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PLANNING AND TRANSPORTATION REGULATORY PANEL 
 

THE LOCAL GOVERNMENT ACT 192-SECTIONS 100A-100K 
 
 

LIST OF BACKGROUND PAPERS 
 
 
The “Background Papers” relating to all reports on Planning Applications appearing in this 
report are: - 
 
 

1. The appropriate ‘Development Information Folder’ for each planning application on 
the Agenda.  The contents of the folder include the following documents: 

 
(a) The submitted planning application (forms, plans and supporting documents 

and Information) 
 
(b) Correspondence with statutory and other consultees; 

 
(c) Letters and other documents from interested parties. 

 
2. Any previous planning applications and subsequent Decision Notices (if issued 

referred to in each planning application report on this Agenda. 
 

3. Any Tree Preservation Order referred to in each planning application report on the 
agenda. 

 
4. Any Conservation Area Plan referred to in each planning application report on the 

agenda. 
 

5. The “Standard Planning Conditions Etc…’Booklet’. 
 

6. Papers specifically listed under a heading “Other Background Papers” in any planning 
report on the agenda. 

 
These Background Papers can normally be inspected between the hours of 8.30 am and 4.30 
pm on any weekday (except Bank Holidays) at Urban Vision Partnership Ltd reception at 
Emerson House, Albert Street, Eccles.  Whilst background papers will be made available for 
inspection as quickly as possible, immediate access cannot be guaranteed. It is therefore 
advisable wherever practical, to make an appointment by telephoning (0161) 779 4851.  
Alternatively the planning application forms, plans and supporting information is available on 
the Council’s web site www.salford.gov/uk/living/planning/planninglist. 
 
Publications 
 
In considering planning applications or legal action, the City Council has regard to a wide 
range of published documents, although not ‘Background Papers’ for the purposes of the 
Local Government Act 1972 – Sections 100A-100K, are nevertheless important to the 
consideration of these matters. 
 
The Government in particular has published a large number of circulars and Statutory 
Instruments in addition to the primary legislation and these are available form Her Majesty’s 
Stationery Office, which has a bookshop in Manchester. 
 
The following Local Authority publications are available for inspection at Emerson House, 
Albert Street, Eccles where, in many cases, copies can be purchased. Also they can be 
viewed on the Council’s web site 
www.salford.gov.uk/living /planningadvice/plan-policies.htm 
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• Design and Crime – SPD 
• Trees and Development – SPD  
• House Extensions – SPD  
• Housing Planning Guidance 
• Salford Green Space Strategy – SPD 
• Nature Conservation & Biodiversity – SPD  
• Lower Broughton Design Code – SPD  
• Ellesmere Park – SPD 
• Hot Food Take Aways - SPD 
• Telecommunications - SPD 
• Planning Obligations - SPD 
• Sustainable Design and Construction SPD 
• Design SPD 
• Education Contributions SPD 

 
The following Planning Guidance documents have been adopted by the city council or are 
being produced at present: -  
 

• The Exchange, Greengate 
• Mediacity:uk & Quays Point 
• Housing Planning Guidance 
• Claremont and Weaste Neighbourhood Plan 
• Salford City Council - UDP Policy E5: Development in Established Employment 

Areas 
• Flood Risk and Development Planning Guidance 
• Salford central 
• Irwell City Park 
• Ordsall Riverside 
• Pendleton Planning Guidance 

 
 
Amendments/Additional Information received after the completion of this series of reports 
 
Any amendment/additional information, such as amendments to planning applications, 
additional information from applicants or consultees, representations from interested parties, 
etc…. received AFTER the preparation of this series of reports will be reported at the Panel 
meeting together with any changes to my recommendation.  
 
 
 
 



PLANNING & TRANSPORTATION REGULATORY PANEL 
 
Set out below are details of all of the items which will be considered by the Planning and 
Transportation Regulatory Panel at their meeting.  Some of these applications may be subject to a 
s.106 legal agreement (planning obligation).  Where this is the case it will be stated next to the 
recommendation using the code ‘S106’ as detailed in the list of codes below. 
 
Ward Members may make representations to the Panel on all items below including those with an 
associated s.106 legal agreement. 
 

INDEX TO REPORT  
 
DATE: 05.09.2013 
 
RECOMMENDATION  
PER   = Approve 
AUTH  = Consent 
REF  = Refuse 
 
FUL   =       Full application 
ADV  =      Advert Application 
OUT  =       Outline Application 
HH  =       Householder Application 
REM  =       Reserved Matters 
COU  =       Change of use 
LBC  =       Listed Building Consent 
CON   =       Conservation Area Consent 
S106    =     Subject to a S106 Obligation 
 
 
 
 
 
 
 
Walkden South 
 
13/63182/OUT RECOMMENDATION: APPROVE  PAGE 1 
 
TIME OF MEETING: 9.30am 
 
PROPOSAL: Outline planning application with details of reserved matters for the access, 
construction of up to 24 dwelling houses 
 
LOCATION: Land To The East Of  
Greylag Crescent 
Worsley 
 
APPLICANT: Ms Louise Morrissey - Peel Investments (North) Ltd 
 
 



Boothstown And Ellenbrook 
 
13/63230/OUT RECOMMENDATION: APPROVE  PAGE 29 
 
TIME OF MEETING: 11.30am 
 
PROPOSAL: Outline planning application with details of reserved matters for the access, 
construction of up to 100 dwelling houses 
 
LOCATION: Land Off Vicars Hall Lane And Highclove Lane  
Boothstown 
Salford 
 
 
 
 
 
Ordsall 
 
12/62638/FUL RECOMMENDATION: APPROVE  PAGE 59 
 
TIME OF MEETING: 1.30pm 
 
PROPOSAL: Erection of 12 industrial units (B2) with associated access, landscape and parking 
 
LOCATION: Charles House 
325 Ordsall Lane 
Salford 
M5 3HP 
 
APPLICANT: Digital Village Salford Quays LLP 
 
 
Ordsall 
 
13/63394/FUL RECOMMENDATION: APPROVE  PAGE 73 
 
TIME OF MEETING: 1.30pm 
 
PROPOSAL: Change of use of vacant land to allotments, installation of sheds, two containers and 
other associated equipment and erection of 2.4m high railings 
 
LOCATION: Land Formerly The Jubilee 
Tatton Street 
Salford 
 
 
APPLICANT: Mr Tommy McMullen - Ordsall Community Allotment Society 
 



Irwell Riverside 
 
12/61649/OUT RECOMMENDATION: APPROVE  PAGE 83 
 
TIME OF MEETING: 1.30pm 
 
PROPOSAL: Outline application with all matters reserved for a foodstore (A1 Retail) and up to 40 
dwellings with associated car parking 
 
LOCATION: Land To The East Of 
Springfield Lane 
Salford 
 
 
APPLICANT: Urban Splash Ltd & Si Si Investments Ltd 
 
 
 
Ordsall 
 
13/63370/FUL RECOMMENDATION: APPROVE  PAGE 113 
 
TIME OF MEETING: 1.30pm 
 
PROPOSAL: Demolition of existing buildings and erection of a part three / part four storey 
6478sqm, 720 place Creative Industry University Technical College, with associated landscaping 
and car parking. 
 
LOCATION: Units 3 To 4 Washington Centre  
100-102 Broadway 
Broadway 
Salford 
M50 2UW 
 
APPLICANT: Mr Adrian Blackie - BAM Construction Ltd (North West) 
 
 
 
 



Irwell Riverside 
 
13/63457/HYB RECOMMENDATION: APPROVE  PAGE 129 
 
TIME OF MEETING: 3.15pm 
 
PROPOSAL: Demolition of existing buildings and structures and full planning permission for the 
carrying out public realm improvement works, improvements to existing pedestrian and vehicular 
accesses, landscaping and internal pedestrian and highway works, and outline planning 
permission for the erection of up to 2100 student bedrooms within 3 no. blocks (maximum of 10 
storeys above podium) including undercroft car parking with removal of Condition 13 relating to tree 
replacement. 
 
LOCATION: Peel Park Campus 
University Of Salford 
Crescent 
Salford 
 
 
APPLICANT: C/o Agent - Salford Village Limited 
 
 
 
Irlam 
 
12/62701/EIAHYB RECOMMENDATION: APPROVE  PAGE 139 
 
TIME OF MEETING: 3.15pm 
 
PROPOSAL: Application to vary condition number 4 (approved plan condition) attached to planning 
permission 12/61611/ EIAHYB  for a multi-modal freight interchange comprising rail served 
distribution warehousing, rail link and sidings, inter-modal and ancillary facilities including a canal 
quay and berths, vehicle parking, hardstanding, landscaping, re-routing of Salteye Brook, a new 
signal controlled access to the A57 and related highway works including realignment of the A57 and 
improvements to the M60 (Port Salford).  Canal crossing and associated roads and other highway 
improvements as part of the Western Gateway Infrastructure Scheme (WGIS).   The amendment 
relates to a road realignment of part WGIS. 
 
LOCATION: Land Between Mid-point Of Manchester Ship Canal And Liverpool Road 
Eccles 
 
APPLICANT: Sheila Wright - Peel Investments (North) Ltd 
 
 



Irlam 
 
13/62779/EIA RECOMMENDATION: APPROVE  PAGE 180 
 
TIME OF MEETING: 3.15pm 
 
PROPOSAL: Application to vary condition 2 (approved plan condition) of planning permission 
12/61631/EIA for the construction of a highway in connection with the re-alignment of the Western 
Gateway Infrastructure Scheme (WGIS) and planning application 12/61611/EIAHYB.  The 
amendment relates to a road realignment of Part WGIS. 
 
LOCATION: Land Between Midpoint Of Manchester Ship Canal And Liverpool Road, Eccles, 
Salford 
 
APPLICANT: Sheila Wright - Peel Investments (North) Ltd 
 
 
 
 
 



PLANNING & TRANSPORTATION REGULATORY PANEL
PART I
SECTION 1: APPLICATIONS FOR PLANNING PERMISSION

Main Panel Report http.docx

http://publicaccess.salford.gov.uk/publicaccess/applicationDetails.do?activeTab=summary&keyVal=MLHQ5TNP
5Y000

APPLICATION No: 13/63182/OUT

APPLICANT: Ms Louise Morrissey - Peel Investments (North) Ltd

LOCATION: Land to the east of Greylag Crescent, Worsley 

PROPOSAL: Outline planning application with details of reserved matters for 

the access, construction of up to 24 dwelling houses

WARD: Walkden South

Description of Site and Surrounding Area 

The application site is located to the east of Greylag Crescent and itself is broadly rectangular in shape. The site 
comprises an area of 0.94 hectares and generally slopes from north to south, with levels at the northern end 
being generally in the region of 53.26 m AOD to 53.88 m AOD. The main portion of the site comprises an area 
of rough grass land which is currently used for grazing horses.
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The site is bounded to the west by a raised public footpath (footpath 80), further to which there are the existing 
residential properties located on Greylag Crescent. To the north the site is bound by the Worsley Loop Line 
recreation route, beyond which lies residential development. The A580 East Lancashire Road forms the 
southern boundary of the site and an area of existing woodland is located immediately to the east which is 
subject to a Tree Preservation Order.

The surrounding area is largely residential in character comprising a mix of residential properties from the 
1960s, 70s and 90s. Walkden Town Centre is located approximately 1.3 km north of the application site.

Description of Proposal 

The application seeks outline planning consent for the development of up to 24 residential dwellings. All matters 
are reserved with the exception of access to the site. Three indicative layouts have been submitted for 
illustrative purposes only. The layout of the scheme; scale, design, materials and architectural details of the 
buildings; and the developments landscaping and boundary treatments including an acoustic barrier are all 
details to be submitted as part of a Reserved Matters application should outline permission be granted. The 
number of units indicated in the description relate to the maximum figure. Provided any future scheme complies 
with the scale parameters set by this outline and other material considerations at the detailed design stage, 
there is scope within the site for the numbers of dwellings to vary from the maximum number of units.

As part of the outline application submission, details of access arrangements to be approved are provided. 
Vehicular access would be via a single access from Greylag Crescent, via a gap between properties 26 and 30. 
Pedestrian access to the site will be maintained via the public footpath which forms the western and northern 
boundary of the site as well as two further pedestrian pathways to the north and east of the site. 

The three indicative layout plans are based upon the submitted Development Principles Plan (which will be 
approved should outline consent be granted). Each indicative layout plan presents an alternative layout, 
comprising a different mix of dwelling types, sizes and numbers. Each of the indicative layouts however are 
based upon a series of principles which are common to each layout; including three areas for development, a 
central vehicular access road, with shared driveways running off this; and a woodland footpath through the 
adjacent woodland which links to the Worsley Loopline. The applicant would undertake management works to 
the adjacent woodland to enhance the woodland and to provide connectivity from the site to the Worsley 
Loopline.  

A Public Right of Way, located in an elevated position to the western boundary of the site would be severed by 
the proposed vehicle access. A series of ramps and landings would be provided to ensure continued use of the 
Public Right of Way. 

Whilst scale, layout, design and landscaping are all subject to approval at a later stage, to help demonstrate that 
the principle of residential development could be acceptable, the application has been accompanied by a range 
of supporting documents as follows: -

Development Plan Principles

Design and Access Statement 

Planning Statement

Acoustic Assessment 

Air Quality Assessment 

Ecological Survey

Crime Impact Statement

Flood Risk Assessment

Phase 1 Environmental Review

Tree Report 

Indicative access, footpath diversion and typical cross sections

Public Right of Way Statement

Sustainability Checklist

Planning Obligations Proforma
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Relevant Site History

None. 

Publicity

Site Notice: Non HH Article 13 Date Displayed: 29 April 2013

Reason: Article 13 affect public right of way
Wider Publicity

Press Advert: Salford Advertiser Date Published: 9 May 2013

Reason: Article 13 Affect Public right of Way

Community Involvement

The applicant has undertaken pre-application consultation with the local community through distributing a letter
and a copy of the Illustrative Masterplan to approximately 230 properties in the surrounding area on the 
Ellenbrook estate to the west and some properties in South Walkden to the north. The applicant has indicated 
that a total of 10 responses had been received, of which 9 were against and 1 for the development. The main 
issues raised were in relation to the loss of open space; traffic generation and impact on local residents.   

Neighbour Notification 

200 neighbour notification letters were sent out to neighbouring residential properties and business on the 26
th

April 2013. Those properties consulted included the following: -

Broadway

Ellerbeck Crescent

Gadwall Close

Greylag Crescent

Hawfinch Grove

Harrier Close

Kingsway

Nuthatch Avenue

Redstart Grove

Valdene Drive

Wagtail Close

Walkden Road

Woodpecker Place

Representations 

In January 2013 following a public meeting of over 600 local residents a local campaign group was formed 
known as Residents Against Inappropriate Development (RAID). RAID comprises a Local Councillors from the 
Worsley, Boothstown & Ellenbrook and Walkden South and seven community organizations including: -

Boothstown Residents Association

Ellenbrook Village Association 

The Worsley Civic Trust Amenity Society

Broadoak Park Residents Association

Worsley Village Community 

Moorside South Residents Association

Friends of Roe Green

RAID has submitted a detailed letter of objection which raises the following issues: -
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The proposal is not in a sustainable location and does not present real a choice of public transport 
options when considering how to travel  

The applications submitted by the applicant to date are premature. The cumulative effect of the 
submitted applications, together with the effects of the Burgess Farm and those sites identified by the 
applicant and submitted as part of the Core Strategy process would be substantial and would prejudice 
the development plan documents by determining decisions about the scale, location  and phasing of 
new development  

The policy vacuum represents an opportunity to force through a set of housing developments that would 
severely disrupt and degrade the functionality of the existing infrastructure  

Consideration should be given to the cumulative effects of the proposed development on the community 
including; increased congestion and queue lengths on the local highway network (including A572, A575, 
and A580); the severe highway impact on the access to the M60 and M62 at junction 13.This
cumulative effect would have an unacceptable impact on highway safety and the ability of the Strategic 
Route network to function. 

Cumulative effects of proposed development have not been modelled as part of the TA

The cumulative effects of development have not been modelled by TfGM during the design stage of the 
LSM Busway and these developments would seriously compromise the weekday morning peak 
services. 

The lack of a 5 year supply does not mean that planning permission should be granted. The example at 
Glebelands is stated.

Salford City Council does have a 5 year supply of housing sites.

It is not the role of the City Council to be prescriptive and demand that approved applications are built

The length of the access road means that it would be open to driver abuse and especially dangerous 
considering the public right of way that crosses the entrance

Access road is 90 metres long and is open to drivers abuse and is dangerous considering the PROW 
crosses the site at the entrance. 

Number of parking spaces needs to be addressed at the detailed design stage

Even the low density option would impact upon the settle community, including highway safety 

Lack of primary school places locally and where there are limited places these are at a distance from 
the application site and would involve crossing the busy A580 or Walkden Road. 

There is no pressing need for the development. Other applications already with permissions or currently 
in the pipeline and houses currently on sale will adequately cater for the presumed market that the 
applicant has identified.

Woodland acts as a green lung and is crossed by public rights of ways or promissory paths within the 
woodland. The woodland reduces the chemical pollution of the air and acts to reduce in a small way the 
pollution generated by the A580. Tree thinning and loss will reduce this function.

