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

Description of Site and Surrounding Area 

The application site relates to a vacant grassed area historically used in association with the operations of the 
Manchester Ship Canal and measuring over 5.34 hectares to the east of Cadishead. The site lies adjacent to 
Northbank Industrial Estate and is delineated by commercial enterprises on three sides. The site is therefore 
classified to be located within an established employment area. 

APPLICATION No: 18/72017/FUL
APPLICANT: Commercial Development Projects Limited (CDP Ltd)
LOCATION: Land Off Omega Drive, Northbank Industrial Estate, Irlam
PROPOSAL: Erection of three industrial and warehousing units, use class 

B1(c), B2, B8.
WARD: Cadishead



The site is immediately bound by Darby Road to the northern aspect, the Manchester Ship Canal to the east, 
the industrial processes plant of Univar Solvents to the south and the Omega Phase development to the west. 
The Omega Phase development constitutes two contemporary industrial units occupied by Omega Engineering 
Limited and Omnicell Ltd which are accessed from Omega Drive and set back from the main arterial road (A57 
Cadishead Way). The buildings are between two and three storeys in height and faced with an arrangement of 
grey, blue and silver metal cladding and full height panelled windows under a main curved roof system with 
separate car parking provision demarcated by landscaped, privately maintained, grounds. 

The surrounding area is characterised by its established industrial setting with large warehousing units and 
associated structures served by extensive hardstanding and car parking facilities. It is however important to 
recognise the landscaping attributed to each unit, particularly those within close proximity of the application site, 
which are largely screened by soft landscaping and separated by managed grassed areas. 

Description of Proposal 

The proposal seeks the construction of three industrial buildings in B1(c), B2 and B8 use with associated 
service yards, car parking facilities and landscaping works. 

Unit 1 

Unit 1 is located to the north-eastern portion of the site, bounded and accessed by Darby Road to the north, the 
Manchester Ship Canal to the east and Omega Engineering Limited to the west. The industrial unit measures 
11,705sqm with a connecting two storey office block projecting from the southern elevation providing 929sqm of 
ancillary workplace accommodation. 

The unit includes a car park with 268 spaces including eight disabled spaces accessed off Omega Drive (which 
the applicant has a right of access over) and a service yard with 35 trailer bay spaces and access to 20 docking 
doors and 4 surface level doors in the southern elevation of the unit accessed from Darby Road. The proposal 
benefits from cycle parking providing 28 cycles and a minimum of 2 motorcycles.



Unit 2

Unit 2 is positioned on the corner of Cadishead Way and Steuber Drive, to the southern portion of the 
application site. The building measures 3716sqm with an integral two storey office space providing 371sqm of 
ancillary workplace accommodation.

The unit is served by two car parking areas, one opposite the main entrance and providing 17 spaces with 4 
disabled bays and cycle shelter for 9 cycles and a minimum of 2 motorcycles. The other parking area lies within 
the service yard and affords 26 spaces. The service yard provides access to the main building through the 
incorporation of 4 docking doors with 2 surface level doors on the eastern elevation. Both areas of hardstanding 
maintain principal access onto Steuber Drive which is shared with Unit 3. 

Unit 3

Unit 3 is comparably smaller than the other proposed industrial units providing 870sqm of industrial floor space 
with ancillary open plan office facilities measuring 130sqm. The building is positioned on the south-eastern 
portion of the application site, opposite the Manchester Ship Canal and the adjoining Univar Solvents site. 

The premises will be served by 15 car parking spaces (incorporating 2 disabled bays) and a cycle shelter 
arranged across a centralised service yard with single docking door to the building. 

Building Materials

The buildings are to be constructed in a corresponding utilitarian design, faced with alternating horizontal 
Euroclad half-round Grey Aluminium cladding (RAL 9006 and 9007) with soffits lined in Kingspan KS1000MR 
Micro-rib composite panels in colour Alaska Grey. The corner elements will be defined by vertical Kingspan 
KS1000MR micro-rib composite panels cut into various lengths and colours ranging between Metallic Silver 
RAL 9906, Jet RAL 9005, Diamond RAL 9023 and Pearl RAL 9010. The shallow hipped roofscapes will be 
constructed in Kingspan Optimo flat panels in colour Metallic Silver RAL 9006. 

It is visualised that the ancillary office spaces will be faced in Ibstock 65mm Atlas smooth blue masonry brick 
with black coloured mortar and casement windows to the elevations. 

All flashings to be contrasting black with doors and windows RAL 9007. 

Landscaping 

Full landscaping details have not been provided however the proposed site plan indicates that landscaping will 
be incorporated into the scheme around the boundaries of buildings and any associated hardstanding areas. 
This will include grassed sections and the establishment of semi-mature treelines with shrubbery. 

Relevant Site History

None of relevance to this application. 

Publicity

Site Notices: Three non HH Article 15 site notices erected Date Posted: 7th August 2018
Reason: Wider Publicity 

Press Notice: Manchester Weekly News Salford Edition Date Published:    5th July 2018
Reason: Article 15 Standard Press Notice

Neighbour Notification 

A total of 14 neighbouring properties were notified of the application on the 29th September 2018.

Representations



No letters of representation have been received during the course of this application. 

