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APPLICATION 

No: 

22/79410/FUL 

APPLICANT: Irwell Valley Housing Association 

LOCATION: Land Off Mossfield Road, Pendlebury, Swinton 

PROPOSAL: The erection of 18no houses with associated landscaping and parking 

on vacant land off Mossfield Road. 

WARD: Swinton And Wardley 

 

 
REASON FOR PANEL DECISION: The development affects an interest in land held by Salford City Council  
and one or more objections have been received in response to the application publicity . 

 
 
Description of Site and Surrounding Area  

 
The application site comprises a triangular shaped plot of undeveloped land approximately 0.58 ha in area. It 

consists of an area of generally flat open scrub land. The site is bound to the south by existing residential 

development and to the west by Wardley Church of England (CofE) Primary School. Open fields form the 

northern and eastern boundaries of the site, beyond which lies the M60 motorway. Immediately to the east, 

forming the end of Mossfield Road is a bus turning circle.A PRoW known as Swinton & Pendlebury Definitive 

Footpath 7, runs east to west along the southern portion of the site boundary, between the junction of the bus 

turning area / Mossfield Road and up to the Peatfield Avenue Passageway. A second PRoW runs in a northerly 

direction to the east of the site and is known as Swinton & Pendlebury Definitive Footpath 9.  

The majority of the site subject of this proposal is unallocated in the SLP/DMP Plan and much of it is shown as 

white land. A small section of the site to the south east (adjacent to the bus circle) does fall within the Green 

Belt.  

 

Description of Proposal  

 

Planning permission is sought for the erection of 18no houses with associated landscaping and parking on 

vacant land off Mossfield Road.  
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The proposed dwellings would be managed as social rented units by Irwell Valley Housing Association, which is 

a Registered Provider. The mix proposed would be 5 x 2-bed, 7 x 3-bed and 6 x 4-bed units. In terms of tenure, 

the proposal would provide 10 x Affordable Rent and 8 x Affordable Home Ownership units. 

 

The application site is principally triangular in shape. Access to the site would be from a spur off the existing bus 

turning circle. This would lead to a single cul-de-sac road into the site. The 18 dwellings would be located to the 

north and south of this road (11 plots to the north and seven to the south). The dwellings would all be two 

storeys in height and would comprise of five different house types. 

 

All plots would have two off street parking spaces and private amenity space to the rear or side. Bins would be 

stored in the rear garden areas.  

 

Hard landscaping would comprise of feature brickwork & timber Infill walls, closed board timber fences and 

ranch fences, with soft landscaping being in the form of lawn, mixed planting beds, low hedges and street trees. 

Front boundaries have an openness while keeping a clear separation from the footpath and highway, forming a 

defensible space.  

 

The dwelling houses would be constructed in a traditional brown brick masonry under tiled roofs.  

 

Publicity 

 

Site Notice: Non HH Article 15  

Reason: Wider Publicity 

 

Press Advert: Manchester Weekly News Salford Edition Date Published: 28 July 2022 

Reason: Article 15 Standard Press Notice 

 

Relevant Site History 

 

14/64774/OUT - Outline planning application with all matters reserved except access for the erection of a 

maximum of 22 residential units (C3) - Application Withdrawn - 15 December 2014 

 

Neighbour Notification  

 

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

 

Representations  

 

Two letters of representation have been received in response to the application publicity  including one from 

Councillor Dawson. The issues raised have been summarised below.   

 

 The development will place additional demand on the road network and, importantly, will compromise 

road and child safety. The local road infrastructure is unsuitable and already heavily congested which 

will only be exacerbated by the additional houses which are being constructed (and which will no doubt 

serve for further phases of development, which is reflected in how the site is set out).  

 

 The recreational land is unsuitable for redevelopment. 

 

 The recreational land has existed for at least four decades. It contains public footpaths bridleways and 

rights of way. The land to the rear contains two ponds. The recreational land is used on a daily basis. 

This includes by fishermen, horse riders, dog walkers, children, and runners. The proposed 
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development site will take away this much used public space. There is no other similar recreational land 

within the immediate vicinity of the proposed development site.  

 

 Impact/loss of wildlife and their habitats including Great Crested Newts.  

 

 Loss of Trees. 

 

 The design and layout of the site has been ill considered. There are 18No. dwellings to be constructed 

adjacent to a school. Plots 1 to 7 inclusive will overlook the school playground and classrooms.  

 

 The proposed development site is located within close proximity to the motorway. Traffic volumes 

continue to increase as is recorded in most recent census. The presence of the motorway provides for 

noise as well as poor air quality which will inevitably affect the occupants of the proposed dwellings.  

 

 The proposed development sits within the middle of Mossfield Primary School and Wardley CofE 

Primary School. These schools are both already grossly overpopulated with waiting lists which means 

current local residents cannot get places for their children. The additional houses are clearly designed 

for families and, aside from the additional volume of traffic (as above), will place additional demand on 

these schools. The proposed houses will fall within their respective catchment areas.  

 

 There is no provision for the construction of additional school facilities (or other facilities such as 

doctors’ surgeries and alike – which will also be affected). 

 

 Potential Impacts on the Public Rights of Way. 

 

The above issues will be addressed within the appraisal. 

 

 The red line boundary which has been shown by the applicant is incorrect. There are public footpaths, 

bridleways and dedicated rights of way crossing through the land. These are not detailed or factored 

into the design of the estate. The public footpaths, bridleways and rights of way have existed for more 

than 40 years. They are detailed on public records as well as information which was provided to 

purchasers when the neighbouring Wardley residential estate was built more than 40 years ago. You 

cannot build on land you do not own.  

Case Officer Response – The red line boundary on the application has been amended to incorporate a 

section of land needed to gain access onto the estate. The relationship between the development and 

the Public Rights of Way is considered within the Appraisal section of this report.  

 

  The Certificate of Ownership is incorrect.  

Case Officer Response – The applicant has signed certificate B to advise that a small section of the 

land (access) is not within their ownership. The Case Officer is satisfied that the correct certificate of 

ownership has been signed. 

 

 Salford City Council have failed to notify all affected residents. The proposed redevelopment will affect 

residents from areas including (but not limited to) Wardley, Swinton, Pendlebury and Clifton. The 

application has not been published in the local media, or correctly and comprehensively 

displayed/notified.  

Case Officer Response – The Local Planning Authority has undertaken its statutory consultation 

requirements for a planning application of this type and nature and also notified in accordance with the 

Statement of Community Involvement. The application has been publicized in the local media in the 

form of a press notice in the local newspaper. 

 

 The description should read the ‘Construction of 18No. Houses on Recreational Land’ .   
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Case Officer Response – The Case Officer has reviewed the description and is satisfied that it 

accurately reflects the proposed development. 

 

 The online planning portal has been down for prolonged periods of time which has prevented residents 

and affected parties from providing their comments and raising objections to the proposed 

redevelopment of the recreational land. Case Officer Response – Any potential issues with the online 

portal are only temporary. If any issues do occur they are normally rectif ied within 24 hours. The 

neighbour consultation letter and site notice enables representations to be submitted up to the date of 

the Planning Panel meeting. 

 

 There is no Actual Committee Date or other critical dates, or information listed on the website to 

facilitate representation. 

Case Officer Response – The neighbour consultation letter explains the LPA procedures in the 

determination of the application..  

 

Consultations 

 

Senior Drainage Engineer -   No objections - The drainage layout is acceptable. 

 

United Utilities Water Ltd -  The proposals are acceptable in principle to United Utilities and therefore should 

planning permission be granted, conditions requiring the development to be granted in accordance with the 

principles set out in the submitted drainage schemes have been requested.  

 

Housing Services -  No objections. This development will help to meet a range of housing need and good 

demand..  

 

Rights Of Way -  No objections. No Change to the surface of the Right of Way should be undertaken without  

consultation with the Council.   

 

Highways -  No objections, subject to conditions. Please refer to relevant sections of the Appraisal below. 

 

Air Quality, Noise, Contaminated Land -  No objections, subject to conditions. Please refer to relevant sections 

of the Appraisal. 