Site is only accessible for the disabled and those with limited or impaired mobility from the road access 
to the west of the site. The site is not accessible by such groups unless they have access to a car and 
therefore fails to satisfy UDP policy DES2.

The closest distance to local amenity is 0.8 miles and the bus stop is 0.7 miles away.    

The setting of the new build close to the footpath, the loss of a mature oak tree and others, and the 
constructed gradient change as a discontinuity in the footpath are serious and unacceptable impact on 
the members of neighbouring communities and users of the path and fails to satisfy UDP policy DES7. 

The site is located within an Air Quality Management Area and would have a detrimental impact on air 
quality. Although an Air Quality Assessment is carried out no survey points are taken within the 
application site. 

Proposed footpath arrangements may result in a serious collision between users of the footpath and the 
proposed access. 

Consider that the proposed footpath solution is not the best solution. The gradient ramps should be 
placed the other way round so that the entrance / exit to the at gradient ramp is further to the right in the 
plan. Road calming solutions should be sought. 

Flood risk has not been fully considered and finished floor levels should be 300mm or more

If all of the applicant’s proposals were submitted under a single application then this would be too much 
for the local infrastructure to cope with. 

This is the first of a series of applications that challenges the status of the Worsley Greenway and policy 
EN2 of the UDP

No assessment has been carried out that indicates that this site is surplus to future requirements. 

The effect on wildlife should be taken into account
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The development would have an unacceptable impact on one of the city’s natural environmental assets 
contrary to policy ST13

43 letters of objection have been received in response to the application publicity. The following issues have 
been raised:

Loss of green space, trees and ponds

Loss of recreational area

Impact on the public footpath

Impact on health and well being as a consequence of increased pollution

There are a high number of houses for sale already

Construction impacts (traffic, noise, dust, vibrations) 

Highway impacts including increase in traffic and congestion, highway safety, maintenance and under 
provision of public transport

Insufficient infrastructure (school places, medical facilities)

No secondary school south of the A580

Impact on residential amenity (noise, traffic)

Flooding and inadequate drainage 

Impacts to the water table 

Lack of retail facilities in the area

Impact on property prices

Impact on wildlife and habitats 

Sufficient brownfield sites available for development

An objection to the proposals has also been received from Barbara Keeley MP. The following issues have been 
raised:

Impact on quality of life

Increased strain infrastructure

Shortage of primary school places

Loss of green space

Land should be protected as Local Green Space

Increase in traffic on congested roads

Health implications arising from increased traffic

Improvements are required to public transport

Consultations

Highways – “The Transport Note accompanying the application describes the accessibility of the site and in 
view of the low number of proposed units this development will have a limited impact on the surrounding 
highway network. As such there is no objection to this proposal. It is noted that this application is outline but the 
Council would require 2m wide footways on the development”. However, the minimum requirement for footway 
width is 1.8m which is shown on the submitted details

Senior Engineer Flood Risk Management – Considers that the Flood Risk Assessment is acceptable. The 
proposed development meets the requirements of the Sequential Test.

Design For Security - No objections subject to a condition requiring the development be built in accordance 
with the recommendations contained within the Crime Impact Statement and a condition requiring the 
development to ultimately achieve Secured by Design accreditation.

Urban Vision Environment (Land Contamination) - No objections subject to implementation of a condition

Urban Vision Environment (Air and Noise) - No objections, although they identify that there are noise and air 
quality issues that need to be taken into account if planning permission is to be granted. Planning conditions are 
proposed to secure an appropriate level of amenity. 
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Environment Agency - No objections to the principle of the development subject to a condition relating to 
contamination issues.  

The Open Spaces Society - No comments received to date  

Peak and Northern Footpaths Society –Should a temporary or permanent obstruction be unavoidable, then 
no development should take place until a Diversion Order has been confirmed and the diversion route, with a 
satisfactory surface and adequate width and way marking, is available for public use

Ramblers Association Manchester Area - No comments received to date  

Little Hulton, Walkden Neighbourhood Manager - No comments received to date  

Walkden South and Boothstown and Ellenbrook Ward Councillors – Councillors Andy Cheetham, Jillian 
Collinson and Robin Garrido (Boothstown & Ellenbrook ward) and Councillors Iain Lindley and Les Turner 
(Walkden South ward) have submitted a detailed letter of objection and have objected on the following 
grounds:-

Consider that the application will have a significant impact on local residents in both wards as well as 
the wider community. 

Have nominated the application site for designation as a Local Green Space as part of the Local Plan 
consultation process.  

The cumulative effects of the additional traffic created by the proposed developments would create an 
unacceptable impact on local roads, which are already strained beyond capacity in peak hours and are 
completely incapable of absorbing the effect of events such as a severe accident on the M60 and would 
be contrary to UDP policy A8. 

Any additional development will have a disproportionate impact on existing residents in terms of 
additional traffic as there is only one means of entrance and exit and would impact upon residential 
amenity contrary to UDP policy DES7. 

The site is not a sustainable location with suitable access to public transport. 

The site would be difficult to access without the use of a car, and it is clearly not fully accessible to 
those who have limited mobility contrary to UDP policy DES2. 

The steep slope required to enable the adjacent footpath to cross the site access road would create a 
significant risk of an accident or collision 

A lack of sufficient school places for families who may move into the proposed development would 
constitute a failure to provide a sustainable urban neighbourhood as outlined in UDP Policy ST1. 

Loss of a greenfield site which is enjoyed by local residents 

Although the site is not a formal part of the Worsley Greenway it does form part of the wider Greenway 
corridor. The loss of this site damage the wider amenity value of the Greenway 

The removal of this last remaining green field site which is considered to be a natural environmental 
asset, plus the loss of a mature oak tree, would be a significant loss of amenity for neighbours and the 
wider community contrary to policy DES7 and ST13.

The application site is located within the Greater Manchester Air Quality Management Area and is 
adjacent to the A580 East Lancashire Road.

Greater Manchester Ecological Unit - No objections subject to conditions to protect the functionality of the 
wildlife corridor. 

United Utilities – No objections. No surface water from the development should be discharged either directly or 
indirectly to the combined sewer network. This site must be drained on a separate system, with only foul 
drainage connected into the foul sewer. Surface water should discharge to a soakaway as stated on the 
planning application. 

Planning Policy

Development Plan Policy

Saved Policies of the City of Salford Unitary Development Plan 2004 - 2016 
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The Salford Unitary Development Plan (UDP) was adopted on the 21
st

June 2006. The 2004 Planning and 
Compulsory Purchase Act automatically saved the UDP Policies for a period of three years from adoption (i.e. 
until 21 June 2009). The City Council applied to and received the consent of the Secretary of State to save 
many of the UDP policies beyond 21

st
June 2009.

The UDP was adopted on 21 June 2006 and although it has been adopted since 2004, the UDP is not a 
'development plan document' as defined within the 2004 Planning and Compulsory Purchase Act. Annex 1 of 
the NPPF offers guidance as to the weight to be afforded to development plan policies in such cases. NPPF 
paragraph 215 states that, “due weight should be given to relevant policies in existing plans according to their 
degree of consistency with this Framework (the closer the policies in the plan to the polices in the Framework, 
the greater the weight that may be given).”

Unitary Development Plan - Policy ST1 (Sustainable Urban Neighbourhoods)
Unitary Development Plan - Policy ST12 Development Density 
Unitary Development Plan - Policy DES1 (Respecting Context)
Unitary Development Plan - Policy DES2 (Circulation and Movement)
Unitary Development Plan - Policy DES3 (Design of Public Space)
Unitary Development Plan - Policy DES4 (Relationship of Development to Public Space)
Unitary Development Plan - Policy DES7 (Amenity of Users and Neighbours) 
Unitary Development Plan - Policy DES9 (Landscaping)
Unitary Development Plan - Policy DES10 (Design and Crime)
Unitary Development Plan - Policy H1 (Provision of New Housing Development)
Unitary Development Plan - Policy H8 (Open Space Associated with New Housing Development)
Unitary Development Plan - Policy A2 (Cyclists, Pedestrians and the Disabled)
Unitary Development Plan - Policy A8 (Impact of Development on the Highway Network)
Unitary Development Plan - Policy A10 (Provision of Car, Cycle and Motorcycle Parking in New Developments
Unitary Development Plan - Policy EN9 (Wildlife Corridors)
Unitary Development Plan - Policy EN12 (Important Landscape Features)
Unitary Development Plan - Policy EN13 (Protected Trees)
Unitary Development Plan - Policy EN17 (Pollution Control)
Unitary Development Plan - Policy EN19 (Flood Risk and Surface Water)
Unitary Development Plan - Policy R1 (Protection of Recreation Land and Facilities) 
Unitary Development Plan - Policy DEV5 (Planning Conditions and Obligations)

Other Material Planning Considerations

National Planning Policy Framework (March 2012)

The National Planning Policy Framework (NPPF) was published by the Department of Communities and Local 
Government (DCLG) on the 27

th
March 2012. The NPPF sets out the Government’s planning policies for 

England and how these are expected to be applied in the determination of planning applications and the 
preparation of development plans. The NPPF sets out the requirements for the planning system to the extent 
that it is relevant, proportionate and necessary to do so. 

The ministerial forward to the NPPF states that “Development that is sustainable should go ahead without delay 
- a presumption in favour of sustainable development that is the basis for every plan and every decision”. There 
are three dimensions to sustainable development, including (paragraph 7):

“an economic role – contributing to building a strong responsive and competitive economy by ensuring 
that sufficient land of the right type is available at the right time and in the right places to support 
growth… …”

“a social role – supporting strong, vibrant and healthy communities by providing the supply of housing 
required to meet the needs of present and future generations, by creating a high quality built 
environment with accessible local services… …”

“an environmental role – contributing to protecting and enhancing our natural, built and historic 
environment and as part of this helping to improve bio-diversity… …”
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To achieve sustainable development, economic, social and environmental gains should be sought jointly.

Paragraph 12 of the NPPF states that, “This National Planning Policy Framework does not change the statutory 
status of the development plan as the starting point for decision making. Proposed development that accords 
with an up to date Local Plan should be approved, and proposed development that conflicts should be refused 
unless other material considerations indicate otherwise.”

Paragraph 14 of the NPPF states, “At the heart of the National Planning Policy Framework is a presumption is 
favour of sustainable development, which should be seen as a golden thread running through both plan-making 
and decision-taking.”

Specific to decision-taking, the NPPF states that this means:

Approving development proposals that accord with the development plan without delay; and

Where the development plan is absent, silent or relevant policies are out-of-date, grating permission 
unless:

1. any adverse impacts of doing so would significantly and demonstrably outweigh the 
benefits, when assessed against the policies in this Framework taken as a whole; or

2. specific policies in the Framework indicate development should be restricted.”

Technical Guidance to the National Planning Policy Framework (March 2012)

The document provides additional guidance to local planning authorities on development in areas at risk of 
flooding. Guidance is provided within the document on the application of both the sequential and exception 
tests. 

Local Planning Policy

Supplementary Planning Document - Greenspace Strategy
Supplementary Planning Document - Nature Conservation and Biodiversity
Supplementary Planning Document - Design and Crime
Supplementary Planning Document - Trees and Development
Supplementary Planning Document - Planning Obligations
Supplementary Planning Document - Sustainable Design and Construction
Supplementary Planning Document - Design
Supplementary Planning Document – Education Contributions
Planning Guidance - Housing

Other relevant guidance, plans and strategies 

Salford West Strategic Regeneration Framework and Action Plan 2008 – 2028 (January 2008)
Prosperity for all: The Greater Manchester Strategy (August 2009)
Planning for Growth Ministerial Statement 23rd March 2011 

Appraisal 

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

1. Principle of development 
i) Strategic location
ii) Greenfield land
iii) Existing uses
iv) Proposed uses - Residential

a) Identifying the objectively assessed housing need
b) Housing land supply assessment
c) Qualitative need
d) Housing mix, type and density 
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2. Impact on the highway network; transport infrastructure and public rights of way
i) Sustainable location
ii) Proposed access arrangements 
iii) Impacts on highway network
iv) Public Right of Way 

3. Design and layout  
4. Crime and Design 
5. Amenity
6. Education 
7. Pollution 

i.) Air Quality 
ii.) Noise 
iii.) Contaminated Land

8. Ecology, Nature Conservation and Trees 
9. Flood risk and drainage 
10. Sustainability credentials 
11. Planning Obligations 
12. Other issues

1. Principle of development 

i) Strategic location

UDP Chapter 3 identifies a Spatial Framework for the City and recognises that the opportunities and the need 
for development, regeneration and environmental protection vary in their scale and nature across the city.  The 
site is located within Salford West where, “during the plan period, the emphasis for development will be on
continuing to develop Salford West as a series of attractive and thriving neighbourhoods.”

The application site is identified in the Greenspace Strategy Supplementary Planning Document as comprising 
land which constitutes a Local Semi – Natural Greenspace (WLH/009 Land Fronting East Lancashire Road) and 
as such, the site makes a contribution towards the delivery of this local standard. It is noted that the landowner 
raised no objections to the inclusion of the site within the Greenspace SPD when the document was published. 
However, it is noted that the document was published in 2006 and is time dated to a certain degree. Sites such 
as this will be reviewed in due course, in conjunction with the production of Salford Local Plan and will be 
subject to full public consultation.

The site is currently used to graze horses; however the site does not function as an area for recreation. The site 
is privately owned by the applicant and there is no public right of access to the site. Although the site is 
identified in the Greenspace SPD it does not meet all three of the policy tests identified by policy GS1 (Local 
Semi-Natural Greenspaces) of the Greenspace SPD; that is that the site is not publically accessible without 
restrictions on entry.  

The UDP Proposals Map identifies the site as being a Wildlife Corridor Key Area of Search and as such is 
afforded policy protection via UDP policy EN9. The open grassland area of the site is also identified in the 
Biodiversity SPD as being unimproved neutral grassland, and this is a Local Priority Habitat. Greater 
Manchester Ecology Unit indicate that the sites’ wildlife corridor functionality mainly operates to provide 
connectivity from west to east, since the A580 to the south and residential development to the north will restrict 
species movement from north to south. GMEU consider that whilst the built development will cause a degree of 
fragmentation to the wildlife corridor, mitigation would be provided through the landscaped ‘mound’ and ditch to 
the south of the development running west-to-east and the management of the woodland to the east. GMEU 
have recommended conditions to ensure that the proposed ecological mitigation measures are implemented 
appropriately and to ensure compliance with the policy. 

ii) Greenfield land

UDP Policy ST11 (Location of New Development) sought to ensure that new development is located on the 
most sustainable sites within the city and that less sustainable sites are only brought forward where necessary. 
In essence the policy identified a sequential approach to development. The policy was not however saved 
beyond 21

st
June 2009 because it was not fully in conformity with RSS Policy DP4 (Making Best Use of Existing 

Resources and Infrastructure) and it was considered that this policy covered the issue adequately. However, 
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following revocation of RSS, the development plan makes no reference to a sequential approach to use of land, 
nor does it identify a target for the use of brownfield land. 

NPPF paragraph 17 identifies a set of twelve core land use planning principles, of which bullet point 8) states 
that planning should “encourage the effective use of land by reusing land that has been previously developed 
(brownfield land), provided that it is not of high environmental value.” This encouragement of the use of 
previously developed land is reiterated in paragraph 111. Although NPPF does encourage the use of brownfield 
land, it does not set a priority for previously developed land and does not identify a sequential approach test to 
development. 

Clarification on this matter was provided by the Secretary of State, following receipt of the decision on the 
Burgess Farm application (Appeal Reference APP/U4230/A/11/2157433) on the 16

th
July 2012. It concludes in 

paragraph 14 of his decision letter that, “The Secretary of State agreed that the sequential approach to location 
of housing development is not reflected in the framework.” He then went on further to state in paragraph 17 that,
“National planning policy in the Framework encourages the use of previously developed land, but does not 
promote a sequential approach to land use.”

While NPPF states that the effective use of land should be encouraged by re-using land that has been 
previously developed; the NPPF 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 
greenfield land.

iii) Existing uses

The site is currently used to graze horses. The site comprises 0.94 hectares of land and forms a small opening 
in an otherwise built up area. Access to the site for agricultural purposes is heavily constrained, whilst its size 
and configuration would clearly restrict the ability to effectively manage the land for agricultural use. The past 
use of the site has been limited to grazing which reflects these constraints and it is therefore not considered that 
the site could actively be used for agricultural purposes because of these constraints.  

iv) Proposed uses - Residential

NPPF Chapter 6 (Delivering a wide choice of high quality homes) paragraph 47 identifies a clear policy objective
to, “boost significantly the supply of housing”. Paragraph 17 states further that the planning system should 
“proactively drive and support sustainable economic development to deliver new homes….that the country 
needs. Every effort should be made objectively to identify and then meet the housing…needs of an area.” NPPF 
indicates that this will be achieved  first and foremost, by local planning authorities, “using their evidence base to 
ensure that their local plan meets the full, objectively assessed needs of market and affordable housing in the
housing market area,…including identifying key sites which are critical to the delivery of the housing strategy 
over the plan period.”

a) Identifying the objectively assessed housing need

Policy L4 (regional housing provision) of the Regional Spatial Strategy (RSS) identified an average annual 
housing requirement for Salford of 1,600 dwellings net of clearance replacement. Policy ST2 of the UDP 
identified an annual average rate of housing provision of 530 net additional dwellings up to 2016, but this policy 
was not saved beyond 21 June 2009 due to its inconsistency with the RSS. Given the RSS was revoked on 20

th

May 2013; there is no specific housing requirement for Salford contained within any part of the city’s 
development plan.  

