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Proposal: Erection of an electricity substation 

Address: Glendene, 150 Greenbrow Road, Manchester, M23 2RE 

Ward(s): Baguley Ward 
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Case officer: David Lawless 
Tel: 0161 234 4543 
Email: david.lawless@manchester.gov.uk 

Recommendation:   Approve     

Date of recommendation: 7 June 2022 

 

 
  



Application details 
 
Type of application: Full Application Consent 
 
Development type: Minor Other 
 
Standard consultations: 
Printed: 4 May 2022  Expired: 25 May 2022 
 
Neighbour notifications 
Printed: 4 May 2022  Expired: 25 May 2022 
 
Site notice 
No site notice has been produced  
 
Press advert 
No press advert had been published  
 
Departure from Development Plan:  No 
 
Environmental Statement:  Not required  
 
Description of site/building/area 
 
The application site consists of a car parking area to the east of a three storey apartment block 
(nos.1 to 15 Caithness Close), to the east of which is a cleared site, permission for which has 
been granted to erect 56 dwellings (129195/FO/2021). 
 
This site is within the boundaries of planning permission 129195/FO/2021 but it does not impact 
upon the layout of that scheme as it is to be amended to accommodate the substation 
(133477/JO/2022), this can be seen below: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Listed building:    no  
Conservation area:   no 
Tree Preservation Order:  no  
 
Description of development 
 
Erection of a sub-station, in connection with the redevelopment of the adjoining site for residential 
purposes.  
 
Consultations & Notification Responses 
 
Local Residents – no comments received. 
 
Highway Services – no objections. 
 
Environmental Health – suggests the imposition of an acoustic insulation condition. 
 
Cadent Gas Ltd – no objections, suggests an informative. 
 
Policies 
 
The National Planning Policy Framework July 2021 (NPPF) – The National Planning Policy 
Framework sets out the Government’s planning policies for England and how these should be 
applied. It provides a framework within which locally prepared plans for housing and other 
development can be produced. Planning law requires that applications for planning permission 
be determined in accordance with the development plan, i.e. the Core Strategy Development Plan 
Document and accompanying policies, unless material considerations indicate otherwise. The 
National Planning Policy Framework is a material consideration in planning decisions.  
 
Paragraph 11 states that plans and decisions should apply a presumption in favour of sustainable 
development, which for decision-taking means:  
 

• approving development proposals that accord with an up-to-date development plan 
without delay; or  

• where there are no relevant development plan policies, or the policies which are most 
important for determining the application are out-of-date, granting permission unless:  

i. the application of policies in this Framework that protect areas or assets of 
particular importance provides a clear reason for refusing the development 
proposed; or  

ii. 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. 

 
Core Strategy Development Plan Document – The Core Strategy Development Plan Document 
2012 -2027 ("the Core Strategy") was adopted by the City Council on 11th July 2012. It is the key 
document in Manchester's Local Development Framework. The Core Strategy replaces 
significant elements of the Unitary Development Plan (UDP) as the document that sets out the 
long-term strategic planning policies for Manchester's future development.  
 
A number of UDP policies have been saved until replaced by further development plan documents 
to accompany the Core Strategy. Planning applications in Manchester must be decided in 
accordance with the Core Strategy, saved UDP policies and other Local Development 
Documents. Relevant policies in the Core Strategy are detailed below: 
 



Policy SP1, Spatial Principles – Development in all parts of the City should make a positive 
contribution to neighbourhoods of choice including creating well designed places that enhance or 
create character and protect and enhance the built and natural environment. 
 
Policy DM1, Development Management – This policy states that all development should have 
regard to a number of issues, in this instance the most relevant are considered as follows:- 
 

• Appropriate siting, layout, scale, form, massing, materials and detail. 

• Impact on the surrounding areas in terms of the design, scale and appearance of the 
proposed development. Development should have regard to the character of the 
surrounding area. 