 

The Coal Authority -  The application site does not fall within the defined Development High Risk Area and is 

located instead within the defined Development Low Risk Area. This means that there is no requirement under 

the risk-based approach that has been agreed with the LPA for a Coal Mining Risk Assessment to be submitted 

or for The Coal Authority to be consulted. In accordance with the agreed approach to assessing coal mining 

risks as part of the development management process, if this proposal is granted planning permission, it will be 

necessary to include The Coal Authority’s Standing Advice within the Decision Notice as an informative note to 

the applicant in the interests of public health and safety 

 

Greater Manchester Ecological Unit -  No objections, please refer to relevant sections of the appraisal.  

 

Design for Security -  No objections. Recommend that a condition be added to reflect the physical security 

specifications set out in section seven of the Crime Impact Statement, if the application is to be approved. 

 

Landscape Design -  No objections - Please refer to relevant section of the appraisal. 

 

Arboricultural Consultant - There are no objections to the proposed development provided that the submitted 

Arboricultural Method Statement is adhered to throughout the construction phase of any development.  
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Planning Policy 

 

Local Planning Policies 

 

Local plan policy F1 - Inclusive development process  

Local plan policy F3 - Inclusive places  

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 GI1 - Development and green infrastructure  

Local plan policy GI5 - Trees, woodland and hedgerows  

Local plan policy BG1 - Nature Improvement Areas  

Local plan policy R3 - Protection of recreation land and facilities  

Local plan policy PH4 - Land instability  

Local plan policy WM1 - Waste and development  

Local plan policy F2 - Social value and inclusion   

Local plan policy F4 - Fairness between generations   

Local plan policy CC1 - Climate change  

Local plan policy EF1 - Efficient use of land   

Local plan policy PC1 - Planning conditions and obligations   

Local plan policy H1 - Type of housing  

Local plan policy H2 - Size of dwellings  

Local plan policy H3 - Housing density   

Local plan policy H4 - Affordable housing   

Local plan policy H5 - Build to rent  

Local plan policy ED2 - Residential development and school places   

Local plan policy HH1 - Development and health  

Local plan policy A3 - Walking and cycling   

Local plan policy A6 - Highway network   

Local plan policy A10 - Electric vehicle charging points   

Local plan policy EG1 - Sustainable energy   

Local plan policy WA5 - Surface water and sustainable drainage  

Local plan policy D7 - Housing design  

Local plan policy GB1 - Green Belt  

Local plan policy GI5 - Local Green Space (includes individual local greenspace designations)   

Local plan policy BG2 - Development and biodiversity  

Local plan policy R4 - Strategic recreation routes    

Local plan policy PH1 - Pollution control  

 

Other Material Planning Considerations 

 

National Planning Policy 

  

National Planning Policy Framework 

National Planning Policy Guidance 

 



$nzbpds5k.docx  

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 for consideration are as follows:  

 

1. Principle of development  

2. Mix, Type and Density 

3. Trees and Bio-diversity 

4. Layout, Scale, Massing and Appearance 

5. Design and Crime 

6. Amenity 

7. Highways 

8. Flood Risk & Drainage 

9. Contaminated Land 

10.  Planning Obligations 

11.  Planning Balance and Conclusions 

 

1. 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. 

  

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 sustainable 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 (other than a small area of Greenbelt).  The 

development involves the re-development of a relatively small greenfield site adjacent to an existing housing 
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estate to accommodate 18 dwellings. The site is not maintained and has been used as an ‘informal’ amenity 

space for the surrounding residents. 

 

The site lies on the edge of 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, including those relating to development in the Greenbelt.  

  

Greenbelt 

 

The NPPF (2021) states that “The Government attaches great importance to Green Belts” and that the 

“fundamental aim of Green Belt policy is to prevent urban sprawl by keeping land permanently open; the 

essential characteristics of Green Belts are their openness and their permanence” (paragraph 137). 

 

Paragraph 148 states that “when considering any planning application, local planning authorities should ensure 

that substantial weight is given to any harm to the Green Belt.”  Given the importance given to Green Belt, the 

proposed incursion by a residential curtilage and part of the site’s access road, do raise concerns with regard to 

the restrictive policy framework in the NPPF. 

  

Paragraph 150 identifies a number of forms of development which “are not inappropriate in the Green Belt 

provided they preserve its openness and do not conflict with the purposes of including land within it”. Exemption 

b) of the list includes engineering operations. Section 336(1) of the 1990 Act defines ‘engineering operations’ as 

including the “formation or laying out of means of access to highways”. Other determinations have referred to 

engineering operations being “operations of the kind usually undertaken by engineers i.e., operations calling for 

the skills of an engineer.” The access road would therefore fall under this category of development.  

In respect of the greenbelt exceptions none of the exceptions would apply to the perimeter fence, however at 

90cm in height this could be built under permitted development and as such is not considered further within this 

appraisal. The residential curtilage would, however, fit into exception (e) which states that “material changes in 

the use of land” are not inappropriate development within the greenbelt and therefore very special 

circumstances would not need to be demonstrated in this case. Notwithstanding this it is also necessary to 

consider the proposal’s impact on openness and any potential conflict with the purposes of including land in the 

Green Belt as set out in NPPF paragraph 138. 

 

Openness 

 

There is not a definition of openness within the NPPF, however it is commonly interpreted as an absence of built 

development.  

  

The NPPG (Paragraph: 001 Reference ID: 64-001-20190722) states that “Assessing the impact of a proposal 

on the openness of the Green Belt, where it is relevant to do so, requires a judgment based on the 

circumstances of the case. By way of example, the courts have identified a number of matters which may need 

to be taken into account in making this assessment. These include, but are not limited to:          

  

•     Openness is capable of having both spatial and visual aspects – in other words, the visual impact of the 

proposal may be relevant, as could its volume; 

•     The duration of the development, and its remediability – taking into account any provisions to return land to 

its original state or to an equivalent (or improved) state of openness; and 

•     The degree of activity likely to be generated, such as traffic generation. 

  

The vast majority of this site is outside of the Green Belt with only a small element of the access road and the 

side residential curtilage of plot 13 actually falling within it.   This part of the access road will introduce an 
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urbanising feature into the Green Belt, albeit at ground level. It will therefore have a visual impact, if a relatively 

limited spatial or volumetric impact. In respect of the visual impact it is worth noting that it is a relatively small 

area of land and that the wider site is white land which could potentially be developed. In the context of the 

residential development proposed as part of this scheme (which is outside of the Green Belt) and the bus 

turning circle to the east, the access roads impact on the sense of openness is likely to be negligible, and as 

such it could be said that the sense of openness would be preserved.  

 

Purpose of the Greenbelt 

The Green Belt serves five purposes: 

a) to check the unrestricted sprawl of large built-up areas; 

b) to prevent neighbouring towns merging into one another; 

c) to assist in safeguarding the countryside from encroachment;  

d) to preserve the setting and special character of historic towns; and 

e) to assist in urban regeneration, by encouraging the recycling of derelict and other urban land. 

In respect of purpose ‘a’, the access road would extend the edge of the existing urban area on to Green Belt to 

a very limited extent and would allow for the full use of an available developable site. As above, it is considered 

that the sense of openness would be preserved, noting in particular that the part of the access road within the 

Green Belt would be sandwiched between residential development proposed as part of this development and an 

existing bus turning circle which itself is within the Green Belt. It is not therefore considered that the limited 

incursion created by the access road would conflict with this purpose to a significant extent.  

 

In respect of ‘b’, the wider area of Green Belt of which this site forms a part provides a gap between Swinton 

and Clifton and Kearsley. The incursion into the Green Belt and its impact on openness is limited such that there 

would be a negligible / imperceptible impact on this separation.  

 

In respect of ‘c’, the issues set out under ‘a’ are similarly relevant. Whilst the wider area of Green Belt of which 

this site forms a part displays characteristics of the countryside, this will be particularly limited in the specific 

location of the access road in the context of the bus turning circle and residential development proposed as part 

of this scheme. It is not therefore considered that the access road would conflict with this purpose to a 

significant extent.  