The focus of the NPPF is on meeting objectively assessed needs that have been identified through the plan 
making process (paragraph 47, bullet point 1). Although work is ongoing in relation to the production of the city’s 
Local Plan, it is at an early stage.

Consideration has been given as to what is an appropriate requirement for the purposes of calculating whether 
there is currently a 5 year supply of land for housing. One option would be to use the net housing requirement of 
1,300 dwellings per annum identified in Salford’s Publication Core Strategy. However, there was considerable 
objection to this, with some residents arguing that it should be lower than proposed and some landowners and 
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developers suggesting it should be higher. In relation to the proposed requirement of 1,300 dwellings per annum 
the initial findings of the Core Strategy Inspector were set out in a letter to the city council as follows: -

“The evidence presented to me supports an annual housing requirement of at least 1,600 dwellings instead of 
the current proposed annual provision of at least 1,300 dwellings. In addition to reflecting an objective 
assessment of need in accordance with the Framework requirement, this would be likely to bring forward more 
affordable and aspirational homes to which reference has been made at the Hearings, a considerable benefit” 
(paragraph 3).

Having given careful consideration to the issues raised by the inspector concerning the proposed housing 
requirement (and other issues he had raised), the Core Strategy was withdrawn on 21 November 2012 at a 
meeting of full Council. As such, the annual 1,300 net additional dwelling requirement has no status in planning
policy terms. Given that the Core Strategy has been withdrawn, and that the Core Strategy Inspector heard the 
evidence of the city council and others in coming to a conclusion on the most appropriate housing requirement
(notwithstanding the fact that they were his initial findings), the 1,300 figure carries very limited weight as a 
material consideration.

Other evidence that could potentially be used to estimate objectively assessed need is household forecasts. 
The latest sub-national household projections were published by the Department for Communities and Local 
Government in April 2013. For the period 2011 to 2021, these projections estimate household growth in Salford 
to equate to an average of 1,356 households per annum (a total of 13,536). If they were to be used as the basis 
for calculating the city’s housing requirement, then it would be appropriate to look at this ten year period as a 
whole, taking into account the net increase in dwellings since 2011, rather than simply working from 2013. On 
this basis, given the relatively low net completions over the period 1 April 2011 to 31 March 2013 (697 
dwellings), this would result in a net requirement for 2013 to 2021 of around 1,600 dwellings per annum.

The 2012 Greater Manchester Forecasting Model (GMFM) provides longer-term household forecasts. For the 
period 2012 to 2032, it forecasts an average increase of 1,046 households per annum, with higher growth in the 
early years (around 1,300 per annum) and then the rate of growth gradually declining over time. There was 
considerable debate over the use of the GMFM during the Core Strategy examination, and in light of this it 
would seem inappropriate to seek to use its household forecasts as the basis for any interim housing 
requirement. The Core Strategy Inspector has already effectively concluded that using the GMFM forecasts in 
isolation could provide insufficient dwellings to meet Salford’s needs, particularly having regard to the scale of 
economic development being proposed in the city. Furthermore, it would not address the issue of ensuring that 
housing needs across Greater Manchester as a whole were being met.

Although the RSS has been revoked there have been a number of recent appeal decisions where it has been 
concluded by planning inspector’s that the RSS housing requirements should at the current time continue to 
apply. For example, the decision of a planning inspector in July 2013, relating to an appeal against a decision of 
South Northamptonshire to refuse planning permission for 220 dwellings, considered that “Notwithstanding its 
diminished status, the former RSS housing target is the most up-to-date and objectively based figure which has 
been subject to examination” (Appeal Reference: APP/Z2830/A/12/2183859, paragraph 167). The inspector at 
another appeal held against the refusal of planning permission by Warrington Borough Council for up to 150 
dwellings, similarly concluded in July 2013 that “The RSS has been revoked, but is nevertheless represents the 
last independently examined set of housing figures….” (Appeal Reference APP/M0655/A/13/2192076,
paragraph 35).      

Given the Core Strategy Inspector’s reference to an annual housing requirement for Salford of at least 1,600 
dwellings reflecting an objective assessment of need, and the lack of any more recent agreement at the Greater 
Manchester level regarding the appropriate scale and distribution of new housing than that contained in the 
RSS, at the current time the RSS figure is considered to be the most appropriate basis on which to determine 
the housing requirement. The appropriateness of this will be kept under review, having regard to the publication 
of new evidence and discussions at the Greater Manchester level. 

b) Housing land supply assessment

NPPF paragraph 47, bullet point 2, requires local planning authorities to identify and update annually a supply of 
specific deliverable sites sufficient to provide five years worth of housing against their housing requirements, 
with an additional 5% to 20% buffer depending on past performance of delivery; and identify a supply of specific, 
developable sites to broad locations for growth, for years 6-10, and where possible, for years 11-15. 
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The NPPF is clear that for sites to be within the five year supply, local planning authorities must identify ‘specific’ 
‘deliverable’ sites that are available ‘now’. The footnote to Paragraph 47 clarifies that, “To be considered 
deliverable, sites should be available now, offer a suitable location for development now, and be achievable with 
a realistic prospect that housing will be delivered on the site within five years and in particular that development 
of the site is viable. Sites with planning permission should be considered deliverable until permission expires, 
unless there is clear evidence that schemes will not be implemented within five years, for example they will not 
be viable, there is no longer a demand for the type of units or sites have long term phasing plans.”

Paragraph 159 of NPPF requires local planning authorities to prepare a Strategic Housing Land Availability 
Assessment (SHLAA) “to establish realistic assumptions about the availability, suitability and the likely economic 
viability of land to meet the identified need for housing over the plan period”. The NPPF sees the SHLAA as an 
important part of the Local Plan evidence base; however in practice the SHLAA is also important as it sets out 
what the supply of housing will be over the next five years.

The City Council’s SHLAA (published August 2013) covers the period from 1
st

April 2013 to 31
st

March 2032 and 
represents the most up to date evidence of the council’s five year housing land position for the period 1

st
April 

2013 to 31
st

March 2018. The SHLAA has been produced in line with DCLG practice guidance and the NPPF.
The SHLAA estimates that between 1

st
April 2013 and the 31

st
March 2018 there is a likely deliverable supply of 

6,775 net additional dwellings.  

Although there were 12,843 dwellings with extant planning permission across the city as at 31 March 2013, the 
NPPF is very clear that for sites to be part of the five year supply they have to be deliverable in practice. Within 
the supply of extant planning permissions some sites will be phased over a long period due to the number of 
dwellings in that permission, or it is known that the site will come forward with fewer dwellings than currently 
consented. Of the 12,843 dwellings with extant planning permission almost half of these have been granted by 
the following four permissions which will be subject to long phasing / a revised scheme:

MediaCityUK phases 1 to 3: 1,871 dwellings (planning permission 06/53168/OUT, SHLAA site 
S/ORD/012)

Middlewood Locks: 1,758 dwellings (planning permission 06/52762/OUT, SHLAA site S/ORD/010)     

Creating a New Pendleton Together: 1,508 dwellings (planning permission 12/61953/HYBRID, SHLAA 
sites S/LAN/056 and S/LAN/057)

Michigan Avenue, Salford Quays: 1,036 dwellings (planning permission 10/58887/FUL, SHLAAA site  
S/ORD/090) 

As well as assessing all sites with extant planning permission for their deliverability over the next five years, 
some sites without extant planning permission as at 31 March 2013 have been included in the five year supply. 
These sites are generally those where there is an undetermined planning application for housing and the 
general principle of housing is likely to be acceptable, or where it has been indicated to the city council by the 
landowner / developer that dwellings will be delivered on a specific site within the next five years. A 
comprehensive and realistic approach has therefore been taken in identifying potential sites. 

In determining whether a site is deliverable, ongoing consultation with stakeholders over the last five years (i.e. 
since the City Council published its first SHLAA) has informed the latest SHLAA. The SHLAA has also been 
informed by market intelligence / knowledge of particular sites, and discussions with developers / agents and 
development management case officers from Urban Vision. Internal discussions have also taken place with, 
amongst others, Children’s Services relating to the potential availability of current and former schools for new 
housing in the future, the development team in the Chief Executive Directorate, and the Creating a New 
Pendleton Together team. Account has also been taken of discussions and evidence presented at the Core 
Strategy examination in relation to matters of housing supply.

It is considered that for the time being the RSS figure of 1,600 net additional dwellings per annum should be 

used for the purposes of calculating whether there is a five year supply. As noted above paragraph 47 (bullet 

point 2) of the NPPF requires a buffer of either 5% or 20% to be added to the five year requirement. A buffer of 
5% is considered by the NPPF as being appropriate to ensure choice and competition in the market for land, 
although a 20% buffer should be applied in circumstances where there has been a consistent under delivery of 
housing. 
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The Core Strategy Inspector in his letter of 26 September 2012 (paragraph 6) considered that there has been 
an “often substantial shortfall” against an annual requirement of 1,600 net completions. He considered that 
reasons for this may include a shortage of sites attractive to prospective developers and the shortage of 
mortgage finance. Nevertheless, he concluded that “… this appears to me to constitute a persistent under-
delivery of housing and this calls for the buffer of 20% to which the aforementioned paragraph 47 refers.”

The level of housing completions position has not improved significantly in the time period following that 
considered by the inspector (which was up to the end of March 2011). Between 1 April 2011 and 31 March 2013 
there were 697 net additions. Should a requirement of 1,600 per annum apply to this two year period than there 
would be a shortfall of 2,503 net additional dwellings. Given the inspector’s conclusion, and that there is a 
shortfall of 7,290 dwellings in the longer term period between 1 April 2003 and 31 March 2013, there has been a 
persistent under delivery of housing when measured against the RSS figure. Given this, a 20% buffer (i.e. an 
additional 1,600 net additions) needs to be added to the five year housing land requirement. 

The total five year land requirement for Salford for the period 1 April 2013 to 31 March 2018 is therefore 9,600 
dwellings (i.e. 5 x RSS figure of 1,600 dwellings per annum equals 8,000 + 20% = 9,600). This equates to 1,920 
dwellings per annum over the five years.     

Taking into account a requirement of 9,600 and an identified supply of deliverable dwellings of 6,775 in the 
SHLAA, there is a shortfall of 2,825 in the supply of specific deliverable sites between 1 April 2013 and 31 
March 2018. This represents a current land supply position of 3.53 years, which is calculated by dividing the 
supply of 6,775 deliverable dwellings by the annual average requirement of 1,920 dwellings.

Based upon the above SHLAA data, there is a severe shortfall in the provision of specific deliverable housing 
sites in Salford over the five year period 1

st
April 2013 to 31

st
March 2032. In a recent called-in appeal in the 

Cotswolds (Appeal Ref: APP/F1610/A/11/2165778) the Secretary of State endorsed the approach of the 
Planning Inspector, stating that, “the Council has a serious shortfall in its supply of housing land, and I consider 
that to be a material consideration that weighs heavily in favour of allowing the proposed development to go 
ahead.” The Secretary of State considered that a 3.53 year supply represented a “severe” shortfall of housing 
land supply, when assessed against the relevant requirement. 

The absence of a continuing supply of housing land has significant consequences in terms of the council’s 
ability to contribute towards the government’s aim of “boost(ing) significantly the supply of housing.” Significant 
weight should therefore be afforded to the schemes contribution to addressing the identified housing shortfall 
and meeting the Government's objective of securing a better balance between housing demand and supply, in 
the determination of this planning application. 

Paragraph 49 of the NPPF requires that housing applications should be considered in the context of the 
presumption in favour of sustainable development. As the city council is unable to identify a five year supply of 
deliverable housing sites, NPPF paragraph 49 states that, “relevant policies for the supply of housing should not 
be considered up-to-date if the Local Planning Authority cannot demonstrate a five year supply of deliverable 
housing sites.” Where relevant policies are out of date NPPF paragraph 14 requires that where there are no 
material consideration to indicate otherwise, planning permission should be granted unless there are any 
adverse impacts that would significantly and demonstrably outweigh the benefits, or specific policies in the 
Framework that indicated that development should be restricted that would prevent permission being granted. 
This matter is addressed within the Planning balance and conclusions section of this report.

c) Qualitative need

The site is located within Salford West. The City Council has developed a regeneration framework to drive 
activity and investment within Salford West over the next 20 years. This document, known as the Salford West 
Strategic Regeneration Framework (2008 – 2028) (SWRF) indicates that there is a lack of high quality homes 
that will attract and retain the higher income earners required to deliver the growth objectives of the region.
Paragraph 2.12 of the SWRF states that, “there is a clear role for Salford West to provide an increasing supply 
of the quality residential developments needed to retain and attract a skilled and aspirational workforce. This 
includes providing high quality aspirational housing that attracts and retains higher income earners and 
families.”

Paragraph 2.73 of the SWRF elaborates upon the role of Salford West stating, “Ensuring a critical mass of new 
housing is important in challenging perceptions and creating a new housing market. This will include new family, 
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professional and affordable housing that combine location advantages with high quality of design and high 
standards of sustainability. The challenge for housing is to create a housing stock that attracts and retains 
higher earning households. To do this, dialogue between Salford City Council, landowners and developers must 
be established, which can collaboratively and proactively identify opportunities for high quality solutions in areas 
of particular need.”

Salford’s Strategic Housing Market Assessment (SHMA) (February 2012) gives consideration to the potential 
future supply of higher value homes in the city, and finds at paragraph 5.113 that the availability of higher cost 
housing outside of the Regional Centre is relatively limited, and concludes at paragraph 5.114 that: “It may 
therefore be appropriate to give consideration to whether there is the potential to increase the supply of housing 
land in the mid and/or mid/high [sales value] areas, in order to support the Greater Manchester priority of 
increasing the supply of higher value housing within the conurbation”. 

The key housing objective identified in the Greater Manchester Strategy is “creating quality places to meet the 
needs of a competitive city region.” It explains on page 47 that, “Within the city region, there is need to focus on 
improving the match between the housing ‘offer’ and the aspirations of existing and potential new households 
and ensuring our housing policy is linked to improving life chances in deprived communities, attracting and 
retaining the best talent and moving towards a low-carbon economy”. Page 48 of the Strategy makes a strong 
link between the provision of housing for skilled workers and the sub-regions economic prospects, stating that,
“the city region has to be known as a place that offers high quality housing in places where people at all levels 
of the market, including the highly skilled and talented, will choose, and can afford, to live and invest.”

Although the SWRF and the Greater Manchester Strategy do not form part of the statutory development plan,
they are important material considerations in the determination of this planning application and provide a clear 
indication that Salford West has a clear role in increasing the supply of quality residential developments needed 
to retain and attract a skilled and aspirational workforce.

The development of the application site could provide higher value housing and could help to diversify the type 
of housing that is available within the city, and Greater Manchester. The development could, in principle, help to 
meet the key housing objective of the Greater Manchester Strategy and could be in accordance with the Salford 
West Regeneration Framework and UDP Policy H1 (in terms of providing a balanced mix of dwellings). 

d) Housing mix, type and density 

The development proposes a maximum of 24 dwellings on site which would comprise a mix of detached, semi-
detached and terraced properties. Three Illustrative Masterplans have been submitted as part of the Design and 
Access Statement to demonstrate how the site could be delivered. Members should be aware that these 
indicative layouts are not fixed at this stage, and the final scheme to be delivered could be for less dwellings 
than the maximum number of units proposed. The housing mix, type and density will be influenced by the 
council's relevant development plan policies (UDP policy H1) and housing planning guidance policies (HOU1 
and HOU2) and the housing market at the time of delivery. The table below provides an overview of the three 
indicative schemes presented through the Design and Access Statement to allow Members to gain an 
understanding of how the site could be delivered. 

Indicative scheme Mix Density (dwellings per hectare)

Alternative 1 (13 units) 13 detached dwellings
0 semi detached dwellings

0 linked dwellings 

30

Alternative 2 (19 dwellings) 9 detached dwellings
4 semi detached dwellings

6 linked dwellings

43

Alternative 3 (24 dwellings) 4 detached dwellings
8 semi detached dwellings

12 linked dwellings

54

No firm conclusions can be reached at this outline stage regarding the mix, size and density of units to be 
provided on site as this will be considered through future reserved matters applications. However, it is noted that 
the indicative higher density scheme does illustrate relationships between properties that appear tight.  
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However, it is considered that there is potential for revisions to individual siting and design solutions which 
would ensure an appropriately designed scheme. Through the reserved matters process, careful consideration 
of these detailed matters will be required to ensure that the development meets the design aspirations and 
housing needs of the City Council as provided by the relevant policies and guidance to deliver a high quality, 
family housing scheme.  