• Effects on amenity, including privacy, light, noise, vibration, air quality, odours, litter, 
vermin, birds, road safety and traffic generation. This could also include proposals which 
would be sensitive to existing environmental conditions, such as noise. 

 
Saved UDP Policy DC26, “Development and Noise” – Policy DC26.1 states that the Council 
intends to use the development control process to reduce the impact of noise on people living 
and working in, or visiting, the City. In giving effect to this intention, the Council will consider both: 
 

a) the effect of new development proposals which are likely to be generators of noise; and 
b) the implications of new development being exposed to existing noise sources which are 

effectively outside planning control. 
 
Policy DC26.2 states that new noise-sensitive developments (including large-scale changes of 
use of existing land or buildings), such as housing, schools, hospitals or similar activities, will be 
permitted subject to their not being in locations which would expose them to high noise levels 
from existing uses or operations, unless the effects of the noise can realistically be reduced. In 
giving effect to this policy, the Council will take account both of noise exposure at the time of 
receiving a planning application and of any increase that may reasonably be expected in the 
foreseeable future. 
 
Issues 
 
Principle of the Proposal – The principle of the development is considered acceptable. 
Notwithstanding this, the potential impact upon existing levels of residential and visual amenity 
must be assessed. 
 
Design – The substation building is to be constructed from GRP and topped by a pitched roof. 
Double doors would face onto the highway and it would be dipped or painted a shade of British 
Racing Green. Given the nature of the building and its use the design of the structure is 
considered acceptable. 
 
Siting – The siting of the sub-station is considered acceptable and it would not cause an 
obstruction of the highway. 
 
Residential Amenity – It is not considered that the proposal would have a detrimental impact 
upon existing levels of residential amenity. Notwithstanding this, the comments of Environmental 
Health are acknowledged and an acoustic insulation condition would be attached to any approval 
granted. 
 
Visual Amenity – Given the design and siting of the proposal, it is not considered that the 
development would have a detrimental impact upon existing levels of visual amenity. 
 



Pedestrian and Highway Safety – The proposal would not have a detrimental impact upon the 
existing levels of pedestrian and highway safety enjoyed within the vicinity of the site. 
 
Human Rights Act 1998 considerations 
 
This application needs to be considered against the provisions of the Human Rights Act 1998. 
Under Article 6, the applicants (and those third parties, including local residents, who have made 
representations) have a right to a fair hearing and to this end the local planning authority must 
give full consideration to their comments. 
 
Protocol 1 Article 1, and Article 8 where appropriate, confer(s) a right of respect for a person’s 
home, other land and business assets. In taking account of all material considerations, including 
Council policy as set out in the Core Strategy and saved polices of the Unitary Development Plan, 
the Director of Planning, Building Control & Licensing has concluded that some rights conferred 
by these articles on the applicant(s)/objector(s)/resident(s) and other occupiers and owners of 
nearby land that might be affected may be interfered with but that that interference is in 
accordance with the law and justified by being in the public interest and on the basis of the 
planning merits of the development proposal. She believes that any restriction on these rights 
posed by the recommendation given is proportionate to the wider benefits of and that such a 
decision falls within the margin of discretion afforded to the Council under the Town and Country 
Planning Acts. 
 
Recommendation: Approve   
 
Article 35 Declaration 
 
Officers have worked with the applicant in a positive and proactive manner to resolve any 
problems arising in relation to the planning application. 
 
Condition(s) to be attached to decision for approval OR Reasons for recommendation to 
refuse 
 
1) The development must be begun not later than the expiration of three years beginning with the 
date of this permission.  
  
Reason - Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 
1990. 
 
2) The development hereby approved shall be carried out in accordance with the following 
drawings stamped as received on 13 April 2022: 
 

a) GS-BTP-00-LP-DR-A-3375_150 
b) GS-BTP-00-XSP-DR-A-3375_151 
c) GS-BTP-00-ZZ-DR-A-3375_152 

 
Reason - To ensure that the development is carried out in accordance with the approved plans. 
Pursuant to policies SP1 and DM1 of the Manchester Core Strategy. 
 