 

In respect of ‘d’, the site makes no contribution to the setting of a historic town and the purpose is not therefore 

relevant.  

 

In respect of ‘e’, the works within the Green Belt would not detract from other efforts to encourage the recycling 

of derelict and other urban land.  

 

The access road is therefore not considered to be inappropriate development in the Green Belt  and would not 

conflict with any of the five purposes of the greenbelt.  

 

To conclude on the impact the development may have upon the Greenbelt, any harm generated by the 

development on the openness of the Greenbelt and the purposes of including land within it is extremely limited 

as it only affects a very small area, to a limited degree, sandwiched between the existing urban development 

and the proposed development. In addition to this both the access road and residential curtilage are not 

considered to be inappropriate development. In addition to this significant weight has also been given to the 

type of development proposed – affordable housing for which Salford has an identified need. 
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2. Mix, Type and Density 

  

In this context the development plan is policies of the adopted Local Plan, whereas the housing planning 

guidance is a material consideration having been adopted by the City Council.  Local Plan policy H1 states that 

new residential development shall contribute to the provision of a broad mix of housing options across Salford. 

Within the area where the site is located, it also requires developments to provide at least 80% of the net 

increase in dwellings in the form of houses, with a lower proportion of houses only being acceptable in defined 

circumstances. The development will provide 18 houses (100%) which is consistent with policy H1. In addition; it 

is recognised that the proposal will deliver homes to meet a specific identified need, this being to provide 10 x 

Affordable Rent and 8 x Affordable Home Ownership units in terms of tenure.  

 

The development is also supported by the Council’s Housing Strategy team who have identified a demand for 

this form of accommodation in this part of the city.  There are 5,851 households on the Council’s waiting list 

(March 2022). Of these 1,420 are waiting for a 2 bed dwelling, 929 for a 3 bed dwelling and 264 for a 4 bed 

dwelling. In the local area there were an average of 151 bids for each property advertised. This rises  to 165 bids 

for each property advertised for 2 beds and 208 bids for 3 beds.  

 

Local Plan policy H2 seeks to ensure that all developments shall deliver a range of dwelling sizes in terms of the  

number of bedrooms. Given that the proposal would provide 5 two-bed dwellings, 7 three-bed dwellings & 6 

four-bed dwellings the mix of dwellings is acceptable. 

 

Local Policy H2 also requires that the gross internal floor area of new dwellings meet the Nationally Described 

Space Standards (NDSS). Good internal space standards are important in ensuring that people can access 

decent housing and supports the delivery of a fairer and more inclusive Salford.  

 

The schedule of accommodation provided with the application indicates that the floor space of the houses will 

not meet NDSS with each of the units falling below the standards – albeit all dwellings would be within 10% of 

meeting the NDSS.  

 

In this case the dwellings would meet the Registered Providers own specifications for dwellings of this size and 

are also the required size for the grant funding. Given this, and the marginal extent of the shortfall, the proposed 

size of residential units are considered acceptable in this case.  

 

3. Trees and Biodiversity 

 

The application site currently accommodates one individual tree group, which is not afforded any formal 

protection by virtue of a Tree Preservation Order / being located within a conservation area.  

 

The application is supported by an Arboricultural Impact Assessment and a Tree Survey and Constraints 

Report.: 

 

To accommodate the development, it is proposed to remove all of the trees contained within group G1, which 

consists of sycamore, willow and ash trees. The trees have surveyed as being Category C (low quality trees). 

Category C and U trees should not constrain development. 

 

The applicant has proposed to plant a number of replacement street trees within the boundary of the site, the 

vast majority of which will be planted in locations that are highly visible in the street scene. On this basis, it is 

considered that the provisions of Local Plan policy GI5 will be met. The final replacement planting scheme will 

be secured by condition. 

 

Paragraph 174 of the NPPF states that ‘planning…decisions should contribute to and enhance the natural and  

local environment by: d) minimising impacts on and providing net gains for biodiversity’. Paragraph 180 of the 
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NPPF requires that in determining planning applications significant harm resulting from a development should 

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

 

A Biodiversity Metric has been submitted with the application. This is a method of measuring quantitative losses 

and gains that result from development. In comparing the pre-construction, baseline value with the post-

construction value, the development is estimated to result in a biodiversity net loss of 60% (4.84 units).   Based 

on the habitats which are being lost, the LPA would seek an offset for 4.84 units  to ensure that there is no bio-

diversity net loss.  Whilst the development would not result in 10% net gain as required by Local Plan policy 

BG2, the application is mature in nature and was submitted and largely assessed prior to the formal adoption of 

the Local Plan in January 2023. Given the viability constraints described later in this report, this approach also 

strikes a balance between preserving biodiversity and ensuring that there would be monies leftover to mitigate 

other impacts associated with the development. Therefore, the LPA is satisfied that subject to there not being 

any bio-diversity net loss (discussed further below), the scheme would be considered acceptable from a bio-

diversity aspect.  

 

Based on the habitats lost, it is the LPA’s view that £10,000 per biodiversity unit is an appropriate offset figure. 

This would result in £48,400 being provided for off-site bio-diversity enhancements, which would be secured by 

way of a s106 agreement to ensure that the site does not result in any biodiversity net loss.  

 

In addition to the financial contribution being secured the submitted plans show an area of land along the 

northern boundary buffered between the core of the development and an area of woodland outside of the 

application site; becoming a wildlife corridor. The meadow and perimeter hedge planting shall be extended to 

other areas as shown on the Landscape plan. There would also be some tree planting, mixed planting beds, 

hedges and turfed areas for the gardens which would also provide some limited on site bio-diversity 

enhancements.  

 

The application has also been supported by the following ecological documents.  

 

 Bat Roost Assessment (BRA) - Preliminary Roost Feature investigation – Trees 09.02.2021 

 Extended Phase One Habitat Survey (Preliminary Ecological Appraisal - PEA) – 05.02.2021 

 Land adjacent Mossfield Road, Newtown, Pendlebury, Salford - GCN/Amphibian Appraisal & Habitat 

Enhancement Measures Strategy (February 2021) 

The documents have been reviewed by an Ecologist from Greater Manchester’s Ecology Unit (GMEU).Who 

concur with the conclusion  that the site supports trees of negligible value to bat roosting and the surrounding 

habitats within the site are of only local value to biodiversity . 

 

The Preliminary Ecological Appraisal Report indicates that a breeding amphibian pond occurs within 150m of 

the site, but does not present the data or location of this pond. From GMEU’s alert layers, supported by the 

GMLRC (Greater Manchester Local records Centre) there are no records of protected or priority amphibians 

(great crested newt – Habitats Regulations 2019 and common toad – Section 41 NERC 2006) within 500m of 

the site. From their review, GMEU state that a pond can be seen approximately 160m north east of the site. 

Utilising Natural England’s Rapid risk assessment for predicting the risk of an offence occurring on this site, it 

can be concluded that an offence is highly unlikely given the information and the extent of the site. Government 

Guidance (Defra Circular 06/2005) indicates that surveys should only be requested where there is a reasonable 

likelihood of protected species being present and impacted by the development. Given the above, GMEU 

consider that further survey work is not required. 

 

GMEU have recommended a number of conditions be attached in respect of retained hedgerows, trees and 

scrub and the design of the external lighting scheme, particularly along the northern boundary, where the site 

abuts open countryside. A condition relating to the provision of mammal gaps in boundary fencing, to enable 

ecological permeability has also been requested, along with restrictions on when vegetation can be cleared on 

https://eur02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fassets.publishing.service.gov.uk%2Fgovernment%2Fuploads%2Fsystem%2Fuploads%2Fattachment_data%2Ffile%2F785314%2Fgcn-method-statement.xlsm&data=05%7C01%7Cpaul.bridge%40salford.gov.uk%7Cb0870a19e77f4ed8ed5f08da398578b8%7C68c00060d80e40a5b83f3b8a5bc570b5%7C0%7C0%7C637885542806657284%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=fwqVNEdr1U%2FzK%2FeaY6b%2F78LSMgpO1%2FQq8WoAz0hPa0k%3D&reserved=0
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site to protect breeding birds. However, given that protection of breeding birds would replicate other statutory 

legislation (Wildlife & Countryside Act 1981) an informative has been attached.  In addition, GMEU consider it is 

essential that the site undergoes a preconstruction survey for badgers. The applicant’s report indicates that a 

disused large mammal hole was recorded on the north-west boundary of the site. This may become reused or 

other setts established during the intervening period prior to works commencing. A condition has been attached 

to require the survey to be submitted at 6 months prior to the anticipated start of works on site, including any 

vegetation, earth moving or removal of hard standing.  