2. Impact on the highway network; transport infrastructure and public rights of way

i.) Sustainable location

The nearest bus stops to the site are located along Walkden Road, located approximately 300 metres from the 
site. They are accessible from the site via series of footpath connections. Bus services along Walkden Road 
provide connections to Leigh, Manchester and The Trafford Centre. Although located at a greater distance from 
the site, bus services are provided along the B5232 Newearth Road and provide connections to Leigh, Bolton, 
Wigan and Manchester. The Leigh-Salford-Manchester (LSM) Busway scheme will pass directly adjacent to the 
southern boundary of the site and will provide improved transport links between Leigh and Manchester city 
centre and provide access to additional links to improved connecting services. The nearest LSM bus stop will be 
420 metres from the development site using the footpath link to the development site. This is within the 
desirable range for suggested acceptable walking distance included with the institute for Highways and 
Transportation (IHT) “Guidelines for journeys on foot” (2000) for trips for the purpose of commuting and going to 
school. Walkden Railway Station is located approximately 1.1km from the site and there is a network of cycle 
routes within the vicinity of the site. It is therefore considered that the site is located in an accessible location. 

ii.) Proposed access arrangements 

Vehicle and pedestrian access to the site will be provided from Greylag Crescent, via a gap between properties 
26 and 30. The access route would have a carriageway width of 5.5 metres with footways on both sides. Urban 
Vision’s Highways Engineer has assessed the scheme and raises no objections on highway safety grounds.

iii.) Impacts on highway network

The applicant has submitted a Transport Note in support of the application. The document provides an 
assessment of the traffic generation impacts of the proposed development and indicates that the development 
would have no material or perceptible impact on the highway network. Urban Vision’s Highways Engineer has 
assessed the submitted Transport Note and considers that the document is robust. She raises no objections to 
the development on traffic impact grounds and therefore the development complies with the requirements of 
UDP policy A8.  

iv). Public Right of Way 

A Public Right of Way (PROW) known as Worsley footpath 80 runs along the western site boundary of the site 
in a north-south direction along a raised tree lined embankment. Worsley 80 is a footpath only, there are no 
bridleway rights. The proposed site access would sever the route of the PROW. The applicant has appraised 
the following options for accommodating the PROW:-

Option 1 – To provide straight gradient ramps leading to an at-grade crossing of the access road;

Option 2 – To provide a new footbridge over the access road; and

Option 3 – To provide a series of ramps and landings leading to an at-grade crossing of the access road

The options available to maintain the public right of way are constrained by existing site levels, location of the 
existing embankment and a desire to limit the impact (both physical and visual) of any proposals on existing 
properties adjacent the development site and new properties within it. Options 1 and 2 were discounted due to 
various technical reasons and as such Option 3 was considered to be the most appropriate solution. 

Option 3 would provide a series of ramps and landings to the north of the access road and a direct approach to 
the south side of the access road. The ramps will be 2.5m wide (measured between handrails which will be 
provided adjacent to all ramps) and are proposed at a maximum gradient of 1:12 with landings spaced no more 
than 9.0m apart. All ramps will be surfaced in accordance with general access requirements and an at grade 
crossing of the site access road will be provided and will include for dropped kerbing and tactile paving. This 
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option follows the guidance outlined by Sustrans on the provision of rural routes, which is considered 
appropriate for the semi-rural nature of the existing PROW. 

A number of footpath groups have been consulted and no objections to the proposals in this regard have been 
received. 

3. Design and layout 

The applicant has submitted a Development Principles plan in support of the application which provides a
general guide to inform the detailed design of the scheme, reflecting fixed elements of the development, core 
design features and other indicative design principles. The Plan provides details of the development areas; 
public greenspace; primary vehicular routes; the proposed woodland footpath; and landscaping bund details. In 
addition to this, three Illustrative Masterplans have been presented to provide indicative details of how the site 
may be delivered. Although the scheme is in outline with matters of access sought at this stage, it is relevant to 
consider the parameters of the development together with the indicative layouts to gain a level of certainty that 
the quantum of development proposed can reasonably be accommodated on the site.

The Design and Access Statement provides a rationale for the development principles which are incorporated 
into each of the indicative layouts to respond to the site characteristics. The Development Principles Plan aims 
to retain key landscape features and maintain wildlife corridors; maximise green views; provide improved 
pedestrian connections; and provide acoustic and air quality screening from the A580. As a consequence, any 
future proposals to be considered at the reserved matters stage will follow a similar layout to the plans 
submitted in order to deliver the identified quantum of development and to ensure adequate mitigation is 
provided. 

The Design and Access Statement indicates that the development will comprise a mix of detached, semi-
detached and some terraced units, the quantum of which will be determined through submission of a 
subsequent reserved matters application. Notwithstanding this, the applicant has indicated that dwellings will 
comprise a mix of 2 and 2.5 storey units with a maximum height to the ridge of 10 and 12 metres respectively. 
Terraced groups would have a maximum length of 30 metres and depth of 12 metres, whilst the largest 
detached unit would be 12 metres in length by 12 metres in depth. 

Based upon the identified development principles, it is considered that an appropriate layout could be developed 
on site in principle. The overall acceptability of the layout will however depend upon the design solution 
proposed at a future reserved matters stage. The applicant will be expected to address detailed design issues in 
accordance with relevant development plan policies, the design SPD and the NPPF to ensure that a quality 
scheme is achieved, which respects the characteristics of the surrounding area. 

4. Crime and Design 

UDP policy DES10 states that development will not be permitted unless it is designed to discourage crime, anti-
social behaviour and the fear of crime. This approach is fully in accordance with NPPF paragraphs 58 and 69 
which indicate that planning decisions should aim to ensure that developments “create safe and accessible 
environments where crime and disorder, and the fear of crime, do not undermine quality of life or community 
cohesion.” Further policy guidance is outlined in the council’s Supplementary Planning Document (SPD) on 
Design and Crime. 

The applicant has submitted a Preliminary Crime Impact Statement (16
th

April 2013) which has been prepared 
by Greater Manchester Police Design for Security. The Greater Manchester Police Design for Security Team 
has assessed the indicative layout against the principles of Crime Prevention through Environmental Design 
and Secured by Design. They consider that the indicative layout is acceptable in principle, although they 
encourage the applicant to have further dialogue with them during the preparation of future reserved matters 
applications. A planning condition is recommended which requires that a Crime Prevention Plan is prepared to 
inform the detailed design stage of the development and that the scheme achieves Secured by Design 
accreditation. 

5. Amenity 

A landscape bund and acoustic fence will be provided to provide mitigation against noise and air quality impacts 
associated with vehicular traffic using the A580. In addition to this, dwellings would be orientated to face the 
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A580 with private amenity space provided to the rear. These matters are discussed in further detail in Section 7 
of this report. 

The construction of a 3 metre high fence on top of a 2 metre high landscape mound may appear visually 
intrusive, without an effective landscape scheme in place. Notwithstanding this, the principle of the approach is 
considered acceptable and would protect the amenity of future residents. Through the reserved matters 
process, it is considered that an acceptable landscaping scheme could be developed to appropriately address 
this matter. A landscape management plan will be required to be submitted at the reserved matters stage which 
will specify the management arrangements for the landscaped areas. 

Residents have raised objections to the scheme based upon impacts associated with the construction phase of 
the development. Although there may be impacts associated with the construction phase of the development, 
these impacts will be temporary in nature and can be mitigated through effective implementation of site 
management methods. A planning condition is outlined at the end of this report which requires the developer to 
submit, for approval, a Construction Environmental Management Plan (CEMP). The CEMP identifies a series of 
measures to manage and mitigate potential environmental effects arising from the construction phase of the 
development. Details of this condition are outlined at the end of my report. Subject to the inclusion of the 
recommended conditions, the proposals are considered acceptable and in accordance with UDP policies DES7 
and EN17; and the NPPF.

6. Education 

The City Council adopted the Educations Contributions Supplementary Planning Document on the 29
th

August 
2013. The SPD has been prepared in order to provide additional guidance on the City Council's approach to 
seeking developer contributions towards education infrastructure provision from new housing development 
within the city. The SPD ensures that new housing development (over 10 units) makes a proportionate 
contribution to meeting the additional requirement for education provision that it will generate. Saved policy 
DEV5 of the Salford Unitary Development Plan provides the policy basis for requiring such contributions.

It is considered that the proposed development would result in a material increase in the demand for primary 
school places that could not be met by existing provision, and therefore it is necessary for a planning obligation 
would secure a financial contribution towards creating additional primary school places. The actual scale of the 
financial contribution can only be determined when the precise mix of dwellings is known at the point of a future 
reserved matters application being determined. The applicant has agreed to the approach outlined in the SPD 
and as such it is considered that a proportionate contribution can be secured through the Section 106 
Agreement and appropriate mitigation of this impact can be achieved; as such there is no objection on 
education matters.  

7. Pollution 

i.) Air Quality 

NPPF identifies 12 core planning principles one of which indicates that planning should “contribute to....reducing 
pollution.” To prevent unacceptable risks from air pollution, planning decisions should ensure that new 
development is appropriate for its location. The NPPF states that the effects of pollution on health and the 
sensitivity of the area and the development should be taken into account.  

The applicant has submitted an Air Quality Assessment (AQA) Report in support of the planning application. 
The AQA describes the existing local air quality conditions and assesses the air quality impacts associated with 
the operation of the proposed development. 

The southern portion of the site is located within an Air Quality Management Area (AQMA) which has been 
declared by the City Council for exceedences of the annual mean nitrogen dioxide objective along the major 
arterial roads. 

The AQA indicates that the impacts of local traffic on air quality for residents living in the proposed development 
are acceptable for much of the site; however, concentrations of nitrogen dioxide are above the air quality 
objectives close to the A580 East Lancashire Road. The AQA recommends that a development buffer is 
incorporated into the design principles of the scheme to restrict the development of residential units within this 
part of the site and to ensure that air quality for future residents is acceptable. The Development Principles Plan, 
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submitted as part of the planning application indicates that all properties would be located in excess of the 
recommended buffer. 

The AQA indicates that the scale of the development is such that it will not significantly increase traffic on local 
roads and as such, the overall operational air quality impacts of the development associated with traffic 
movements would be insignificant.

Urban Vision Air and Noise Consultants have assessed the AQA and raise no objections in principle to the 
proposed development. They however recommend that a mitigation scheme to address air quality within the 
development is submitted to the Local Planning Authority prior to commencement of the development. The 
mitigation scheme would include details of the 23 metre development buffer to be incorporated within the 
development. Urban Vision Air and Noise Consultants consider that a suitably worded condition could secure 
delivery of an appropriate mitigation scheme, details of which are provided at the end of this report. 

A further planning condition is recommended to ensure that appropriate measures are in place to manage and 
mitigate environmental effects associated with the construction period of development. As part of a wider 
Construction Environmental Management Plan the developer will be required to submit details, for the approval 
of the Local Authority, of dust suppression measures that will be in place. Details of this condition are outlined at 
the end of this report. Subject to the inclusion of the recommended conditions, the proposals are considered 
acceptable and in accordance with UDP policy EN17 and the NPPF.

ii.) Noise 

NPPF paragraph 123 states that Local Planning Authorities avoid granting consent for development which 
would give rise to significant adverse impacts on health and quality of life and should mitigate and reduce any 
impacts to a minimum other adverse impacts on health and quality of life arising from noise from new 
development, including through the use of conditions. 

The applicant has submitted an Acoustic Assessment Report in support of the planning application. The report 
assesses the suitability of the site for residential use from an acoustic perspective and identifies mitigation 
measures which will need to be incorporated into the final site design of the scheme. 

The report identifies that the main existing environmental noise sources affecting the site are road traffic 
associated with the A580 East Lancashire and A575 Walkden Roads. The report recommends noise mitigation 
measures along with bund and barrier boundary mitigation to provide an acceptable level of amenity. Urban 
Vision Air and Noise Consultants have assessed the submitted report and raise no objections to the proposed 
scheme. They recommend that a condition is attached which requires a detailed scheme of mitigation to be 
submitted; details of which are outlined at the end of this report. 

A further planning condition is recommended to ensure that appropriate measures are in place to manage and 
mitigate environmental effects associated with the construction period of development. The Construction 
Environmental Management Plan will require the developer to agree appropriate working hours with the Local 
Planning Authority to ensure that an appropriate level of amenity is retained for neighboring residents. Details of 
this condition are outlined at the end of this report. Subject to the inclusion of the recommended conditions, the 
proposals are considered acceptable and in accordance with UDP policy EN17 and the NPPF.

iii.) Contaminated Land

The applicant has submitted a Phase 1 Environmental Review which reviews historic, environmental and 
geological information on site and develops a conceptual site model. Urban Vision Environment and the 
Environment Agency has assessed the submitted reports and raise no objections to the proposals subject to the 
inclusion of a condition which requires the submission of a Preliminary Risk Assessment report prior to 
commencement of development. Details of this condition are outlined at the end of this report. 

8. Ecology, Nature Conservation and Trees 

The NPPF incorporates measures to conserve and enhance the natural and local environment, including 
‘Biodiversity and Geological Conservation’. Paragraph 118 of the NPPF requires that in determining planning 
applications the following principles are applied to conserve and enhance biodiversity:-
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Significant harm resulting from a development should be avoided, adequately mitigated, or, as a last 
resort compensated for; and

Opportunities to incorporate biodiversity in and around developments should be encouraged.

The land is identified on the UDP Proposals Map as a Wildlife Corridor Key Area of Search and is afforded 
policy protection under saved UDP policy EN9. The policy requires that any development of designated sites 
ensures that the site is able to continue to function as a wildlife corridor and advises that conditions or planning 
obligations may be used to secure the protection, enhancement or management measures to facilitate this. The 
open grassland area of the site is also identified in the Biodiversity SPD as being unimproved neutral grassland,
which is a Local Priority Habitat.

Greater Manchester Ecology Unit (GMEU) has assessed the submitted Ecological Survey and consider that the 
assessments have been carried out to a satisfactory standard and that no further surveys are required prior to 
determination of the application. The site is not designated for its nature conservation value and nor is it located 
adjacent to any specially designated sites. GMEU considered that it is unlikely to support important populations 
of specially protected species.

GMEU indicate that the development would not affect any site designated for its nature conservation value and 
is unlikely to affect any populations of protected or priority species. It will directly affect the wet grassland/marsh 
habitat and the pasture grassland and will directly affect a number of mature trees. There will also be direct and 
indirect effects on the area of broadleaved woodland to the east of the site. The built development will also 
cause a degree of fragmentation of the wildlife corridor and a loss in the openness of the site.

Mitigation is offered for these impacts by creating a landscaped ‘mound’ and ditch to the south of the 
development running west-to-east that will also act as a noise attenuation feature, by retaining trees to the west 
and north and by managing the adjacent woodland to enhance biodiversity interests. GMEU has recommended 
that this buffer zone should be as wide as possible practicable and as such would have a preference for a less 
dense development at the lower end of the numbers of residential units suggested for the site. GMEU have 
recommended that a condition is attached which requires the applicant to submit a detailed habitat creation and 
management plan for the landscaped areas and a detailed landscape creation and management plan for the 
whole site. Details of these conditions are outlined at the end of the report.  

Trees 

The Trees and Development Supplementary Planning Document (2006) presents a suite of policies concerning 
the retention and replacement of trees. The applicant has submitted at Tree Report in accordance with policy 
TD1 of the Trees and Development SPD. The Tree Report provides a schedule of trees surveyed (classified 
according to BS 5837:2012) and a Tree Constraints Plan.  There is also an Arboricultural Impact Assessment 
and a Tree Removal Plan supplied.

Within the proposed development area and including adjacent land there are a total of 69 individual trees and 6 
groups of trees with the potential to be affected by the development proposals. The woodland to the west of the 
application site is protected by a Tree Preservation Order (TPO 45) which was made on the 6

th
May 1981. A

provisional woodland TPO (497) was made on the 3
rd

May 2013 and covers the extent of the application site,
except for the trees within the centre of the site which did not merit the protection of a TPO due to their poor 
form.

The tree survey classifies the trees on site into the following categories: -

Category A: Trees of high quality and value: in such a condition as to be able to make a substantial 
contribution (a minimum of 40 years is suggested). Trees in this category are the best trees on 
the site and should be retained where possible.

Category B: Trees of moderate quality and value: In such a condition as to make a significant contribution (a 
minimum of 20 years is suggested).

Category C: Trees of low quality and value: Currently in adequate condition to remain until new planting 
could be established (minimum of 10 years is suggested), or young trees with a stem diameter 
below 150mm.
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Category R: Trees in such a condition that any existing value would be lost within 10 years and which 
should, in the current context, be removed for reasons of sound arboricultural management.

The proposed development will result in the removal of 14 trees and two groups of trees. 7 trees will also be lost 
due to poor quality and safety reasons. 

Of the trees to be removed as a result of the development, thirteen trees are Category A and is Category B; 
both the groups being removed are Category B. The trees being removed to facilitate the development are 
centred around the access which is to be expected; the majority of trees around the perimeter are being 
retained which will minimise the impact on the surrounding area.  

Policy TD6 of the Trees and Development SPD requires trees to be replaced where practicable on the basis of 
at least two trees for each tree lost. At this stage a tree replacement planting scheme has not been provided, 
however the Council’s Consultant Arboriculturalist has indicated that that the removal of these trees would call 
for mitigation planting on a 2:1 basis.