3) The development hereby approved shall be implemented using the materials detailed on 
drawing no. GS-BTP-00-ZZ-DR-A-3375_152, stamped as received on 13 April 2022.  
 
Reason - To ensure that the appearance of the development is acceptable to the City Council as 
local planning authority in the interests of the visual amenity of the area within which the site is 
located, as specified in policies SP1 and DM1 of the Manchester Core Strategy. 



 
4) a) Externally mounted ancillary plant, equipment and servicing shall be selected and/or 
acoustically treated in accordance with a scheme designed so as to achieve a rating level of 5dB 
(LAeq) below the typical background (LA90) level at the nearest noise sensitive location. Prior to 
commencement of above ground works the scheme shall be submitted to and approved in writing 
by the City Council as local planning authority in order to secure a reduction in the level of noise 
emanating from the site. The scheme shall be implemented in full before the use of the 
development commences or as otherwise agreed in writing by the City Council as local planning 
authority. 
 
b)  Prior to the operation of the scheme a verification report shall be submitted to and approved 
in writing by the City Council as local planning authority to validate that the work undertaken 
throughout the development conforms to the recommendations and requirements in the approved 
acoustic report. The report shall also undertake post completion testing to confirm that the noise 
criteria have been met. Any instances of non-conformity with the recommendations in the report 
shall be detailed along with any measures required to ensure compliance with the agreed noise 
criteria. 
 
Reason - To minimise the impact of the development and to prevent a general increase in pre-
existing background noise levels around the site, pursuant to Policy DM1 of the Manchester Core 
Strategy and saved UDP Policy DC26. 
 
Informatives 
 
1) Cadent Informative - Cadent Gas Ltd own and operate the gas infrastructure within the area of 
your development. There may be a legal interest (easements and other rights) in the land that 
restrict activity in proximity to Cadent assets in private land. The applicant must ensure that the 
proposed works do not infringe on legal rights of access and or restrictive covenants that exist. 
 
If buildings or structures are proposed directly above the apparatus the development may only 
take place following diversion of the apparatus. The applicant should apply online to have 
apparatus diverted in advance of any works, by visiting cadentgas.com/diversions 
 
Prior to carrying out works, including the construction of access points, please register on 
www.linesearchbeforeudig.co.uk to submit details of the planned works for review, ensuring 
requirements are adhered to. 
 
Appendix 1 – List of consultees & neighbours notified 
 
Highway Services 
Environmental Health 
Electricity Northwest 
Cadent Gas Ltd 
13 Caithness Close, Manchester, M23 2AU 
33 Wastdale Road, Manchester, M23 2RY 
12 Wastdale Road, Manchester, M23 2RF 
12 Caithness Close, Manchester, M23 2AU 
6 Caithness Close, Manchester, M23 2AU 
15 Caithness Close, Manchester, M23 2AU 
35 Wastdale Road, Manchester, M23 2RY 
8 Wastdale Road, Manchester, M23 2RF 
10 Wastdale Road, Manchester, M23 2RF 
14 Caithness Close, Manchester, M23 2AU 
10 Caithness Close, Manchester, M23 2AU 



8 Caithness Close, Manchester, M23 2AU 
4 Caithness Close, Manchester, M23 2AU 
2 Caithness Close, Manchester, M23 2AU 
11 Caithness Close, Manchester, M23 2AU 
9 Caithness Close, Manchester, M23 2AU 
7 Caithness Close, Manchester, M23 2AU 
5 Caithness Close, Manchester, M23 2AU 
3 Caithness Close, Manchester, M23 2AU 
1 Caithness Close, Manchester, M23 2AU 
 
Appendix 2 – Planning constraints 
 
Article 4 Direction - Removal Of PD Rights Change Of Use From Class C3 To Class C4 
Aircraft Safeguarding Zone - Aircraft Safeguarding Zone - All Exceeding 45M 
Area Team Boundary - Name: SOUTH 
 
 