 

4. Layout, Scale, Massing and Appearance 

The general vernacular of the surrounding area is one of traditional, two-storey red-brick terraced and semi 

detached properties. The west is demarcated by Wardley C of E Primary School whilst to the north is Wardley 

Moss. 

 

The dwellings would front a new access road taken from the adjacent bus turning circle at the end of Mossfield 

Road. The majority of the houses have a frontage onto the main access road.  

 

 

 
Proposed Layout 

 

The houses will generally share a common rectangular footprint (with the exception of plot 6) but vary in height 

and external appearance, depending on whether they contain two, three or four bedrooms. The houses benefit 

from modern design features such as brick detailing and large expanses of glazing, which will add a modern 

twist to the otherwise traditional built forms and will complement the existing housing offer in the area. This 

alternative design also provides visual interest in the street scene.  
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Examples of dwelling Types 

 

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

fenestration are well-designed with large openings and reveals, ensuring a suitable appearance. The scale, 

eaves and ridge heights of the houses suitably respect the scale of the dwellings in the immediate area.  
 

The use of a buff brick would positively contrast with the use of red brick in the area. The final chosen colour, 

texture and products of the external materials will be secured by condition. The houses will be served by bin 

stores located to the rear of the dwellings. 

 

To mitigate visual impacts resulting from the loss of some existing trees (please refer to tree section above), the 

site will be landscaped, including replacement trees and mix shrub planting that will be highly visible in the 

street.  

 

The front garden spaces will have soft landscaping. No specific landscaping details have been finalised at this  

stage, but this detail will be secured by condition. Overall, the proposal is acceptable in terms of layout, scale, 

massing and appearance. 

 

5. Design and Crime 

 

The applicant has submitted a Design Impact Statement in support of the application. Some of the concerns 

raised in response to the application publicity were in respect of the impact the proposed development may 

have on the Public Rights of Way and their use post-development.   

 

There is a designated public footpath that runs from the south east corner of the site (adjacent to the bus turning 

circle on Mossfield Road) up to the north west and behind the adjacent primary school. Access  to this footpath 

will not be impacted by the development as it sits outside of the site. There is a second path that leads to and 

from the same places, but runs directly west along the fence line and links Mossfield Road and Peatfield 

Avenue, and then north adjacent to the school perimeter. There is an access point to this path to the rear of 

Peatfield Avenue where there is also a cycle restrictor in place. There is clear delineation of the perimeter 

between these areas which consists of various types, heights and quality of garden fence along the south 

elevation, a vertical grilled/palisade fence separating the area from the adjacent school and 1m horizontal metal 

barred fence in the turning circle. 

 

The public footpath is unlit and is not overlooked, with overgrown vegetation currently lining the northern edge. 

The proposed development would add fencing along this route as well as dwellings with a mixture of obscured 

and clear glazing at first floor level (depending on whether they face existing houses or not). The fact that there 

are windows and increased pedestrian activity would add to a greater sense of passive surveillance along this 

route. 
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Design for Security have been consulted on the current application and they recommend the incorporation of 

the physical security measures listed within the Crime Impact Statement (section 7). Boundary treatments and 

landscaping will be considered as part of the landscape condition however other physical security specifications 

such as alarms, windows, doors etc. is beyond the scope of planning control and as such an informative is 

recommended to draw the applicant’s attention to the recommendations made by Design for Security.  

  

6. Amenity  

i. Impact on existing residents 

 

There are no residential properties located to the north or west of the application site.  To the east , beyond the 

bus turning circle, are residential dwellings which line the northern and southern sides of Mossfield Road and the 

end properties along Cemetery Road South. Separation distances of approx. 70m would be maintained to 113 

Cemetery Road South and 90m to 186 Mossfield Road from the nearest plots (12 and 13) of the proposed 

development.  

 

To the south of the site beyond the passageway are the residential properties which make up the Clematis Walk 

and Peatfield Avenue estates. Plots 7 to 12 will line the southern boundary of the site. More specifically, Plots 

No’s 7 to 10 would be occupied by House Type No.2. A typical first floor plan for house type 2 is shown below. 

Plots 7 to 10 would have three obscurely glazed windows at first floor level which would prevent any overlook ing 

or loss of privacy for the occupiers of the Peatfield Avenue Estate. Sufficient separation distances would also be 

maintained to prevent any unacceptable loss of light or overbearing impacts  to these same neighbours. A 

condition would be attached to ensure plots 7 to 10 retain obscure glazing. Plot No.11 would directly overlook the 

head of the cul-de-sac to the rear and as such would not create any overlooking / overbearing issues.   

 

 
 

Moving further east along the southern boundary, plot no.12 is shown as house type T8A. Originally the case 

officer had concerns regarding the potential loss of privacy to the rear amenity space of No.1 Clematis Walk. As 

a result two of the bedroom windows within plot no.12 at first floor level have been switched from the southern 

side elevation to the rear (western) elevation and front (eastern) elevations. Following further discussions with 

the agent, an additional first-floor bedroom window will be moved from the southern side elevation to the front 

elevation ahead of the Panel Meeting. The result of these alterations is that No.1 Clematis Walk would not suffer 

any unacceptable loss of privacy or overlooking. 
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The remainder of the estate would not give rise to any potential impacts on the nearest residential properties in 

respect of loss of light, overbearing or overlooking/loss of privacy.  

 

ii. Amenity of future occupiers 

 

Policy D5 of the Local Plan states that development shall ensure that it.  

 

1)Provides all potential users with an acceptable level of amenity; and 

2)Does not have an unacceptable impact on the amenity of the users of other buildings and spaces. 

 

It also states that development shall maintain suitable separation distances between the windows of habitable 

rooms in dwellings and the windows and walls of other properties, to ensure that an appropriate level of amenity 

is provided for all residential occupiers. 

 

The proposed development has generally been designed to a good specification to ensure the amenities afforded 

to future residents are of a good standard.  

 

The LPA would normally expect a distance of 21m to be retained between directly facing principal habitable room 

windows. However, there are some plot to plot relationships that fall short of the 21m normally requested. The 

details are listed further below.  

 

 A first floor habitable room window would be sited in the south eastern side elevation of plot No.17 - this 

window would not directly face into the rear amenity space of plot No.18 given its siting on the elevation 

and would serve the smaller of the three bedrooms within the unit and is therefore considered acceptable.  

 Plots 3 & 4 would have habitable room windows in the front elevations at both ground and first floor level 

with an outlook towards plot no.17. The separation distance between plot 3 and plot 17 would be 

approx..8.5m at its nearest point. However, plot 17’s front elevation is sufficiently offset and angled away 

from the front elevations of plots 3 & 4 to ensure that the occupiers of No’s 3 and 4 have sufficient light, 

outlook and privacy from these plots.  

 An interface distance of approx. 14m would be maintained between plots 18 and 10 and approx..15m 

between plot 6 and the side elevation of plot No.18. Whilst this is not entirely desirable within a new 

development, the occupiers will be aware of this when taking up tenancy. 

 

An important and material factor in coming to the view that the interface relationships are acceptable in this case 

is that the development would not be viable if the number of units were to be reduced form the 18 proposed (and 
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the spatial distances increased), jeopardizing its delivery as a result. During consideration of the application 

potential amendments to the proposed layout were discussed with the applicants. However, the applicant declined 

to reduce the number of units on the site and indicated that any amendments to the original layout, whilst still 

providing 18 units, would result in additional constraints on site and further amenity issues (such as overlook ing 

to existing neighbouring dwellings). It is therefore considered that the proposed layout provides the best option 

for the provision of 18 affordable units and ensure that the scheme will be deliverable.  