The Arborist has indicated that the Method Statement and Tree Protection Plan give an account of how the 
retained trees will be protected throughout the development phase. No replacement planting scheme has been 
supplied to mitigate against the loss of these trees and the Arborist has requested that one be provided.  He 
considers that a planting proposal scheme should be supplied to give details of trees being planted (species and 
locations) and that this can be secured through appropriate planning conditions and consideration of future 
reserved matters.

The applicant has indicated that a Woodland Management Plan would be prepared to manage the woodland 
located to the east of the site. Outline proposals have been put forward which include tree thinning, replanting 
with suitable native species and introducing selected ground flora. GMEU consider that these proposals could 
lead to a biodiversity enhancement in the woodland but indicate that the management of small woodlands close 
to residential developments needs to be carefully planned and implemented, particularly to avoid over-thinning. 
GMEU have recommended that a condition is imposed which requires the applicant to prepare a detailed 
Woodland Management Plan, in consultation with GMEU, to ensure that effective management processes are 
carried out.  

9. Flood risk and drainage 

The 0.94 hectare site is located within flood zone 1 and is considered to be at low risk of flooding from nearby 
watercourses, rivers or the sea. The Council’s Level 2 Strategic Flood Risk Assessment (SFRA) however
identifies that the site is located within a Critical Drainage Area (Northwest Drainage Area). The applicant has 
submitted a site specific Flood Risk Assessment (FRA) in support of the application in accordance with the 
requirements of the SFRA. 

The Council’s Drainage Engineer has assessed the submitted FRA and has indicated that the development 
meets the requirements of the Sequential Test. The FRA provides details of the proposed flood mitigation 
measures and states that finished floor levels are to be raised 150mm to prevent surface water egress. A 
planning condition is proposed which ensures that any residual risk in affecting overland flow can be dealt with. 
Details of the condition are outlined at the end of this report.  

The applicant has assessed the potential for using Sustainable Urban Drainage Systems (SUDs) on site and has 
discounted various options due to site circumstances. The applicant has however confirmed that the site could 
accommodate porous / permeable paving and modular underground attenuation tanks as part of the detailed 

scheme design.  

An indicative surface water drainage design has been produced for the site based on discharging to the sewer 
located in Greylag Crescent. United Utilities have assessed the scheme and raise no objections to the 
proposals. A planning condition is however recommended which requires the submission of a scheme for 
surface water regulation prior to commencement of development. Details of this condition are provided at the 
end of this report.    



21

10. Sustainability credentials 

The Sustainable Design & Construction SPD seeks to encourage new development to improve its impact on the 
environment and to build into proposals a design that maximizes the sites potential, utilizes green technologies 
and ensures the users employ a sustainable pattern of travel. The applicant has completed the Sustainable 
Design & Construction SPD Sustainability Checklist as part of the planning application submission. The 
checklist demonstrates that the applicant has given some initial though as to how the development would meet 
the various aims of the checklist, however as the application is in outline at this stage, further detailed 
consideration of how the scheme would incorporate sustainability measures will be provided at the detailed 
design stage of a future reserved matters application. 

11. Planning Obligations 

The need to secure additional works or monies through Planning Obligations (S106) in order to ensure that 
development is satisfactory is covered by various UDP policies and the Planning Obligations SPD.

Policy OB1 of the planning obligations SPD requires a contribution of to be provided for residential development 
which is proportionate to the size and type of dwellings proposed.

Policy OB2 of the planning obligations SPD requires a contribution of £1,500 per dwelling towards 
improvements to the public realm, infrastructure or heritage features within the vicinity of the application site. 

Policy OB3 of the Planning Obligations SPD relates to construction training. It states that major developments 
should contribute to the improvement of construction skills amongst Salford residents. The contribution that 
should be sought is £150 per dwelling for residential development.  

Policy OB4 of the Planning Obligations SPD relates to climate change. It states that unless schemes achieve a 
very good BREAM rating major developments should make a contribution £200 per dwelling for residential 
development.  The applicant has confirmed in the planning statement that the scheme would achieve a very 
good rating.  An appropriate condition has been suggested.

Policy OB5 of the Planning Obligations SPD states that developers should pay all reasonable expenses
incurred by the City Council in drawing up and administrating legal agreements. In order to ensure this happens 
an additional charge of 2.5% will be added to cover the administrative costs of ensuring that the commuted 
sums are directed towards appropriate schemes.  

The applicant has agreed to enter into a S106 agreement to deliver commuted sums for; public realm, 
infrastructure and heritage; construction training and climate change in full accordance with the requirements 
set out in the Planning Obligations SPD. The final financial contribution would be finalised during consideration 
of future reserved matters as the contributions are based upon the number of dwellings to be delivered on site. 

As discussed previously, the S106 Agreement will also secure education contributions as discussed in an earlier 
section of this report.

With respect to open space obligations, although there is a deficiency in terms of Locally Equipped Area of Play 
(LEAP) provision, the area is reasonably well provided for in respects of all other opens space standards. 
Paragraph 6.5 of the Planning Obligations SPD explains that other material considerations including where 
community benefits can be secured, may be taken into account to justify a reduction is S106 payments. It is 
considered that the proposed works to the adjacent woodland and the requirement to submit a Woodland 
Management Plan would be of benefit to the community and as such is considered an acceptable alternative to 
the payment of the usual commuted sum payment.  

12. Other issues

Impact on property values

The planning system does not exist to protect neighbours from financial loss, but rather to protect their amenity. 
As such, a potential effect on house prices (whether that be an decrease or increase) is not considered to be 
material in the determination of a planning application. 



22

Prematurity 

Guidance on weight to be accorded to emerging plans and prematurity is provided by Annex 1 of the NPPF 
paragraph 216 and The Planning System: General Principles document (2005). The guidance offered by The 
Planning System: General Principles document refers specifically to Development Plan Documents rather than 
the Local Plan however, it is considered that the principles outlined in the document remain extant. 

Paragraphs 17-19 of The Planning System: General Principles prescribe the limited circumstances in which 
prematurity might constitute a ground for refusing planning permission. This may be appropriate where a 
proposed development is so substantial, or where the cumulative effect would be so significant, that granting 
permission could prejudice the Local Plan process by predetermining decisions about the scale, location or 
phasing of new development which are being addressed by the Local Plan.  Otherwise, refusal of planning 
permission on grounds of prematurity will not usually be justified.  It also states that where the Local Plan is at 
the consultation stage, with no early prospect of submission for examination, then refusal on prematurity 
grounds would seldom be justified because of the delay this would impose in determining the future use of the 
land in question.  For prematurity to be the reason for refusal of planning permission, the LPA must demonstrate 
how the grant of permission for the development concerned would prejudice the outcomes of the Local Plan 
process.

The City Council is currently in the process of preparing its Local Plan, following its decision to withdraw the 
Core Strategy in November 2012. The Local Plan is at a very early stage of the preparation process and it is 
anticipated that the Local Plan will not be adopted until 2016. Given the early stage that the Local Plan process 
is at and the length of time until adoption, refusal of the planning application on grounds on prematurity are not 
considered appropriate in this instance.   

Planning balance and conclusions 

Section 38(6) of the Planning and Compulsory Purchase Act, 2004 requires the determination of this application 
to be made in accordance with the development plan, unless material considerations indicate otherwise. For the 
purposes of Section 38 of the Planning and Compulsory Purchase Act 2004, the Development Plan for Salford 
City Council comprises the following documents: -

The saved Unitary Development Plan (UDP) policies

The Greater Manchester Joint Waste Development Plan Document (Waste DPD)

The Greater Manchester Joint Minerals Development Plan Document (Minerals DPD)

The National Planning Policy Framework (NPPF) was published in March 2012 and is the most recent 
expression of government policy. Whilst the NPPF does not change the legal status of the Development Plan, it 
constitutes an important material consideration in the determination of planning applications. The NPPF 
constitutes the Government’s view of what sustainable development means in practice for the planning system.

The Council’s Strategic Housing Land Availability Assessment (2013) and a report of the Assistant Director for 
Planning (27 August 2013) provide the up-to-date position regarding the Council’s housing land supply position. 
They  demonstrates that the City Council cannot demonstrate a supply of specific deliverable sites sufficient to 
provide five years’ worth of housing against the previous RSS requirement. In accordance with NPPF paragraph 
49, relevant UDP policies for the supply of housing are therefore considered out-of-date and as such the 
application should be determined in accordance with paragraph 14 of the NPPF. 

NPPF paragraph 14 indicates that for decision-making, the presumption in favour of sustainable development 
means: -

Approving development proposals that accord with the development plan without delay; and

Where the development plan is absent, silent or relevant policies are out-of-date, then the presumption 
in favour of sustainable development means that planning permission should be granted unless:

1. any adverse impacts of doing so would significantly and demonstrably outweigh the 
benefits when assessed against the policies in the Framework taken as a whole; or

2. specific policies in the Framework indicate development should be restricted.
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As noted, the City Council can not demonstrate a 5 year supply of deliverable housing sites and as such the 
second bullet point of paragraph 14 is triggered. The site is identified as being a Wildlife Corridor Key Area of 
Search and as such is afforded policy protection via UDP policy EN9. NPPF paragraph 215 states that, “due 
weight should be given to relevant policies in existing plans according to their degree of consistency with this 
Framework (the closer the policies in the plan to the polices in the Framework, the greater the weight that may 
be given).”

It is considered that there is a degree of conflict between UDP policy EN9 and the NPPF. Although the NPPF 
endorses the approach of adopting wildlife corridors, there must be clear evidence that the proposed 
development unacceptably impairs the movement of flora and fauna, and that any harm caused out weights the 
benefits of the scheme. The scheme should be considered with this policy position in mind.  

There have been a number of objections to the scheme, as detailed within previous sections of this report by 
local residents and these objections have been given due consideration and weight in the overall planning 
balance. Previous sections of this report have addressed the issues raised and it is considered that the impacts 
of the development are acceptable, or can be made acceptable through the implementation of planning 
conditions and obligations where appropriate and necessary. 

The presumption in favour of sustainable development means that it is necessary to consider whether the 
proposed development represents ‘sustainable development’. NPPF paragraph 7 identifies that there are three 
dimensions to sustainable development; namely economic, social and environmental. NPPF advises that these 
roles should not be undertaken in isolation, because they are mutually dependent. Furthermore, to achieve 
sustainable development, economic, social; and environmental gains should be sought jointly and 
simultaneously.   

An economic role

NPPF paragraph 19 states that, “The Government is committed to ensuring that the planning system does 
everything it can to support sustainable economic growth. Planning should operate to encourage and not act as 
an impediment to sustainable growth. Therefore significant weight should be placed on the need to support 
economic growth through the planning system.” The government has identified the delivery of housing as a key 
driver of future economic growth and stimulation of the economy.  

The scheme would deliver economic benefits through both direct and indirect employment opportunities. 
However, the most significant economic benefits would be realised during the construction phase of 
development through the creation of approximately 36 jobs. The applicant has indicated assuming an average 
household size of 2.4 people per dwelling the future occupants of the development would contribute an 
additional £269,107 per annum in total to local consumer spending. The economic benefits of the development 
are therefore considered to be tangible and weigh in the favour of the application. 

A social role

NPPF paragraph 7 refers to the social dimension of sustainable development, supporting strong, vibrant and 
healthy communities by providing the supply of housing required to meet the needs of present and future 
generations; by creating a high quality built environment with accessible local services that reflect the 
community’s needs and support its health, social and cultural wellbeing. 

The need to widen the choice of high quality homes is reiterated in paragraph 9 with Section 6 ‘Delivering a 
Wide Choice of High Quality Homes’ of the NPPF. It is clear that one of the main purposes of the NPPF is to 
“boost the supply of housing” nationally, and particularly in those areas where there is a demonstrable shortfall 
against objectively assessed needs. It is clear therefore, that where there is not a demonstrable 5 year supply of 
deliverable housing sites that this must be afforded significant weight in the overall planning balance and that 
this must count strongly in favour of the proposed development.

The proposed development would help to meet the objectively assessed needs for market and affordable 
housing in Salford. The proposed site is wholly deliverable (i.e. suitable, available and achievable) and would 
contribute towards addressing the lack of a 5 year supply of deliverable housing land. The importance of 
delivering new housing in helping to retain and attract a skilled and talented workforce is identified through the 
council’s regeneration strategies and planning policy documents.  It is considered that the development would 
make a contribution towards achieving this aim through the supply of market units which would contribute 
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towards meeting the shortfall of family and aspirational homes across the city. The social benefits of the 
development are therefore considered to be significant and must be afforded significant weight in the overall 
planning balance. 

An environmental role

NPPF paragraph 7 refers to the environmental dimension of sustainable development, as being the contribution 
to protecting and enhancing the natural, historic and built environment. Part of this is to help improve 
biodiversity, use natural resources prudently including mitigating and adapting to climate change. 

The site is greenfield in nature and is used for informal grazing. The loss of this site from future agricultural use 
is however considered to be very limited. Although NPPF encourages the use of brownfield sites, it does not 
prioritise development of such sites over greenfield land and nor does it preclude development of them. 

The site is designated as a Wildlife Corridor Key Area of Search by UDP policy EN9. GMEU indicate that the 
built development will cause a degree of fragmentation of the wildlife corridor. Mitigation is however provided 
through the provision of a landscaped mound and ditch to the south of the development running west-to-east.
GMEU consider that the scheme will be need to be carefully planned and implemented to ensure that the site 
remains valuable as a wildlife habitat. However, conditions are recommended to ensure that the functionality of 
the site as a wildlife corridor is secured. The proposed woodland management works could also lead to a 
biodiversity enhancement. 

Overall conclusions

The site is located in a sustainable location, with good accessibility to local amenities. The proposed layout will 
improve connectivity to the surrounding area through the provision of improved linkages to the Worsley Loopline 
and further afield. The adverse impacts of the proposed development have been considered, assessed and 
weighed against the benefits of the scheme. It is considered that the impacts associated with the proposed 
development occur; these can be mitigated through the use of planning conditions and obligations where 
necessary. It is considered that there are no adverse impacts which would significantly and demonstrably 
outweigh the benefits of the development, when considered in the context of the current housing supply position 
and the delivery of new housing in a sustainable location. 

Recommendation

Planning permission is granted subject to the following planning conditions and that:

1) The Strategic Director of Customer and Support Services be authorised to enter into a legal agreement under 
Section 106 of the Town and Country Planning Act to secure the following heads of terms:

- Public Realm Infrastructure and Heritage Provision
- Construction Training
- Climate Change
- Education

2) That the applicant be informed that the Council is minded to grant planning permission, subject to the 
conditions stated below, on completion of such a legal agreement;

3) The 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 agreement;

1. Application for approval of reserved matters shall be made not later than the expiration of three years 
beginning with the date of this permission and the development must be begun not later than the expiration of 
two years from the final approval of the reserved matters, or, in the case of approval on different dates, the final 
approval of the last such matter to be approved.

Reason: Required to be imposed pursuant to Section 92 of the Town and Country Planning Act 1990.
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2. No development for which outline planning permission has hereby been granted shall be started on any 
phase within the development until full details of the following reserved matters, in respect of that phase within 
the development, have been submitted to and approved in writing by the Local Planning Authority:

a) appearance;
b) scale
c) layout; and
d) landscaping

Reason: The application is for outline permission only and these matters were reserved by the applicant for 
subsequent approval.

3. Further to the requirements of condition 2, the parameters of the development shall carry forward the design 
philosophy set out in the Development Principles drawing (dwg. No. 458A-05A) (dated 15.01.13). 

Reason: For the avoidance of doubt and to safeguard amenity in accordance with policy DES1 of the City of 
Salford Unitary Development Plan

4.Prior to the commencement of the development hereby approved, a Construction Environmental Management 
Plan (CEMP) shall be submitted to and approved in writing by the Local Planning Authority to include details of 
the measures proposed during construction to manage and mitigate the main environmental effects. The 
following matters shall be addressed:

(i) the times of construction activities on site 
(ii) the parking of vehicles of site operatives and visitors 
(iii) loading and unloading of plant and materials 
(iv) storage of plant and materials used in constructing the development 
(v) the erection and maintenance of security hoarding including decorative displays and facilities for public 
viewing, where appropriate 
(vi) wheel washing facilities 
(vii) measures to control the emission of dust and dirt during construction 
(viii) a scheme for recycling/disposing of waste resulting from demolition and construction works 
(ix) measures to prevent disturbance to adjacent dwellings from noise and vibration, including any piling activity 
(x) measures to prevent the pollution of watercourses

The development hereby approved shall be carried out in accordance with the approved CEMP.

Reason: To safeguard the amenity of the area in accordance with policy EN17 of the City of Salford Unitary 
Development Plan

5. Any application for the approval of reserved matters for any phase within the development hereby approved
shall be accompanied by a 'Crime Prevention Plan' (CPP) which shall examine all aspects of site security 
including, site car parking, pedestrian footways, entrances, internal layout and external security measures for 
that plot and which shall be capable of meeting 'Secured by Design' requirements unless. Development of that 
phase shall be carried out in accordance with the approved CPP and any approved site security measures shall 
be retained thereafter unless otherwise agreed in writing by the Local Planning Authority.

Reason: To ensure that the development is appropriately secured from crime in accordance with policy DES 10 
of the City of Salford Unitary Development Plan.

