation of the dwellings hereby approved, a scheme for the provision of affordable 
housing (socially rented) within the development shall be submitted to and approved in writing by the 
Local Planning Authority. The affordable housing shall be provided in accordance with the approved 

scheme and shall meet the  definition of affordable housing in Annex 2 of the National Planning Policy 
Framework or any future  guidance that replaces it. The scheme shall include:  

 

 a. the numbers, type, and tenure of the affordable housing provision to be made which, unless otherwise 
agreed in writing with the Local Planning Authority shall consist of not less than 100% of housing 
units/bed spaces; 

 b. the arrangements for the management of the affordable housing by an affordable housing provider;  
 c. the arrangements to ensure that such provision is affordable for both first and subsequent  occupiers of 

the affordable housing; and  

 d. the occupancy criteria to be used for determining the identity of occupiers of the affordable  housing 
and the means by which such occupancy criteria shall be enforced. 

 

 This condition shall not be binding on a mortgagee or chargee (or any receiver (including an 
administrative receiver) appointed by such mortgagee or chargee or any other person appointed under 
any security  documentation to enable such mortgagee or chargee to realise its security or any 

administrator however  appointed including a housing administrator (each a Receiver) of the whole or any 
part of the affordable dwellings or any persons or bodies deriving title through such mortgagee or chargee 
or Receiver. 

 
 Reason: To ensure that all of the units are delivered as affordable housing and retained as such, having 

regard to the fact that the affordable tenure of 100% of the units is justification for the proposed housing 

mix and the non-payment of planning obligations having regard to Policies H4 and  of the Emerging Local 
Plan. 

 

 
Notes to Applicant 
 

 
1. The applicant should note that Permission is required from the Coal Authority Permit and Licensing 

Team before undertaking any activity, such as ground investigation and ground works, which may 

disturb coal property. 
 
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. 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.  

 

4. With respect to gas protection measures the applicant's attention is drawn to BRE 414, Protection 
Measures for Housing on Gas-Contaminated Sites.  In addition, the requirements of 
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BS8845:2015+A1:2019 Code of Practice for the design of protective measures for methane and carbon 

dioxide ground gases for new buildings should be followed for installation and  the verification 
requirements of CIRIA C735 Good Practice on the Testing and Verification of Protection Systems for 
Buildings against Hazardous Ground Gasses will need to be submitted.   

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

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

and / or mortgage at a later time. 
 
5. Wastewater pipelines 

  
 United Utilities will not allow a new building to be erected over or in close proximity to a public  sewer or 

any other wastewater pipeline. This will only be reviewed in exceptional circumstances.  

  
 Nb. Proposals to extend domestic properties either above, or in close proximity to a public sewer  will be 

reviewed on a case by case basis by either by a building control professional or following a direct 

application to United Utilities (see our website for further details). 
  
 A public sewer crosses the site and we will not permit building over it. We require an access strip for 

maintenance or replacement. The minimum distances that might be acceptable to United  Utilities are 
detailed within Part H of the Building Regulations however, we recommend the  applicant determines 
the precise location, size, depth and condition of the pipeline as this is  likely to influence the required 

stand-off distance from any structure. 
 

 

 

 

 

 