 

Plots 15 and 16’s principal outlook would be towards the northern boundary of the s ite, onto the Greenbelt. The 

northern boundary treatment along this section would comprise of a 900mm ranch style fence and a ‘wildlife 

corridor’. This would ensure that the residents of these plots receive a satisfactory amount of light and outlook. In 

addition, the development would not fetter any potential development of the adjacent site, due to its allocation as 

Greenbelt land, meaning that it is highly unlikely that it would be developed in the near future.  

 

 
CGI of Plots 15 and 16  

 

The private rear gardens are appropriately sized for the amenity of future occupiers.  

 

In regard to all the other plots (habitable spaces) the houses will be served by sufficiently sized windows and 

doorways for light, outlook and ventilation.  

The application site is located in a predominantly residential area, with Wardley C of E School to the west, and 

the M60 motorway approximately 400m to the north.  There is potential for noise from road traffic, and children 

playing to have an adverse impact on future occupants. 

In terms of noise and disturbance, the applicant has submitted a noise impact assessment (Noise Impact 

Assessment, January 2022, Ref: 50-478, e3p) 

The report uses noise monitoring data from the site to determine mitigation requirements for dwellings in 

accordance with BS8233:2014 (Guidance on Sound Insulation and Noise Reduction from Buildings).  

Noise monitoring data has been used to calibrate an acoustic model to predict sound levels across the site.  The 

report recommends mitigation in the form of acoustic barriers for certain plots to ensure external amenity spaces 

comply with the noise standards set out in BS8233: 2014. Standard thermal glazing and trickle ventilation is 

considered adequate to ensure compliance internally. 

The report has been reviewed by the Council’s Environmental Consultant who agrees that the report 

demonstrates satisfactorily that noise can be mitigated and is not a barrier to the development, subject to 

conditions requiring the installation of the agreed glazing and ventilation system, as well as verification in the 

form of a site completion report. 
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The Council’s Environmental consultant has also recommended conditions relating to the installation of an 

acoustic barrier to the western and southern site boundaries and the eastern boundary to Plots 15 and 16. In 

respect of the boundary treatment to plots 15 and 16 in particular, GMEU have requested that ‘hedgehog gaps’ 

be included to allow hedgehogs a passive route to the wildlife corridor on the northern boundary. It is considered 

that these can be incorporated into any acoustic boundary fencing without undue detriment to the acoustic 

protection it will afford the future occupiers of plots 15 and 16. 

Air Quality 

The proposed development is not within the Greater Manchester Air Quality Management Area.   

In line with the Greater Manchester Air Quality Action Plan, and with consideration of the cumulative impact of 

development within the City region, the LPA would recommend baseline mitigation measures in line with the 

Principles of Good Practice from the EPUK / IAQM Guidance (Land-Use Planning and Development Control: 

Planning for Air Quality) in the form of electric vehicle charging points . Conditions are therefore recommended in 

relation to the provision of EV charging points for each residential property, and the submission of a 

Construction Environment Management Plan. 

Amenity Conclusion 

Having regard to all of the above and that the development would provide new housing and benefits for the area 

it is considered that the proposed development would not result in an unacceptable impact on the amenity of 

surrounding residents and, on balance, would provide future occupiers with an acceptable level of amenity.  

 

7. Highways 

 

The application site comprises a triangular shaped area of generally flat open scrub land. There is currently 

access from a field gate from the adjacent bus turning area and a public right of way (PRoW) known as Swinton 

& Pendlebury Definitive Footpath 7, which runs east to west along the southern portion of the site boundary 

between the bus turning area up to the Peatfield Avenue Passageway. A second PRoW known as Swinton & 

Pendlebury Definitive Footpath 9 is accessed from the bus turning circle and runs in a northerly direction. Both 

PRoW’s sit outside of the application site and would not be affected by the development, meaning that they 

would remain accessible to members of the public.  

 

With reference to the Transport Statement and drawing VN211857-D100 Rev E Proposed Site Access, they 

confirm the site access will be 5.5m wide and extend from the unadopted bus loop road off Mossfield Road. The 

proposals include the provision of a 2-metre wide footway on the northern side of the access and the retention 

of the Public Right of Way footpath on the southern side for approximately 10m before the new 2-metre wide 

footway and access road moves away from the southern Public Right of Way  

 

As part of the access proposals, the priority will be altered at this junction with the site access forming the major 

arm facilitating a continuation of the existing road into the site. Give-way markings will be introduced on the bus 

turning head and on the section of Mossfield Road to the south of the site access  (see below).  
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Extract of Drawing No. VN211857-D100 Rev E Proposed Site Access 

Signage will be provided at the entrance to the bus turning head, alerting drivers that this section of road is for 

buses only. Additional signage will be provided at the exit of the bus turning head alerting drivers that they cannot 

enter this turning head from this section of road. The LHA have reviewed this arrangement and are satisfied with 

it given that it is not a through-road, and given the small number of dwellings that would be served by the access. 

Furthermore, they are satisfied that (with the provision of an overrun area at the south west corner of the bus 

turning circle) that the site can be serviced by large vehicles (i.e., a 10.2m long refuse vehicle). As the highway is 

to be adopted, final construction details will be agreed and secured through a S38 agreement with the Local 

Highway Authority. An informative will be attached to the decision notice to provide the developer with SCC 

guidance on what is required for the S38 works. The Council’s Highway Engineer has advised that the internal 

layout is acceptable and the proposal would not have any unacceptable severe impact in the capacity of the 

highway network. 

 

The 18 houses will be served by two parking spaces per dwelling. This equate to 36 spaces, which is slightly over 

the Council’s maximum car parking standards, as set out within Annex C of the Local Plan, which recommend a 

maximum of 1.5 spaces per 2/3 bed dwelling and 2 spaces per 4 bed dwelling – 30 spaces. However, given that 

this would result in potentially less on street parking (within a cul-de-sac) the additional parking provision in this 

particular case would be considered acceptable.   

 

The proposed development is well located for access to existing pedestrian as well as local amenities, schools, 

and medical facilities. It is also located close to public transport, within a 1 minute walk of a bus stop.  

 

A Construction Environment Management Plan will also be secured by condition to ensure that the construction  

phase of the development can occur without detriment to the free flow of the surrounding highway network.  
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Overall, subject to the conditions that have been recommended, the LHA consider that the proposal will not result 

in an unacceptable material impact on the highway network, in terms of capacity and user safety and will not pose 

a severe impact on the local highway network, in accordance with paragraph 111 of the NPPF.  

 

8. Flood Risk and Drainage 

The site is located within Flood Zone 1. A residential end use is appropriate within this flood zone. The Council’s 

Flood Risk and Drainage Consultant has reviewed the proposal. The Strategic Flood Risk Assessment user 

guide requires a reduction in surface water runoff to greenfield runoff.  

 

The applicants have submitted a Flood Risk Assessment prepared by OEC Consulting Engineers Ltd, Ref: 

100/076/FRA/FRA and a Drainage layout drawing prepared by Ironside Farrar. The FRA and plan have been 

reviewed by the Councils Drainage Engineer who has advised that the applicant has suggested that the 

minimum discharge rate achievable is 5l/s. The Council’s Drainage Engineer considers that discharge rates far 

below this can be achieved with appropriate upstream SuDS features.  

 

Notwithstanding this, no objections are raised in principle, subject to securing a drainage strategy, with 

accompanying plans and calculations, by condition. The drainage strategy shall demonstrate that the 

development will be drained in the most sustainable way possible and at the appropriate runoff rate.  Therefore 

to ensure a satisfactory form of development and to prevent an undue increase in surface water run-off and to 

reduce the risk of flooding a condition has been attached which requires further details in respect of the SuDs to 

achieve a discharge rate of below 5l/s. 