6. No development hereby approved shall commence on site until a scheme which provides for the retention 
and protection of trees, shrubs and hedges within the site (or overhanging) the site which may be affected by 
the construction process, with the exception of those trees clearly shown to be felled on the submitted plan, and 
any other trees the removal of which is approved through the approval of reserved matters applications, has 
been submitted to and approved in writing by the Local Planning Authority. The agreed tree protection 
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measures shall remain until all development is completed and no work, including any form of drainage or 
storage of materials, earth or topsoil shall take place within the perimeter of such protective fencing.

Reason: To safeguard the amenity, appearance and character of the area in accordance with policy DES 1 of 
the City of Salford Unitary Development Plan.

7. Prior to the commencement of the development hereby approved, a Preliminary Risk Assessment report, 
including a conceptual model and a site walk over, to assess the potential risk of land contamination, shall be 
submitted to and approved in writing by the Local Planning Authority.  Should a potential risk be identified then: 

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

2. The details of any proposed Remedial Works shall be submitted to, and approved in writing by the Local 
Planning Authority.  Such Remedial Works shall be incorporated into the development during the course 
of construction and completed prior to occupation of the development; and

3. A Verification Report shall be submitted to, and approved in writing by, the Local Planning Authority.  
The Verification Report shall validate that all remedial works undertaken on site were completed in 
accordance with those agreed by the LPA.

Reason: In the interests of public safety in accordance with UDP policy EN17 and NPPF paragraph 121. 

8. A noise attenuation scheme shall be submitted to the Local Planning Authority as part of the application for 
Reserved Matters part d (Landscaping). The use of ventilation measures which obviate the need for future 
residents to open windows for cooling and rapid ventilation shall be identified through submission of reserved 
matters a) appearance and be agreed in writing and implemented to the satisfaction of the Local Planning 
Authority. The approved noise mitigation measures shall be installed prior to occupation of the site and a Site 
Completion Report shall be submitted to the Local Planning Authority for approval. The Site Completion Report 
shall validate that all works undertaken on site were completed in accordance with those agreed by the Local 
Planning Authority.

Reason: To safeguard the amenity of the neighbouring residents in accordance with policy DES 7 of the City of 
Salford Unitary Development Plan.

9. No development hereby approved shall take place until a mitigation scheme to address air quality within the 
development has been submitted to and approved in writing by the Local Planning Authority. The scheme shall 
identify fully all measures which are required to control the impact of poor air quality, as recommended in the Air 
Quality assessment undertaken by AQC Ltd, February 2013. A verification report shall be submitted for written 
approval to the Local Planning Authority confirming that all approved measures have been implemented in full 
prior to the final occupation of the site. All approved measures shall be retained and maintained thereafter.

Reason: To safeguard the amenity of the future occupants of the development in accordance with policy EN17 
of the City of Salford Unitary Development Plan.

10. No development hereby approved shall take place until details of the implementation, maintenance and 
management of the sustainable drainage scheme have been submitted to and approved in writing by the local 
planning authority. The scheme shall be implemented and thereafter managed and maintained in accordance 
with the timing/phasing arrangements embodied within the scheme. Those details shall include a timetable for 
its implementation and a management and maintenance plan for the lifetime of the development which shall 
include the arrangements for adoption by any public body or statutory undertaker, or any other arrangements to 
secure the operation of the sustainable drainage scheme throughout its lifetime. 
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Reason: To reduce the risk of flooding to the proposed development and future occupants in accordance with 
policy EN19 of the City of Salford Unitary Development Plan

11. Prior to the commencement of the development hereby approved, a comprehensive Habitat Creation and 
Management Plan for the proposed landscaped mound and ditch to the south of the site shall be submitted to 
and approved in writing by the Local Planning Authority. The approved Habitat Creation and Management Plan 
shall be implemented in full prior to occupation of the first dwelling 

Reason: To secure opportunities for the enhancement of the nature conservation value of the site in 
accordance with the Nature Conservation and Biodiveristy SPD and NPPF.

12. Prior to the commencement of the development hereby approved, a comprehensive site-wide Landscape 
Creation and Management Plan shall be submitted to and approved in writing by the Local Planning Authority.
The Scheme shall include full details of the of the proposed works including long term design objectives, 
management responsibilities and maintenance schedules for all landscape areas (except privately owned 
domestic gardens) taking into account its value as a wildlife corridor. The approved scheme shall be 
implemented in full prior to occupation of the first dwelling. 

Reason: To secure opportunities for the enhancement of the nature conservation value of the site in 
accordance with the Nature Conservation and Biodiveristy SPD and NPPF. 

13. Prior to the commencement of the development hereby approved, a detailed Woodland Management Plan
for the woodland to the east of the application site, shall be submitted to and agreed in writing by the local 
planning authority. The approved Woodland Management Plan shall include details of all arboricultural works, 
programme for implementation, footpath works, lighting, signage, seating, measures to ensure its future public 
use and programme of future management.  The scheme shall be implemented in accordance with the agreed 
details and programme of works.

Reason: To enhance and maximise the biodiversity value of the woodland in accordance with UDP policies 
EN9 and EN10

14. No tree felling or vegetation clearance should take place within the optimum period for bird nesting (March 
to July inclusive) unless nesting birds have been shown to be absent by a suitably qualified person

Reason: To protect and prevent unnecessary disturbance of nesting birds in accordance with policies ST13 and 
EN12 of the City of Salford Unitary Development Plan

15. Prior to commencement of the development hereby approved, a scheme shall be submitted to the Local 
Planning Authority, which provides full details of the design solution to maintain the public right of way (Worsley 
Footpath 80) following the construction of the proposed site access. The scheme shall include details of all 
works required to implement the scheme, including any proposed signage and shall be developed in 
accordance with current guidance on the provision of rural routes accessible for all. Once agreed the scheme 
shall be implemented in full prior to occupation of the first dwelling and maintained thereafter. 

Reason: To provide an appropriate design solution to maintain the Public Right of Way in accordance with the 
provisions of UDP policy DES2. 

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

Dwg. No. M11097 – A – 001 Rev A – Proposed access junction 
Dwg. No. 458A-02 – Application boundary 

Reason: For the avoidance of doubt and in the interests of proper planning.
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Notes to Applicant

1. If during any works on site, contamination is suspected or found, or contamination is caused, the LPA shall be 
notified immediately.  Where required, a suitable risk assessment shall be carried out and/or any remedial 
action shall be carried out in accordance to an agreed process and within agreed timescales in agreement with 
the LPA.

2. The following noise standards shall be attained with respect to residential accommodation on the site as 
stipulated in BS8233:1999 "Sound insulation and noise reduction for buildings - Code of practice":

(a) internal noise levels of less than 30dB LAeq,(8hour) within bedrooms between 23.00 hours and 07.00 hours
(b) internal noise level of less than 40dB LAeq,(16hour) within living areas between 07.00 and 23.00 hours
(c) typical individual noise events not in excess of 45dB LAmax in bedrooms between 23.00 and 07.00 hours
(d) external noise levels of less than 55dB LAeq,(16hour) in gardens, balconies and private communal gardens 
between 07.00 and 23.00 hours

3. Should a temporary or permanent obstruction be unavoidable, then no development should take place until a 
Diversion Order has been confirmed and the diversion route, with a satisfactory surface and adequate width and 
way marking, is available for public use

4. The proposed landscape mound should be as wide as practicable. The fence on top of the mound should be 
constructed with gaps underneath to allow for small mammals and invertebrates to pass freely across the 
barrier. To remain valuable as a habitat the ditch will also need to be properly managed. 
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http://publicaccess.salford.gov.uk/publicaccess/applicationDetails.do?activeTab=summary&keyVal=MM3Y6TNP
5Y000

APPLICATION No: 13/63230/OUT

APPLICANT: Peel Investments (North) Ltd - Ms Louise Morrissey

LOCATION: Land Off Vicars Hall Lane And Highclove Lane, Boothstown, 

Salford

PROPOSAL: Outline planning application with details of reserved matters for 

the access, construction of up to 100 dwelling houses

WARD: Boothstown And Ellenbrook

Description of Site and Surrounding Area 

The proposed development site is located to the southwest of Boothstown. The site is bounded by Vicars Hall 
Lane and hedgerows to the north and west, dense scrubland to the south (further to which is the Bridgewater 
Canal) and the existing residential development to the east. The adjacent housing to the east is clearly visible
from within the site and a small stable block in the adjacent field to the north is also visible from within the site.

The site itself comprises an area of grassland with mature hedges along boundaries. The site is a relatively flat 
open ended basin with topographic highs at the south-western and eastern ends of the site of 23.30m AOD and 
22.56m AOD respectively with a shallow slope towards the north western end of the site to a topographic low of 
21.82m AOD. Views are restricted into and out of the site due to the relatively flat topography of the site and the 
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surrounding area, and the site vegetation. An area of deciduous woodland to the north west of the site is the 
main feature in the landscape. 

There is no vehicular access into the site currently, however there is an existing access road located adjacent to 
the eastern boundary of the site, positioned between numbers 69 and 70 Highclove Lane. There are no Public 
Rights of Way (PROW) through the site, although a PROW follows Vicars Hall Lane along the northern and 
western boundaries of the site. 

Description of Proposal 

The application seeks outline planning consent for up to 100 (maximum) dwellings and all matters are reserved 
with the exception of access to the site. Vehicular access would be taken from an existing road spur off 
Highclove Lane, located between properties 68 and 70 Highclove Lane. Highclove Lane in conjunction with 
Godmond Hall Drive, Amberhill Way and Booth’s Hall Way, provide a series of loop roads which connect the 
site to the A572 Chaddock Lane / Simpson Road. Booth’s Hall Way has two junctions with the A572, and a third 
connection is provided via Leigh Road (between the two Booth’s Hall way junctions). Whilst the application is in 
outline only, it is accompanied by an Indicative Layout that has been prepared on the basis of the submitted 
Development Principles Plan (which will be approved should outline consent be granted).

Three Indicative Layouts have been submitted which provide examples of how the site may be developed. 
However, the layout of the scheme; scale, design, materials and architectural details of the buildings; and the 
developments landscaping and boundary treatments are all details to be submitted as part of a Reserved 
Matters application should outline permission be granted. The number of units indicated in the description relate 
to the maximum figure. Provided any future scheme complies with the scale parameters set by this outline and
other material considerations at the detailed design stage, there is scope within the site for the numbers of 
dwellings to vary from the maximum number of units.

To help demonstrate that the principle of residential development could be acceptable, the application has been 
accompanied by a range of supporting documents as follows: -

Air Quality Assessment

Crime Impact Statement

Design and Access Statement

Development Plan Principles

Ecological Survey 

Phase 1 Environmental Report

Flood Risk Assessment

Planning Statement

Planning Obligations Heads of Terms

Transport Assessment

Tree Report

Sustainability Checklist

Utilities Report

Salford five year land requirement implications of revocation of NW RSS

Relevant Site History

None

Community Involvement

In accordance with the Council’s Statement of Community Involvement and the NPPF, the applicant has 
undertaken pre-application consultation with the community by hosting a public exhibition, held between 2pm 
and 7pm on 6

th
December at Boothstown Community Centre. The event was publicised via a leaflet drop to 500 

surrounding properties, an advert was placed on the Community Notice Board and a dedicated website was set 
up.
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Details of the proposals were provided on exhibition boards displayed at the event and a questionnaire was 
provided for attendees to submit their comments. The applicant and their team of consultants were at the 
exhibition to answer questions and to provide feedback to attendees. 

The applicant estimated that 60 people attended the event and a total of 19 questionnaires and emails were 
submitted. Of the responses submitted, 16 people raised concern about the proposals, either objecting in 
principle or raising an issue about a specific feature of the development; two people were in support of the 
proposals and one of the responses received was neutral in nature. 

The key issues from the pre-application process included the following: -

No need for any form of additional housing

Brownfield sites should be used instead of Greenfield

No need or desire for affordable housing in this area

Insufficient affordable housing proposed

Lack of shops and community facilities

Inability of utilities network (sewerage, drainage and electricity) to accommodate additional housing

Congestion in terms of both accessing Leigh Road to the north and on Leigh Road itself

Detrimental impact on property values

Loss of views of open land

Lack of capacity in local schools

Concerns regarding the un-adopted status of the existing local road network and its future maintenance

Impact on wildlife and loss of accessible greenspace

Informal play area would have detrimental impact on existing residential amenity

Publicity

Site Notice: Non HH Article 13 Date Displayed: 7 May 2013
Reason: Article 13 affect public right of way and Wider Publicity

Press Advert: Salford Advertiser Date Published: 9 May 2013
Reason: Article 13 Affect Public Right of Way

Neighbour Notification 

101 neighbour notification letters were sent out to neighbouring residential properties and business on the 2
nd

May 2013. Those properties consulted included the following: -

Amberhill Way

Fellfoot Close

Godmond Hall Drive 

Highclove Lane

Kepplecove Meadow

The Borrans

Millcrest Close

Representations 

64 letters of objection have been received from residents in response to the application publicity. The following 
issues have been raised:-

Unsustainable development

Loss of agricultural land

Loss of green space used for recreational and leisure pursuits

Salford has plenty of Brownfield sites available for development 

Detrimental impact on health and wellbeing 

Impact on residential amenity (overlooking, overbearing, loss of light)

Loss of quality of life



32

nappropriate density of development

Construction impacts (traffic, noise, congestion)

Increased traffic congestion during peak periods

Impacts on highway safety 

Insufficient public transport accessibility 

Inappropriate access arrangements

Depreciation of property value

Insufficient infrastructure (school places (primary and high school), roads, doctors, dentists, power)  

No High School south of the A580

No housing need in Boothstown

Loss of wildlife and habitat

Increased risk of flooding

Un-adopted roads and sewers cannot cope

Inadequate drainage infrastructure

Proximity to landfill and associated methane gas

Pollution (air, noise and light) 

Scheme has increased from 80 to 100 units 

1 comment has been received which indicates that the site was listed within the Council’s SHLAA as being ‘not 
deliverable / developable’. They consider that the site is very boggy and as such is likely to have a large role in 
drainage. They however consider that the use of Sustainable Urban Drainage System could be beneficial for the 
site. 

In January 2013 following a public meeting of over 600 local residents a local campaign group was formed 
known as Residents Against Inappropriate Development (RAID). RAID comprises a Local Councillors from the 
Worsley, Boothstown & Ellenbrook and Walkden South and seven community organizations including: -

Boothstown Residents Association

Ellenbrook Village Association 

The Worsley Civic Trust Amenity Society

Broadoak Park Residents Association

Worsley Village Community 

Moorside South Residents Association

Friends of Roe Green

RAID has submitted a detailed letter of objection which raises the following issues: -

The proposal is not in a sustainable location and does not present real a choice of public transport 
options when considering how to travel  

The applications submitted by the applicant to date are premature. The cumulative effect of the 
submitted applications, together with the effects of the Burgess Farm and those sites identified by the 
applicant and submitted as part of the Core Strategy process would be substantial and would prejudice 
the development plan documents by determining decisions about the scale, location  and phasing of 
new development  

The policy vacuum represents an opportunity to force through a set of housing developments that would 
severely disrupt and degrade the functionality of the existing infrastructure  

Consideration should be given to the cumulative effects of the proposed development on the community 
including; increased congestion and queue lengths on the local highway network (including A572, A575, 
and A580); the severe highway impact on the access to the M60 and M62 at junction 13.This 
cumulative effect would have an unacceptable impact on highway safety and the ability of the Strategic 
Route network to function. 

Public transport has been seriously degraded in recent years and more development will degrade the 
ability of public transport to operate successfully as a consequence of increased traffic on the roads

The cumulative effects of development have not been modelled by TfGM during the design stage of the 
LSM Busway. The cumulative effects of the developments would seriously compromise the weekday 
morning peak services. 

Development will exacerbate difficulties accessing health facilities due to increased congestion and 
poor connections provided by public transport
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The site is located within a Air Quality Management Area and would have a detrimental impact on air 
quality. Although an Air Quality Assessment is carried out no survey points are taken within the 
application site.

The City Council does have a 5 year supply of housing sites when considered against the 1300 a year 
requirement. There is no pressing need to develop this land. Other applications already with 
permissions or currently in the pipeline and houses currently on sale will adequately cater for the 
presumed market that the applicant has identified.

The lack of a 5 year supply should not automatically result in the grant of planning consent. The 
example at Glebelands is stated.

It is not the role of the City Council to be prescriptive and demand that approved applications are built

There is no pressing need for the development. Other applications already with permissions or currently 
in the pipeline and houses currently on sale will adequately cater for the presumed market that the 
applicant has identified.

Lack of primary school places locally and where there are limited places these are at a distance from 
the application site and would involve crossing the busy A580 or Walkden Road. 

The site is not fully accessible to the disabled or those with limited or impaired mobility, unless they 
have access to a car. The nearest shops and post office are 0.5 metres from the site

A shuttle bus does not present a realistic solution to providing long term sustainable public transport 
services. The shuttle bus will need to navigate narrow corridors between parked cars

Existing public transport is inadequate and is not sustainably located to access future employment 
opportunities in Manchester or Bolton

Flood risk has not been considered fully by the applicant. The area to the north of the site is located in 
flood zone 3 

A further letter of objection has been received from the Boothstown Residents Association who object to the 
planning application on the following grounds: -

No need for additional housing in Boothstown. There are 10,000 extant planning applications for new 
housing in Salford and 400,000 nationally 

300 houses for sale in the Boothstown area covering a range of price brackets 

Loss of greenfield site

Focus for development should be on brownfield regeneration 

Development since the 1960’s in the area has increased traffic noise, vehicle air pollution and resulted 
in severe congestion on both the A580 and A572

Access to employment and medical facilities can only be achieved via car

No public transport services on an evening

Increased traffic congestion caused by an increase of approximately 200 vehicles

Due to traffic congestion buses are not able to meet any reasonable schedules

Walkden Station is located too far away to be a practical option for commuters

Trains services at Walkden Station are full 

Boothstown already suffers from high levels of air pollution and this will be exacerbated by the proposed 
development

Worsley & Boothstown Community Committee have reaffirmed for another period that a reduction in 
pollution is a community priority, therefore to allow this outline planning application to proceed would be 
to contradict this community priority. 

Drainage, public roads and lighting services for estate south of Leigh Road

Highclove area has been subjected to very strong and unpleasant sewerage odours

Drainage services are not fit for purpose. A detailed survey should be carried out and 
rectification/upgrade work undertaken

No further consideration of the Vicars Hall Lane/ Highclove Lane development should take place until all 
outstanding drainage issues have been resolved, roads adopted and a period of time has been allowed 
to ensure that the various drainage services have been shown to operate satisfactorily.

Existing services are over stretched

If residents shopping needs could not be met by local shops, then a visit to Walkden or further afield 
would be necessary - a further need for private cars.

Surface/flood water drainage issues associated with building a new housing estate in the proposed 
development area.
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An objection to the proposals has also been received from Barbara Keeley MP.  Summary details of the 
objection relates to the following issues:

Loss of open green space and local wildlife
Local green spaces should be protected and designated as Local Green Space and the land should be 
preserved for future generations. There are also concerns that the development could harm local wildlife

Strain on existing infrastructure
A housing development of this size would put further strain on primary school provision

Traffic / congestion
The amount of traffic that would be generated by a development of this size would be significant, increasing 
congestion problems on local roads and causing more pollution.
The development would generate an increase in traffic which would exacerbate problems experienced on local 
roads which are congested at peak times 

Public transport
Public transport in the area would not be able to cope with extra passengers
Bus travel – Complaints have been received about cancellations of service and delay.
Walkden Station – The station has significant problems with overcrowding and the current capacity at this 
station could not cope with such an increase in passenger numbers. 

Concerns about pollution and congestion 
Concerns are raised by local people about the impact that the development could have on the health of local 
residents due to air pollution from the additional cars in the area
The addition of up to 100 homes and potentially 200 cars will have an impact on pollution levels

Preservation of the land for recreation
Adverse impact on the quality of life of local people and their families
Area should be designated as Local Green Space in the Council’s Local Plan

Consultations

Design For Security - No comments received to date  

Highways - The Transport Note accompanying the application describes the accessibility of the site and in view 
of the low number of proposed units this development will have a limited impact on the surrounding highway 
network. As such there is no objection to this proposal. It is noted that this application is outline but the Council 
would require 2m wide footways on the development.

Senior Engineer Flood Risk Management – No objections subject to conditions outlined at the end of this 
report. 

Environment Agency – No objections subject to the implementation of mitigation measures identified in the 
Flood Risk Assessment.  

Greater Manchester Ecological Unit - No objections.  Recommend that every effort is made to incorporate 
boundary hedgerows into final designs for the schemes; that no vegetation clearance be undertaken during the 
optimum period for bird nesting (March to July inclusive); and that  every effort be made to incorporate 
biodiversity enhancement measures into the final designs of the development.

Transport For Greater Manchester – Indicate that the applicant is prepared to fund a bus service for a period 
of 5 years at a cost of £330,000. TFGM strongly recommend that specification of any bus service is left open as 
possible as they have reservations about the long term viability of their initial proposals, given the likely level of 
market demand. Consider that the provision of a shuttle bus should not be made at the expense of other 
measures that would permanently improve accessibility. TFGM recommend that the Section 106 Agreement
includes a financial contribution to improving the accessibility of the site by sustainable modes and that the 
means of achieving this should be determined by the Council, in consultation with TfGM. 

The Open Spaces Society - No comments received to date.
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Peak and Northern Footpaths Society – If planning permission is granted, please include a condition that 
there must be no obstruction of any public right of way. Should a temporary or permanent obstruction be 
unavoidable, then no development should take place until a Diversion Order has been confirmed and the 
diversion route, with a satisfactory surface and adequate width and way marking, is available for public use.

Ramblers Association Manchester Area - No comments received to date.  

Urban Vision Environment (Air and Noise) - No objections subject to conditions. 

Urban Vision Environment (Land Contamination) – No objections subject to a condition requiring the 
submission of a Preliminary Risk Assessment.  

United Utilities – No objections. No surface water from the development should be discharged either directly or 
indirectly to the combined sewer network. The site must be drained on a separate system, with only foul 
drainage connected into the foul sewer. Surface water should discharge to a Sustainable Drainage System as 
stated on the planning application form and the surface water sewer at a rate not exceeding 40l/s.  

Worsley, Boothstown Neighbourhood Manager - No comments received to date  

Boothstown Ellenbrook Ward Cllrs - Ward Councillors have indicated their wish for the application to be 
considered by the Planning and Transportation Regulatory Panel due to the high number of local objections 
which they are aware of. The Ward Councillors have also submitted a detailed letter of objection and have 
objected on the following grounds: -

The development is inconsistent with paragraph 9 of the NPPF which refers to improving the conditions 
in which people live, work, travel and take leisure

Development would encroach into a rural area and would result in continuous development from 
Manchester City Centre through Salford to Wigan and beyond

An assessment against NPPF paragraph 74  has not been undertaken

Consideration of the impact on wildlife should be undertaken

Significant initial investment in infrastructure is required to support the development   

Survey data in the Transport Assessment is over 5 years old and does not take account of local traffic 
data

Development would have an unacceptable impact on the existing highway network. The proposed 
development will increase the amount of outward traffic on Boothshall Way in the AM peak period by 
approximately 20 per cent and would represent a severe impact 

The proposed shuttle bus would not deal with the amount of traffic leaving the area at peak times to 
travel further afield using junction 13 of the M60. Additionally, to fund this shuttle service for only 5 years 
is only short term and is unsustainable in the longer term.

Children will not be able to play safely on the roads surrounding their home as a consequence of an 
increase in traffic from the proposed development

On street parking on Highclove Lane and Godmondhall Drive is often at such a level that it is difficult to 
pass easily with the road only being 5.5 metres in width

There have been significant problems in relation to adoption of the sewer network and pumping station 
which serves the existing estate. These problems need to be addressed before any development is 
considered.

There is no spare capacity at schools and this would mean that children would need to travel to other 
schools in the area regardless of the extra traffic problems this would create. This is not in line with 
Salford Council's policy on sustainable school travel. 

This proposed development is inconsistent with paragraph 72 of the NPPF as key planning issues have 
not been resolved before the application has been submitted

Planning Policy

Development Plan Policy

Saved Policies of the City of Salford Unitary Development Plan 2004 - 2016 
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The Salford Unitary Development Plan (UDP) was adopted on the 21
st

June 2006. The 2004 Planning and 
Compulsory Purchase Act automatically saved the UDP Policies for a period of three years from adoption (i.e. 
until 21 June 2009). The City Council applied to and received the consent of the Secretary of State to save 
many of the UDP policies beyond 21

st
June 2009.

The UDP was adopted on 21 June 2006 and although it has been adopted since 2004, the UDP is not a 
'development plan document' as defined within the 2004 Planning and Compulsory Purchase Act. Annex 1 of 
the NPPF offers guidance as to the weight to be afforded to development plan policies in such cases. NPPF 
paragraph 215 states that, “due weight should be given to relevant policies in existing plans according to their 
degree of consistency with this Framework (the closer the policies in the plan to the polices in the Framework, 
the greater the weight that may be given).”

Relevant polices in the determination of this application are as follows: -

Unitary Development Plan - Policy ST1 (Sustainable Urban Neighbourhoods)
Unitary Development Plan - Policy ST12 Development Density 
Unitary Development Plan - Policy ST14 (Global Environment)
Unitary Development Plan - Policy DES1 (Respecting Context)
Unitary Development Plan - Policy DES2 (Circulation and Movement)
Unitary Development Plan - Policy DES3 (Design of Public Space)
Unitary Development Plan - Policy DES4 (Relationship of Development to Public Space)
Unitary Development Plan - Policy DES7 (Amenity of Users and Neighbours) 
Unitary Development Plan - Policy DES9 (Landscaping)
Unitary Development Plan - Policy DES10 (Design and Crime)
Unitary Development Plan - Policy H1 (Provision of New Housing Development)
Unitary Development Plan - Policy H4 (Affordable Housing)  
Unitary Development Plan - Policy H8 (Open Space Associated with New Housing Development)
Unitary Development Plan - Policy A2 (Cyclists, Pedestrians and the Disabled)
Unitary Development Plan - Policy A8 (Impact of Development on the Highway Network)
Unitary Development Plan - Policy A10 (Provision of Car, Cycle and Motorcycle Parking in New Developments
Unitary Development Plan - Policy EN12 (Important Landscape Features)
Unitary Development Plan - Policy EN13 (Protected Trees) 
Unitary Development Plan - Policy EN17 (Pollution Control)
Unitary Development Plan - Policy EN18 (Protection of Water Resources)
Unitary Development Plan - Policy EN19 (Flood Risk and Surface Water)
Unitary Development Plan - Policy DEV5 (Planning Conditions and Obligations)

Other Material Planning Considerations

National Planning Policy 

National Planning Policy Framework (March 2012)

The National Planning Policy Framework (NPPF) was published by the Department of Communities and Local 
Government (DCLG) on the 27

th
March 2012. The NPPF sets out the Government’s planning policies for 

England and how these are expected to be applied in the determination of planning applications and the 
preparation of development plans. The NPPF sets out the requirements for the planning system to the extent 
that it is relevant, proportionate and necessary to do so. 

The ministerial forward to the NPPF states that “Development that is sustainable should go ahead without delay 
- a presumption in favour of sustainable development that is the basis for every plan and every decision”. There 
are three dimensions to sustainable development, including (paragraph 7):

“an economic role – contributing to building a strong responsive and competitive economy by ensuring 
that sufficient land of the right type is available at the right time and in the right places to support 
growth… …”
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“a social role – supporting strong, vibrant and healthy communities by providing the supply of housing 
required to meet the needs of present and future generations, by creating a high quality built 
environment with accessible local services… …”

“an environmental role – contributing to protecting and enhancing our natural, built and historic 
environment and as part of this helping to improve bio-diversity… …”

To achieve sustainable development, economic, social and environmental gains should be sought jointly.

Paragraph 12 of the NPPF states that, “This National Planning Policy Framework does not change the statutory 
status of the development plan as the starting point for decision making. Proposed development that accords 
with an up to date Local Plan should be approved, and proposed development that conflicts should be refused 
unless other material considerations indicate otherwise.”

Paragraph 14 of the NPPF states, “At the heart of the National Planning Policy Framework is a presumption is 
favour of sustainable development, which should be seen as a golden thread running through both plan-making 
and decision-taking.”

Specific to decision-taking, the NPPF states that this means:

Approving development proposals that accord with the development plan without delay; and

Where the development plan is absent, silent or relevant policies are out-of-date, grating permission 
unless:

3. any adverse impacts of doing so would significantly and demonstrably outweigh the 
benefits, when assessed against the policies in this Framework taken as a whole; or

4. specific policies in the Framework indicate development should be restricted.

Technical Guidance to the National Planning Policy Framework (March 2012)

The document provides additional guidance to local planning authorities on development in areas at risk of 
flooding. Guidance is provided within the document on the application of both the sequential and exception 
tests. 

Local Planning Policy

Supplementary Planning Document - Greenspace Strategy
Supplementary Planning Document - Nature Conservation and Biodiversity
Supplementary Planning Document - Design and Crime
Supplementary Planning Document - Trees and Development
Supplementary Planning Document - Planning Obligations
Supplementary Planning Document - Sustainable Design and Construction
Supplementary Planning Document – Design
Supplementary Planning Document – Education Contributions
Planning Guidance - Housing

Other relevant guidance, plans and strategies 

Salford West Strategic Regeneration Framework and Action Plan 2008 – 2028 (January 2008)
Prosperity for all: The Greater Manchester Strategy (August 2009)
Planning for Growth Ministerial Statement 23rd March 2011 

It is not considered that there are any local finance considerations that are material to the application
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Appraisal 

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

1. Principle of development 
i) Strategic location
ii) Greenfield land
iii) Proposed uses - Residential

a.) Identifying the objectively assessed housing need
b.) Housing land supply assessment
c.) Qualitative need
d.) Housing mix, type and density 
e.) Affordable housing  

2. Impact on the highway network; transport infrastructure and public rights of way
i) Sustainable location
ii) Proposed access arrangements 
iii) Impacts on highway network
iv) Public Rights of Way 

3. Design and layout 
4. Crime and Design 
5. Amenity 
6. Education 
7. Pollution 

i.) Air Quality 
ii.) Noise 
iii.) Contaminated Land

8. Ecology, Nature Conservation and Trees 
9. Flood risk, drainage and utilities 
10. Sustainability credentials 
11. Planning Obligations 
12. Other issues 

1. Principle of development 

i) Strategic location

UDP Chapter 3 identifies a Spatial Framework for the City and recognises that the opportunities and the need 
for development, regeneration and environmental protection vary in their scale and nature across the city.  The 
site is located within Salford West where, “during the plan period, the emphasis for development will be on 
continuing to develop Salford West as a series of attractive and thriving neighbourhoods.”

The site is located on the edge of the built up area of Boothstown and is not allocated by, or subject to, a 
protective designation in the UDP. The site itself comprises an area of open undeveloped grassland. Details of 
agricultural land quality were requested but were not forthcoming from the applicant. The applicant has 
indicated that the site has never been actively farmed for any other purpose than for informal grazing. It is noted 
that local residents have raised concerns regarding on site flooding and as such, it is highly unlikely that a site 
which experiences such circumstances could constitute Best and Most Versatile (BMW) agricultural land. 
Notwithstanding this, even if the whole of the site was classified as BMV agricultural land, the loss would be 
limited in terms of its size and would have a very limited impact upon the overall national supply of BMV 
agricultural land. When considered in the context of NPPF paragraph 112, the benefits of the scheme, in terms 
of the need for housing need to be weighed against the limited loss of agricultural land.

ii) Greenfield land

UDP Policy ST11 (Location of New Development) sought to ensure that new development is located on the 
most sustainable sites within the city and that less sustainable sites are only brought forward where necessary. 
In essence the policy identified a sequential approach of development. The policy was not however saved 
beyond 21

st
June 2009 because it was not fully in conformity with RSS Policy DP4 (Making Best Use of Existing 

Resources and Infrastructure) and it was considered that this policy covered the issue adequately. However, 
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following revocation of RSS, the development plan makes no reference to a sequential approach to use of land, 
nor does it identify a target for the use of brownfield land. 

NPPF paragraph 17 identifies twelve core land use planning principles, of which bullet point 8) states that 
planning should “encourage the effective use of land by reusing land that has been previously developed 
(brownfield land), provided that it is not of high environmental value.” Although NPPF does encourage the use of 
brownfield land, it does not identify a sequential approach to development which prioritizes the use of previously 
developed land over greenfield sites. 

Clarification on this matter was provided by the Secretary of State, following receipt of the decision on the 
Burgess Farm application (Appeal Reference APP/U4230/A/11/2157433) on the 16

th
July 2012. He concludes in 

paragraph 14 of his decision letter that, “The Secretary of State agreed that the sequential approach to location 
of housing development is not reflected in the framework.” He then went on further to state in paragraph 17 that,
“National planning policy in the Framework encourages the use of previously developed land, but does not 
promote a sequential approach to land use.” 

While NPPF states that the effective use of land should be encouraged by re-using land that has been 
previously developed; the NPPF 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 
greenfield land. There is no objection to the general principle of developing this greenfield site for residential 
purposes and as such is considered acceptable. 

iii) Proposed uses - Residential

NPPF Chapter 6 (Delivering a wide choice of high quality homes) paragraph 47 identifies a clear policy objective 
to, “boost significantly the supply of housing”. Paragraph 17 states further that the planning system should 
“proactively drive and support sustainable economic development to deliver new homes….that the country 
needs. Every effort should be made objectively to identify and then meet the housing…needs of an area.” NPPF 
indicates that this will be achieved first and foremost, by local planning authorities, “using their evidence base to 
ensure that their local plan meets the full, objectively assessed needs of market and affordable housing in the 
housing market area,…including identifying key sites which are critical to the delivery of the housing strategy 
over the plan period.”

a) Identifying the objectively assessed housing need

Policy L4 (regional housing provision) of the Regional Spatial Strategy (RSS) identified an average annual 
housing requirement for Salford of 1,600 dwellings net of clearance replacement. Policy ST2 of the UDP 
identified an annual average rate of housing provision of 530 net additional dwellings up to 2016, but this policy 
was not saved beyond 21 June 2009 due to its inconsistency with the RSS. Given the RSS was revoked on 20

th

May 2013; there is no specific housing requirement for Salford contained within any part of the city’s 
development plan. 