 

9. Contaminated Land 

The site has historically been open fields or marshland.  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 risk of shallow ground contamination presenting a risk to future occupants, 

however a moderate/high risk of ground gas is considered due to the potential for made ground and;/or peat 

deposits on site.  As such an intrusive investigation is required including ground gas monitoring. 

The report has been reviewed by the Council’s Environmental Consultant who accepts the conclusions of the 

submitted report and raises no objection to the development, subject to conditions that require the carrying out 

of a Phase 2 Site Investigation, together with a remediation strategy and verification.  

 

10.  Planning Obligations 

Local Plan policy PC1 state that developments that would result in a material increase in the need or demand 

for infrastructure, services, facilities and/or maintenance, will only be granted planning permission subject to 

planning conditions or planning obligations that would ensure adequate mitigation measures are put in place.  

 

The proposal will introduce additional people and families to the immediate area and so it would be appropriate 

for the development to contribute towards open space and public realm improvements, in addition to education 

contributions. 

 

The applicant, whilst acknowledging the requirement to provide a financial contribution, has advised that for 

reasons of scheme viability, the development cannot support the requested level of contribution considered by 

the Local Planning Authority as appropriate to mitigate its impacts.  

 

A review of the applicant’s Viability Appraisal has  been undertaken by an external independent surveyor. The 

independent review concluded that whilst the scheme could not support the full level of contribution that would 

usually be sought it could reasonably afford to provide a payment of £77,052. This level of contribution has been 

accepted by the Local Planning Authority.  
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In this case, of the £77,052 secured, £48,400 would be directed towards securing the full bio-diversity 

enhancements, with the remaining £28,652 being directed towards open space and / or public realm 

contributions. The open space and public realm contributions will be directed towards surface improvements to 

footpaths in the vicinity of the site particularly Swinton and Pendlebury Definitive Footpath 7 and / or works to 

prevent motorbike access to Wardley Moss, whilst Education Facilities would contribute to Pupil Planning Area: 

4 (North Swinton). 

 

The applicant has agreed to make this payment and the S106 will include a clawback mechanism to enable the 

scheme’s viability to be re-assessed towards the end of the construction period and any monies secured 

through this clawback review will be directed towards further open space, public realm and Education 

Facilities.   

 

Whilst it is accepted that any impacts will not be fully mitigated, the benefits of providing an affordable housing 

scheme are considered too far outweigh the potential harm resulting from the development.  

 

11.  Planning Balance and Conclusion 

 

The Local Planning Authority has found that there would be some very limited harm to the greenbelt in terms of 

openness and one of purposes (a) of including land within the greenbelt; along with some unmitigated impact in 

terms of providing full contributions towards open space, public realm and education.   

 

The benefits of the proposed development include providing a fully affordable residential housing development 

on an unallocated (for the most part) site in a highly sustainable location. The scheme would provide suitably 

sized, designed and landscaped dwellings. 

 

There would also be social and economic benefits arising from the development in terms of job creation and 

investment during the construction phase. There is also support for the development from the Council who have 

an identified need for this type of affordable housing within the city.  

 

The positive case for the development is consistent with Council’s aspirations to create a fairer Salford. The 

LPA therefore conclude that the proposed development would therefore be in accordance with the Local Plan as 

a whole, and that the reasons put forward in support of the proposal outweigh the harms the Local Planning 

Authority have identified. The planning balance is therefore in favour of approving this development.. 

 
Recommendation 
 

That planning permission be granted subject to the following planning conditions and that: 
 

I. The City Solicitor be authorised to enter into a legal obligation under Section 106 of the Town and 

Country Planning Act 1990 to secure the following heads of terms:  
 

 £48,400.00 towards securing Bio-Diversity Provision. 

 £28,652.00 towards open space and / or public realm contributions 

 £1,155,78 Monitoring Fee. 

 a clawback mechanism to secure an increase in the level of contribution up to the maximum 
level required by the Planning Obligations SPD / Local Plan should the viability of the 

development increase in the future. Clawback monies to be directed towards the projects 
identified above and / or education facilities. 

 

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

conditions stated below, on completion of such legal obligation;  
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III. That authority be given for the decision notice relating to the application be issued, (subject to the 

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

E154-201 A House Type 1 - Plot 18  

E154-202 House Type 2 - Plot 7-8-9-10 
E154-203 House Type 2A  
E154-204 House Type 4 - Plot 3-4-5  

E154-205 A House Type 1A - Plot 11.   
E154-206 A House Type 4A - Plot 6  
E154-207 A House Type 6A - Plot 2  

E154-209 House Type 8 - 9 - Plot 14-15-16-17  
E154-210 A House Type 1 Plot 18 
E154-211 A House Type 8A-9A Plot 12-13 

E154-212 House Type 1a Plot 11 
E154-213 House Type 2 - Plot 7 _ 8 _ 9 _ 10 
E154-214 House Type 2A - Plot 1 
E154-215 House Type 4 - Plot 3 _ 4 _ 5 

E154-216 House Type 4A - Plot 6 - Elevations A 
E154-217 House Type 6A - Plot 2 - Elevations 
E154-218 House Type 8_9 - Plot  14 _ 15 _ 16 _ 17 - Elevations 

E154-219 A House Type 8A_9A - Plot 12 _ 13 - Elevations 
E154-001 A Existing Site Plan  
E154-002 A Location Plan  

E154-010 Street Scene 1 
E154-011 Street Scene 2  
E154-012 Street Scene 3 

E154-013 Proposed Boundary Treatments 
E154-016 A Proposed Site Plan - Unit Types  
E154-017 Greenbelt Section 

E154-Active Frontages 
E154-021 A Proposed Unit Types   
E154-022 A Proposed Landscaping Plan 

VN211857-TR106 Swept Path Analysis 10.2m Refuse Wagon 
VN211857-D100 E Proposed Site Access 

  

 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 

Local Plan policies D1 and D2 and the requirements of the National Planning Policy Framework.  
 
4. 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  
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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 Policy H4 of the Local Plan. 

 
5. The development hereby approved shall be carried out in accordance with the Small Mammal 

Reasonable Avoidance Measures Statement (RAMS) prepared by Amenity Tree Care Limited dated 

13.02.2023. 
  
 Reason: In order to safeguard and allow for the free movement of mammals across the site in 

accordance with local Plan policy BG2 and the National Planning Policy Framework  
 
6. No development shall take place, including any works of excavation or demolition, until a Construction 

Method Statement has been submitted to, and approved in writing by, the local planning authority. The 
approved Statement shall be adhered to throughout the construction period. The Statement shall include:  

  

 (i) the times of construction activities on site which, unless agreed otherwise as part of the approved 
Statement, shall be limited to between 8am-6pm Monday to Friday and 9am-2pm Saturday only (no 
working on Sundays or Bank Holidays). Quieter activities which are carried out inside buildings such as 

electrical works, plumbing and plastering may take place outside of agreed working times so long as they 
do not result in significant disturbance to neighbouring occupiers;  

 (ii) the spaces for and management of the parking of site operatives and visitors vehicles;  

 (iii) the storage and management of plant and materials (including loading and unloading activities);  
 (iv) the erection and maintenance of security hoardings including decorative displays and facilities for 

public viewing, where appropriate; 

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

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

 (ix) measures to prevent the pollution of watercourses; 

 (x) a community engagement strategy which explains how local neighbours will be kept updated on the 
construction process, key milestones, and how they can report to the site manager or other appropriate 
representative of the developer, instances of unneighbourly behaviour from construction operatives. The 

statement shall also detail the steps that will be taken when unneighbourly behaviour has been reported. 
A log of all reported instances shall be kept on record and made available for inspection by the local a 
planning authority upon request; and 

 (xi) an intended date for the commencement of development and, following commencement, evidence of 
the material start on site. 

  

 Reason: In the interests of the amenity of neighbours in accordance Local Plan policies A6, D5 and PH1 
and the National Planning Policy Framework  
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 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. 