The focus of the NPPF is on meeting objectively assessed needs that have been identified through the plan 
making process (paragraph 47, bullet point 1). Although work is ongoing in relation to the production of the city’s 
Local Plan, it is at an early stage.

Consideration has been given as to what is an appropriate requirement for the purposes of calculating whether 
there is currently a 5 year supply of land for housing. One option would be to use the net housing requirement of 
1,300 dwellings per annum identified in Salford’s Publication Core Strategy. However, there was considerable 
objection to this, with some residents arguing that it should be lower than proposed and some landowners and 
developers suggesting it should be higher. In relation to the proposed requirement of 1,300 dwellings per annum 
the initial findings of the Core Strategy Inspector were set out in a letter to the city council as follows: -

“The evidence presented to me supports an annual housing requirement of at least 1,600 dwellings instead of 
the current proposed annual provision of at least 1,300 dwellings. In addition to reflecting an objective 
assessment of need in accordance with the Framework requirement, this would be likely to bring forward more 
affordable and aspirational homes to which reference has been made at the Hearings, a considerable benefit” 
(paragraph 3).
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Having given careful consideration to the issues raised by the inspector concerning the proposed housing 
requirement (and other issues he had raised), the Core Strategy was withdrawn on 21 November 2012 at a 
meeting of full Council. As such, the annual 1,300 net additional dwelling requirement has no status in planning
policy terms. Given that the Core Strategy has been withdrawn, and that the Core Strategy Inspector heard the 
evidence of the city council and others in coming to a conclusion on the most appropriate housing requirement
(notwithstanding the fact that they were his initial findings), the 1,300 figure carries very limited weight as a 
material consideration.

Other evidence that could potentially be used to estimate objectively assessed need is household forecasts. 
The latest sub-national household projections were published by the Department for Communities and Local 
Government in April 2013. For the period 2011 to 2021, these projections estimate household growth in Salford 
to equate to an average of 1,356 households per annum (a total of 13,536). If they were to be used as the basis 
for calculating the city’s housing requirement, then it would be appropriate to look at this ten year period as a 
whole, taking into account the net increase in dwellings since 2011, rather than simply working from 2013. On 
this basis, given the relatively low net completions over the period 1 April 2011 to 31 March 2013 (697 
dwellings), this would result in a net requirement for 2013 to 2021 of around 1,600 dwellings per annum.

The 2012 Greater Manchester Forecasting Model (GMFM) provides longer-term household forecasts. For the 
period 2012 to 2032, it forecasts an average increase of 1,046 households per annum, with higher growth in the 
early years (around 1,300 per annum) and then the rate of growth gradually declining over time. There was 
considerable debate over the use of the GMFM during the Core Strategy examination, and in light of this it 
would seem inappropriate to seek to use its household forecasts as the basis for any interim housing 
requirement. The Core Strategy Inspector has already effectively concluded that using the GMFM forecasts in 
isolation could provide insufficient dwellings to meet Salford’s needs, particularly having regard to the scale of 
economic development being proposed in the city. Furthermore, it would not address the issue of ensuring that 
housing needs across Greater Manchester as a whole were being met.

Although the RSS has been revoked there have been a number of recent appeal decisions where it has been 
concluded by planning inspector’s that the RSS housing requirements should at the current time continue to 
apply. For example, the decision of a planning inspector in July 2013, relating to an appeal against a decision of 
South Northamptonshire to refuse planning permission for 220 dwellings, considered that “Notwithstanding its 
diminished status, the former RSS housing target is the most up-to-date and objectively based figure which has 
been subject to examination” (Appeal Reference: APP/Z2830/A/12/2183859, paragraph 167). The inspector at 
another appeal held against the refusal of planning permission by Warrington Borough Council for up to 150 
dwellings, similarly concluded in July 2013 that “The RSS has been revoked, but is nevertheless represents the 
last independently examined set of housing figures….” (Appeal Reference APP/M0655/A/13/2192076,
paragraph 35).      

Given the Core Strategy Inspector’s reference to an annual housing requirement for Salford of at least 1,600 
dwellings reflecting an objective assessment of need, and the lack of any more recent agreement at the Greater 
Manchester level regarding the appropriate scale and distribution of new housing than that contained in the 
RSS, at the current time the RSS figure is considered to be the most appropriate basis on which to determine 
the housing requirement. The appropriateness of this will be kept under review, having regard to the publication 
of new evidence and discussions at the Greater Manchester level. 

b) Housing land supply assessment

NPPF paragraph 47, bullet point 2, requires local planning authorities to identify and update annually a supply of 
specific deliverable sites sufficient to provide five years worth of housing against their housing requirements, 
with an additional 5% to 20% buffer depending on past performance of delivery; and identify a supply of specific, 
developable sites to broad locations for growth, for years 6-10, and where possible, for years 11-15. 

The NPPF is clear that for sites to be within the five year supply, local planning authorities must identify ‘specific’ 
‘deliverable’ sites that are available ‘now’. The footnote to Paragraph 47 clarifies that, “To be considered 
deliverable, sites should be available now, offer a suitable location for development now, and be achievable with 
a realistic prospect that housing will be delivered on the site within five years and in particular that development 
of the site is viable. Sites with planning permission should be considered deliverable until permission expires, 
unless there is clear evidence that schemes will not be implemented within five years, for example they will not 
be viable, there is no longer a demand for the type of units or sites have long term phasing plans.”
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Paragraph 159 of NPPF requires local planning authorities to prepare a Strategic Housing Land Availability 
Assessment (SHLAA) “to establish realistic assumptions about the availability, suitability and the likely economic 
viability of land to meet the identified need for housing over the plan period”. The NPPF sees the SHLAA as an 
important part of the Local Plan evidence base; however in practice the SHLAA is also important as it sets out 
what the supply of housing will be over the next five years. 

The City Council’s SHLAA (published August 2013) covers the period from 1
st

April 2013 to 31
st

March 2032 and 
represents the most up to date evidence of the council’s five year housing land position for the period 1

st
April 

2013 to 31
st

March 2018. The SHLAA has been produced in line with DCLG practice guidance and the NPPF.
The SHLAA estimates that between 1

st
April 2013 and the 31

st
March 2018 there is a likely deliverable supply of 

6,775 net additional dwellings.  

Although there were 12,843 dwellings with extant planning permission across the city as at 31 March 2013, the 
NPPF is very clear that for sites to be part of the five year supply they have to be deliverable in practice. Within 
the supply of extant planning permissions some sites will be phased over a long period due to the number of 
dwellings in that permission, or it is known that the site will come forward with fewer dwellings than currently
consented. Of the 12,843 dwellings with extant planning permission almost half of these have been granted by 
the following four permissions which will be subject to long phasing / a revised scheme:

MediaCityUK phases 1 to 3: 1,871 dwellings (planning permission 06/53168/OUT, SHLAA site 
S/ORD/012)

Middlewood Locks: 1,758 dwellings (planning permission 06/52762/OUT, SHLAA site S/ORD/010)     

Creating a New Pendleton Together: 1,508 dwellings (planning permission 12/61953/HYBRID, SHLAA 
sites S/LAN/056 and S/LAN/057)

Michigan Avenue, Salford Quays: 1,036 dwellings (planning permission 10/58887/FUL, SHLAAA site  
S/ORD/090) 

As well as assessing all sites with extant planning permission for their deliverability over the next five years, 
some sites without extant planning permission as at 31 March 2013 have been included in the five year supply. 
These sites are generally those where there is an undetermined planning application for housing and the 
general principle of housing is likely to be acceptable, or where it has been indicated to the city council by the 
landowner / developer that dwellings will be delivered on a specific site within the next five years. A 
comprehensive and realistic approach has therefore been taken in identifying potential sites. 

In determining whether a site is deliverable, ongoing consultation with stakeholders over the last five years (i.e. 
since the City Council published its first SHLAA) has informed the latest SHLAA. The SHLAA has also been 
informed by market intelligence / knowledge of particular sites, and discussions with developers / agents and 
development management case officers from Urban Vision. Internal discussions have also taken place with, 
amongst others, Children’s Services relating to the potential availability of current and former schools for new 
housing in the future, the development team in the Chief Executive Directorate, and the Creating a New 
Pendleton Together team. Account has also been taken of discussions and evidence presented at the Core 
Strategy examination in relation to matters of housing supply.

It is considered that for the time being the RSS figure of 1,600 net additional dwellings per annum should be 

used for the purposes of calculating whether there is a five year supply. As noted above paragraph 47 (bullet 
point 2) of the NPPF requires a buffer of either 5% or 20% to be added to the five year requirement. A buffer of 
5% is considered by the NPPF as being appropriate to ensure choice and competition in the market for land, 
although a 20% buffer should be applied in circumstances where there has been a consistent under delivery of 
housing. 

The Core Strategy Inspector in his letter of 26 September 2012 (paragraph 6) considered that there has been 
an “often substantial shortfall” against an annual requirement of 1,600 net completions. He considered that 
reasons for this may include a shortage of sites attractive to prospective developers and the shortage of 
mortgage finance. Nevertheless, he concluded that “… this appears to me to constitute a persistent under-
delivery of housing and this calls for the buffer of 20% to which the aforementioned paragraph 47 refers.”

The level of housing completions position has not improved significantly in the time period following that 
considered by the inspector (which was up to the end of March 2011). Between 1 April 2011 and 31 March 2013 
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there were 697 net additions. Should a requirement of 1,600 per annum apply to this two year period then there 
would be a shortfall of 2,503 net additional dwellings. Given the inspector’s conclusion, and that there is a 
shortfall of 7,290 dwellings in the longer term period between 1 April 2003 and 31 March 2013, there has been a 
persistent under delivery of housing when measured against the RSS figure. Given this, a 20% buffer (i.e. an 
additional 1,600 net additions) needs to be added to the five year housing land requirement. 

The total five year land requirement for Salford for the period 1 April 2013 to 31 March 2018 is therefore 9,600 
dwellings (i.e. 5 x RSS figure of 1,600 dwellings per annum equals 8,000 + 20% = 9,600). This equates to 1,920 
dwellings per annum over the five years.     

Taking into account a requirement of 9,600 and an identified supply of deliverable dwellings of 6,775 in the 
SHLAA, there is a shortfall of 2,825 in the supply of specific deliverable sites between 1 April 2013 and 31 
March 2018. This represents a current land supply position of 3.53 years, which is calculated by dividing the 
supply of 6,775 deliverable dwellings by the annual average requirement of 1,920 dwellings.

Based upon the above SHLAA data, there is a severe shortfall in the provision of specific deliverable housing 
sites in Salford over the five year period 1

st
April 2013 to 31

st
March 2032. In a recent called-in appeal in the 

Cotswolds (Appeal Ref: APP/F1610/A/11/2165778) the Secretary of State endorsed the approach of the 
Planning Inspector, stating that, “the Council has a serious shortfall in its supply of housing land, and I consider 
that to be a material consideration that weighs heavily in favour of allowing the proposed development to go 
ahead.” The Secretary of State considered that a 3.53 year supply represented a “severe” shortfall of housing 
land supply, when assessed against the relevant requirement. 

The absence of a continuing supply of housing land has significant consequences in terms of the council’s 
ability to contribute towards the government’s aim of “boost(ing) significantly the supply of housing.” Significant 
weight should therefore be afforded to the schemes contribution to addressing the identified housing shortfall 
and meeting the Government's objective of securing a better balance between housing demand and supply, in 
the determination of this planning application. 

Paragraph 49 of the NPPF requires that housing applications should be considered in the context of the 
presumption in favour of sustainable development. As the city council is unable to identify a five year supply of 
deliverable housing sites, NPPF paragraph 49 states that, “relevant policies for the supply of housing should not 
be considered up-to-date if the Local Planning Authority cannot demonstrate a five year supply of deliverable 
housing sites.” Where relevant policies are out of date NPPF paragraph 14 requires that where there are no 
material consideration to indicate otherwise, planning permission should be granted unless there are any 
adverse impacts that would significantly and demonstrably outweigh the benefits, or specific policies in the 
Framework that indicated that development should be restricted that would prevent permission being granted. 
This matter is addressed within the Planning balance and conclusions section of this report.

c) Qualitative need

The site is located within Salford West. The City Council has developed a regeneration framework to drive 
activity and investment within Salford West over the next 20 years. This document, known as the Salford West 
Strategic Regeneration Framework (2008 – 2028) (SWRF) indicates that there is a lack of high quality homes 
that will attract and retain the higher income earners required to deliver the growth objectives of the region.
Paragraph 2.12 of the SWRF states that, “there is a clear role for Salford West to provide an increasing supply 
of the quality residential developments needed to retain and attract a skilled and aspirational workforce. This 
includes providing high quality aspirational housing that attracts and retains higher income earners and 
families.”

Paragraph 2.73 of the SWRF elaborates upon the role of Salford West stating, “Ensuring a critical mass of new 
housing is important in challenging perceptions and creating a new housing market. This will include new family, 
professional and affordable housing that combine location advantages with high quality of design and high 
standards of sustainability. The challenge for housing is to create a housing stock that attracts and retains 
higher earning households. To do this, dialogue between Salford City Council, landowners and developers must 
be established, which can collaboratively and proactively identify opportunities for high quality solutions in areas 
of particular need.”

Salford’s Strategic Housing Market Assessment (SHMA) (February 2012) gives consideration to the potential 
future supply of higher value homes in the city, and finds at paragraph 5.113 that the availability of higher cost 
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housing outside of the Regional Centre is relatively limited, and concludes at paragraph 5.114 that: “It may 
therefore be appropriate to give consideration to whether there is the potential to increase the supply of housing 
land in the mid and/or mid/high [sales value] areas, in order to support the Greater Manchester priority of 
increasing the supply of higher value housing within the conurbation”.

The key housing objective identified in the Greater Manchester Strategy is “creating quality places to meet the 
needs of a competitive city region.” It explains on page 47 that, “Within the city region, there is need to focus on 
improving the match between the housing ‘offer’ and the aspirations of existing and potential new households 
and ensuring our housing policy is linked to improving life chances in deprived communities, attracting and 
retaining the best talent and moving towards a low-carbon economy”. Page 48 of the Strategy makes a strong 
link between the provision of housing for skilled workers and the sub-regions economic prospects, stating that,
“the city region has to be known as a place that offers high quality housing in places where people at all levels 
of the market, including the highly skilled and talented, will choose, and can afford, to live and invest.”

Although the SWRF and the Greater Manchester Strategy do not form part of the statutory development plan,
they are important material considerations in the determination of this planning application and provide a clear 
indication that Salford West has a clear role in increasing the supply of quality residential developments needed 
to retain and attract a skilled and aspirational workforce.

The development of the application site could provide higher value housing and could help to diversify the type 
of housing that is available within the city, and Greater Manchester. The development could, in principle, help to 
meet the key housing objective of the Greater Manchester Strategy and could be in accordance with the Salford 
West Regeneration Framework and UDP Policy H1 (in terms of providing a balanced mix of dwellings). 

d) Housing mix, type and density 

The development proposes up to a maximum of 100 dwellings on site, which may comprise a mix of detached, 
semi detached, terraced properties and apartments. Three indicative layouts have been submitted to 
demonstrate how the site could be delivered should outline planning consent be granted. Members should be 
aware that the indicative layout is not fixed at this stage, and the final scheme to be delivered could be for fewer 
dwellings than the maximum number of units proposed. The housing mix, type and density will be influenced by
the council's relevant development plan policies (UDP policy H1) and housing planning guidance policies 
(HOU1 and HOU2) and the housing market at the time of delivery. The table below provides an overview of the 
three indicative schemes to allow Members to gain an understanding of how the site could be delivered, should 
outline planning consent be granted. 

Indicative scheme Mix Density (dwellings per hectare)

Alternative 1 (61 dwellings) 41 detached dwellings
10 semi-detached dwellings

10 linked dwellings

37

Alternative 2 (80 dwellings) 20 detached dwellings
34 semi-detached dwellings

26 linked dwellings

49

Alternative 3 (100 dwellings) 14 detached dwellings
38 semi-detached dwellings

19 linked dwellings
29 apartments

61                                                                                                                             

The indicative layouts are for illustrative purposes only, and as such the design solution which is developed for 
submission as part of a future reserved matters application may well comprise a significantly different mix, type 
and density of dwellings on site to that outlined at this stage. Although no firm conclusions can be reached at 
this outline stage regarding the mix, size and density of dwellings, the applicant has demonstrated that a mix of 
units could be accommodated on site. It is noted that the indicative layout outlined by Alternative 3 comprises 
the delivery of 29 apartments (29% of the overall total). Paragraph 4.6 of the Housing Planning Guidance SPD 
indicates that in order to protect the suburban character of Salford West this would typically mean “at least 80-
90% of dwellings on individual sites being in the form of houses rather than apartments.” In light of this, it is 
considered that an innovative design solution would be required for a scheme which delivers the maximum 
number of dwellings on site and achieves the design aspirations and housing needs of the City Council. It is 