 
7. Prior to first occupation of any residential dwelling hereby approved, a Biodiversity Improvement Strategy 

(relating to on-site mitigation and enhancements, where necessary) and a timetable for its implementation 

shall be submitted to and agreed in writing by the Local Planning Authority. The strategy shall be 
implemented as approved and in accordance with the agreed timetable. The strategy shall include a 
statement in relation to habitat improvement and creation in the context of the DEFRA Biodiversity Metric 

v3.1 (or any subsequent version) and national and local planning policies in relation to biodiversity net 
gain. 

  

 Reason: In the interests of providing a biodiversity net gain in accordance with policies GI1, GI5 and BG2 
and the National Planning Policy Framework. 

 

8. (a) No development shall take place until a scheme for surface water drainage for the site using 
Sustainable Drainage Systems (SuDS) 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. 
  
 (b) The duly approved scheme shall be implemented prior to first occupation of the development hereby 

approved, unless alternative timescales have been agreed in writing as part of the scheme, and shall be 
managed and maintained in accordance with the approved scheme thereafter.  

  

 Reason: To ensure that surface water across the whole site is managed in a co-ordinated, sustainable 
way, helping to minimise flood risk and water pollution, promote biodiversity, and secure compliance with 
the North West River Basin Management Plan in accordance with Policies WA1, WA5 and GI1 of the 

Salford Local Plan: Development Management Policies and Designations and which seeks to meet 
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 

  

 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. 

 

 Reason: To ensure a satisfactory method of surface water disposal to reduce the risk  of water run-off to 
the Strategic Route Network  or flooding elsewhere in accordance with Local Plan policy WA5 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 Check list) 
 
9. Prior to first occupation of the development hereby permitted, a drainage management and maintenance 

plan (for the lifetime of the development) shall be submitted to and approved in writing by the Local 
Planning Authority.  The development shall be completed, maintained and managed in accordance with 
the details approved under condition 8 and the plan approved by this condition.  
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 Reason: To ensure that management arrangements are in place for the drainage system during the 

lifetime of the development in accordance with accordance with Local Plan policy WA5 and seeks to 
provide betterment in terms of water quality and surface water discharge rates . 

 

10. 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 distribut ion 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 Local Plan policy PH1 and the National 
Planning Policy Framework. 

  
 Reason for pre-commencement condition: Any works on site could affect any contamination which may 

be present and hinder the effective remediation of any contamination causing a risk  to the health of future 

occupiers and harm to the environment, hence the initial investigation must be carried out before works 
commence. 

 

11. Pursuant to condition 10 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 Local Plan policy PH1 and the National 

Planning Policy Framework. 
 
12. (a) Notwithstanding the details shown on the approved plans, no part of the development shall be 

occupied until full details of both hard and soft landscaping works have been submitted to and approved 
in writing by the Local Planning Authority. The details shall include the formation of any banks, terraces or 
other earthworks, hard surfaced areas and materials, boundary treatments, external lighting, planting 

plans, specifications and schedules (including planting size, species and numbers/densities), existing 
plants / trees to be retained and a scheme for the timing / phasing of implementation works. 

  

 (b) The landscaping works shall be carried out in accordance with the approved scheme for timing / 
phasing of implementation or within 18 months of first 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 in accordance with Policies D1, D2, D4, GI1, GI5 and BG2 of the Salford 
Local Plan: Development Management Policies and Designations and the National Planning Policy 

Framework. 
 
13. Prior to the first occupation of plots 1 and 3 – 6, a 2.4m acoustic barrier shall be erected to the western 

and southern site boundaries in accordance with the submitted Noise Impact Assessment, January 2022, 
Ref: 50-478, e3p.  The barrier shall be of solid construction (brick or timber), with no holes or other 
openings (including the base) and with a minimum density of 10 kg/m2.  The barrier shall be maintained 

in-perpetuity. 
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 Reason: To safeguard the amenity of future occupants of the development hereby approved in 

accordance with policy PH1 of the emerging Local Plan and the National Planning Policy Framework.  
 
14. Prior to the first occupation of plots 15 and 16 a 1.8m acoustic barrier shall be erected to the eastern 

boundaries of the private rear gardens associated with these properties,  in accordance with the 
submitted Noise Impact Assessment, January 2022, Ref: 50-478, e3p.  The barrier shall be of solid 
construction (brick or timber), with no holes or other openings (including the base) and with a minimum 

density of 10 kg/m2.  The barrier shall be maintained in-perpetuity. 
  
 Reason: To safeguard the amenity of future occupants of the development hereby approved in 

accordance with policy PH1 of the emerging Local Plan and the National Planning Policy Framework.  
 
15. During the period of construction, should contamination be found on site that has not been previously 

identified, no further works shall be undertaken in the affected area. Prior to further works being carried 
out in the affected area, the contamination shall be reported to the Local Planning Authority within a 
maximum of 5 days from the discovery, a further contaminated land assessment shall be carried out, 

appropriate mitigation identified and agreed in writing by the Local Planning Authority. The development 
shall be undertaken in accordance with the agreed mitigation scheme. 

  

 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 Policies WA1 and PH1 of the Salford 
Local Plan: Development Management Policies and Designations and the National Planning Policy 

Framework. 
 
16. 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 Local Plan policies, D2, D4 and GI5 and the 

National Planning Policy Framework. 
 
17. The vehicle parking, 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 in accordance with Policies  A6 and 

A7 of the Salford Local Plan: Development Management Policies and Designations and the National 

Planning Policy Framework. 
 
18. No development or works of site preparation shall take place until all trees or hedgerows that are to be 

retained within or adjacent to the site have been enclosed with temporary protective fencing in 
accordance with BS:5837:2012 'Trees in relation to design, demolition and construction. 
Recommendations' (or any subsequent updated or replacement standard). The fencing shall be retained 

throughout the period of construction and no activity prohibited by BS:5837:2012 shall take place within 
such protective fencing during the construction period. 

  

 Reason: In order to protect the existing trees on the site in the interests of the amenities of the area and 
in accordance with Policy GI5 of the Salford Local Plan: Development Management Policies and 
Designations and the National Planning Policy Framework.  
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 Reason for pre-commencement condition: Protection measures for retained trees are required to be in 

place prior to commencement of any works on site to ensure no damage is caused. 
 
19. Prior to the first occupation of the dwellings hereby approved full details of the design of any external 

lighting scheme shall be submitted to and approved by the Local Planning Authority. This should include 
all elements of the proposal such as highways lighting, pedestrian/cycle way access and external  
domestic/security lighting as appropriate.  

  
 Reason:- To limit the impact of light pollution from artificial light on nature conservation in accordance with 

paragraph 185 c) of the NPPF (July 2021 para 185 c)) we recommend that applicants follow the Institute 

of  
 
20. Prior to first occupation of plots 7 to 10 hereby permitted, the windows at first floor level in the rear 

elevations facing Peatfield Avenue shall be fitted with, and permanently glazed, in textured glass whose 
obscuration level is at least Level 3 on the Pilkington scale of 1-5 (where Level 1 is clear and Level 5 is 
completely obscure). 

  
 Reason: In the interest of the amenity of residents in accordance with Policy D5 of the Salford Local Plan: 

Development Management Policies and Designations and the National Planning Policy Framework.  

 
21. Prior to first occupation of the development hereby approved, a scheme for the provision of electric 

vehicle charging points within the development shall be submitted to and approved in writing by the Local 

Planning Authority.  The development shall be carried out in accordance with the approved scheme, with 
the charge points being made available for use prior to the first occupation of the development and 
retained thereafter. 

  
 Reason: To encourage the uptake of ultra-low emission vehicles and ensure the development is 

sustainable in accordance with emerging Local Plan Policy A10 and paragraphs 105, 110 and 112 of the 

NPPF. 
  
  

22. Prior to first occupation of the dwellings hereby approved, the following offsite highway works shall be 
undertaken in accordance with drawing no. VN211857-D100 Rev E Proposed Site Access. These works 
shall include the following:- 

  

 The site access being 5.5m wide and extended from the unadopted bus loop road off Mossfield Road.   
 

 The provision of a 2-metre wide footway on the northern side of the access and the retention of the 
Public Right of Way footpath on the southern side for approximately 41m before a new 2-metre wide 
footway is provided on the southern side of the internal estate road.  

 

 The priority being altered at the junction with the site access forming the major arm facilitating a 
continuation of the existing road into the site.  

 

 Give-way markings on the bus turning head and on the section of Mossfield Road to the south of the 
site access.  

 

 Signage being provided at the entrance to bus turning head alerting drivers that this section of road is 
for buses only. Additional signage shall also be provided at the exit of the bus turning head alerting 
drivers that they cannot enter the turning head from this section of road.  
 

 The exact details of the overrun area, including construction, signage and any TRO. 
 
For the avoidance of doubt this will be inclusive of the vehicular crossover points, traffic calming features,  

kerb radii, tactile paving, footways, road markings and signage. 
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 Reason: In the interests of the safe and efficient operation of the highway network  and to minimise 

potential conflicts between pedestrians, cyclists and other road users in accordance with policies A1 and 
A2 of the Salford Local Plan and the National Planning Policy Framework.  

 

23. Prior to first occupation a Traffic Management Scheme to ensure the safety of pedestrians and road users 
by mitigating the impact of potential on-street parking resulting from the development shall be submitted to 
and approved in writing by the Local Planning Authority. The approved works shall be fully implemented 

prior to first occupation. 
 
 Reason: In the interests of the safe and efficient operation of the highway network  and to minimise potential 

conflicts between pedestrians, cyclists and other road users in accordance with policies A1 and A2 of the 
Salford Local Plan and the National Planning Policy Framework.  

 

24. No development (including any site clearance or preparation works) shall take place until such time as a 
detailed survey for badgers/badger setts being present within the site has been undertaken and a report of 
the results submitted to the Local Planning Authority for approval in writing.  

 
In the event that the survey effort concludes that badgers are present on site, no development (including 
any site clearance or preparation works), shall take place until such a time as a detailed method statement 

for the management and removal of the badger setts on the site has been submitted to and approved in 
writing by the Local Planning Authority, in consultation with the Greater Manchester Ecology Unit . 
Development shall thereafter be carried out in accordance with the approved method statement. 

 
Reason: In order to safeguard any potential badger/badger setts on the site in accordance with local Plan 
policy BG2 and the National Planning Policy Framework. 

 
Reason for pre-commencement condition:  Any works on site could harm badgers and/or their setts if not 
properly managed so details of the matters set out above must be submitted and agreed in advance of 

works starting. 
 
25. Notwithstanding the requirements of condition 5 and prior to the erection of any boundary treatment, a 

scheme for providing mammal gaps in the boundary fencing to allow for the free movement of mammals 
across the site shall be submitted to and approved in writing by the Local Planning Authority. Development 
shall thereafter be carried out in accordance with the approved method statement. 

 
 Reason: In order to safeguard and allow for the free movement of mammals across the site in 

accordance with local Plan policy BG2 and the National Planning Policy Framework  

 
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. 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 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.  

3. The developer and contractor should ensure they are observant during groundwork for any visual or 
olfactory sources of ground contamination.  This may take the form of (for example); locally discoloured 
soils, an oily sheen on water standing in puddles / trenches / footings, petroleum, hydrocarbon or 

chemical type odours.  Should such evidence be detected the Local Authority Contaminated Land 
Officer should be contacted for specialist advice 
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4. With respect to gas protection measures the applicant's attention is drawn to BRE 414, Protection 

Measures for Housing on Gas-Contaminated Sites.  In addition, the requirements of 
BS8845:2015+A1:2019 Code of Practice for the design of protective measures for methane and carbon 
dioxide ground gases for new buildings should be followed for installation and  the verification 

requirements of CIRIA C735 Good Practice on the Testing and Verification of Protection Systems for 
Buildings against Hazardous Ground Gasses will need to be submitted.   

  

 Verification of gas protection systems needs to be undertaken during the construction process, or the 
applicant may not be able to discharge the condition.  This can lead to issues  with property searches 
and / or mortgage at a later time. 

5. The applicant is advised of the requirement to comply with Building Regulations Approved Document S 
(Infrastructure for the charging of electric vehicles) for all new buildings or buildings undergoing major 
renovation. 

6. The Wildlife and Countryside Act 1981 (as amended) makes it an offence (with certain limited 
exceptions and in the absence of a licence) to intentionally to kill, injure or take any wild bird, or 
intentionally to damage, take or destroy its nest whilst it is being built or is in use, or to take or destroy 

its eggs. Further, the Act affords additional protection to specific species of birds listed in Schedule 1 of 
the Act. In respect of these species it is unlawful to intentionally or recklessly to disturb such a bird 
whilst it is nest-building or is at or near a nest with eggs or young; or to disturb their dependent young. 

You are therefore advised to seek the advice of a suitably qualified ecologist before commencing works 
on site. 

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

capacity as Design for Security Consultant, dated 06th May 2022.  
8. The applicant shall enter into a S278/S38 agreement to facilitate associated highway works:  
  

 a) Prior to any S278 agreement being signed, the works on the adopted highway will be delivered by a 
S171 agreement and Greater Manchester Roads Activities Permit Scheme (GMRAPS).  

 b) Drainage, street lighting, street name signage, traffic regulatory signage and utilities floor boxes 

affected by the development should be diverted or protected. 
 c) For the creation of any new vehicular / pedestrian access points, street lighting and pedestrian 

infrastructure to be approved by the Local Highways Authority. 

9. All boundary treatment adjacent to driveways must not be higher than 0.6m, higher can be in the form of 
decorative steel guard railing. This is to enhance visibility between pedestrian on the footway and 
emerging vehicles from driveway.  

  
 If developer intend install access gates to private driveways, they must all swing inwards and parking 

spaces must be setback behind the swept path of the access gate.  

  
 Street lighting scheme will be required to be designed to current SCC standards, which inc ludes LED 

lanterns for the sections of road that the developer intend to put forward for adoption.  

  
 Surface water drainage will be required to drain the new estate roads, all drainage works will need to 

meet sec standards, any surface water drainage from existing or proposed adopted highway to drain to 

an adopted United Utilities sewer.  
  
 All works will need to be carried out under a S278 license,  

  
 Useful contacts 
  

 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 or email: john.horrocks@salford.gov.uk or 

pam.docksey@salford.gov.uk  
 S278 Works  
  

 The Developer shall contact Neil Ashmall to arrange for the S278 element of the development . Tel: 
0161 779 4883 or email: neil.ashmall@salford.gov.uk 
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 Traffic Regulation Order and Traffic Management 
 o The Developer shall contact Raymond Scholes to arrange for the TRO element of the 

development. Email: raymond.scholes@salford.gov.uk  

 o The Developer shall contact Rob Smith to arrange for the Temporary TRO and On-site Traffic 
Management element of the development. Tel: 0161 779 6165 or email: rob.smith@salford.gov.uk  

10. Any alterations made to the adopted carriageway shall be reinstated using similar materials or a 

material that is recommended by the Local Highway Authority. Existing utilities and highways shall be 
protected during construction. Consent shall be granted by all necessary statutory undertakers prior to 
undertaking any works within the vicinity of the carriageway, footway and utilities. 

11. Prior to any works commencing on site, the developer shall contact the Local Highway Authority to 
arrange a full dilapidation/Condition Survey of all adopted highways surrounding the site. For the full 
duration of the construction, the developer will be responsible for 'wear and tear'/accelerated 

 deterioration of all existing highways, either adjacent to the site or highways used as access and egress 
to the site. Any necessary remedial works will be carried out under licence and at the developer's 
expense. 

  
 Dilapidation Survey: 
  

 Prior to ANY works commencing on site the developer shall contact John Horrocks/Pam Docksey to 
arrange a full dilapidation/Condition Survey of all adopted highways surrounding the site. Tel: 0161 603 
4046/4006 or email: john.horrocks@salford.gov.uk or pam.docksey@salford.gov.uk  

12. When preparing information for condition 7 (biodiversity enhancements) regard shall be had to the 
calculations provided by Greater Manchester Ecology Unit, detailed within the associated officer report.  

 

 

 
 

 
 