Consultations

Highways (Urban Vision) – no objection
There are a couple of inconsistencies identified within the Transport Statement in relation to car parking/cycling 
and motorbike provision however no overall objection is raised subject to the incorporation of conditions 
requesting the inclusion and implementation of a Travel Information Pack with associated Travel Plan, full 
details of secure sheltered cycle and motorcycle parking areas, details of shower and changing facilities, 
landscaping details to cater for pedestrian and cyclist movement and a Construction Management Statement/ 
Plan. 

Air, Noise and Contaminated Land (Urban Vision) – no objection
No objection subject to conditions requesting the restriction in noise levels for the externally mounted plant and 
equipment. From a contaminated land perspective, five conditions detailing the submission of remediation 
strategies, gas protection measures and the assurance that should contamination be found on site that had not 
been previously identified, no further works shall be undertaken without first written consent from the Local 
Planning Authority. A verification report should also be submitted prior to first occupation demonstrating that the 
remediation measures for units 1, 2 and 3 have been undertaken. 

Senior Drainage Engineer (Urban Vision) – no objection 
No objection subject to conditions requesting details of the surface water drainage scheme; that the scheme 
should comply with the principles of the Flood Risk Assessment and the car parks/service yards requires SuDS 
treatment and/or equivalent treatment by an oil separator or hydrodynamic separator. 

United Utilities – Initial objection, now removed
Given the positioning of the sludge pipeline which crosses the site United Utilities require unrestricted access 
through an easement crossing the proposed development site which may be compromised by the positioning of 
the buildings and associated hardstanding. A water main also borders the site whereby United Utilities also 
require unrestricted access for operating and maintaining it. Following discussions between the applicant and 
United Utilities, no objection is raised by United Utilities providing conditions are attached to any grant of 
permission with respect to accessing the easement and details of protection measures both during and after 
construction. In addition to conditions to require the submission of a surface water drainage strategy and to 
ensure that surface water and foul water are drained on separate systems. 

Greater Manchester Ecological Unit (GMEU) – no objection
No objection subject to a comprehensive landscaping plan being submitted which provides suitable habitats for 
birds in accordance with the recommendations of the Bird Survey Report. 

Greater Manchester Archeological Advisory Service – no objection
No objection subject to a condition attached to any grant of permission requesting the submission of a 
programme of archeological works on site. 

Secure by Design (Greater Manchester Police) – no objection
No objection subject to recommendations relating to boundary fencing/gates, CCTV systems, signage, secure 
cycle parking and staff locker facilities. 

Canal and River Trust – no comment.

Planning Policy

Development Plan Policy

Unitary Development Plan ST1 – Sustainable Urban Neighbourhood
The policy requires development to contribute towards the creation and maintenance of sustainable urban 
neighbourhoods. 

Unitary Development Plan ST3 – Employment Supply
The policy states that a good range of local employment opportunities should be secured by maintaining an 
adequate supply and variety of land and buildings and enabling diversification of the local economy. 



Unitary Development Plan DES1 – Design
The policy states that development will be required to respond to its physical context and respect the positive 
character of the local area in which it is situated whilst contributing towards a local identity and distinctiveness.

Unitary Development Plan DES6 – Waterside Development
This policy states that development adjacent to Manchester Ship Canal should, where appropriate, provide a 
safe, attractive and overlooked waterside walkway. The development should also face onto the water and be 
the highest standard of design.

Unitary Development Plan DES7  -  Amenity of Users and Neighbours
This policy states that all new development, alterations and extensions to existing buildings will be required to 
provide potential users with a satisfactory level of amenity in terms of space, sunlight, daylight, privacy, aspect 
and layout.  Development will not be permitted where it would have an unacceptable impact on the amenity of 
occupiers or users of other development.

Unitary Development Plan DES9 – Landscaping 
This policy states that developments will be required to incorporate appropriate hard and soft landscaping 
provision which reflects and enhances the character of the area and the design of the development. It should 
also use high quality materials, be easily maintainable, respect adjacent land uses and where possible make 
provision for the creation of new wildlife habitats.

Unitary Development Plan DES10  -  Design and Crime
This policy states that developments must be designed to discourage crime, antisocial behaviour, and the fear 
of crime. Development should i) be clearly delineated ii) allow natural surveillance iii) avoid places of 
concealment iv) encourage activity within public areas.

Unitary Development Plan EN9 – Wildlife Corridors
This policy states that development that would affect any land that functions as a wildlife corridor will not be 
permitted where it would unacceptably impair the movement of flora and flora. Where development is permitted, 
conditions or planning obligations may be used to secure the protection, enhancement and/or management 
measures designed to facilitate such movement. 

Unitary Development Plan EN17  -  Pollution Control
This policy states that in areas where existing levels of pollution exceed local or national standards, planning 
permission will only be granted where the development incorporates adequate measures to ensure that there is 
no unacceptable risk or nuisance to occupiers, and that they are provided with an appropriate and satisfactory 
level of amenity.

Unitary Development Plan EN19  -  Flood Risk and Surface Water
This policy states that any application for development that it is considered likely to be at risk of flooding or 
increase the risk of flooding elsewhere will need to be accompanied by a formal flood risk assessment. It should 
identify mitigation or other measures to be incorporated into the development or undertaking on other land, 
which are designed to reduce that risk of flooding to an acceptable level.

Unitary Development Plan E5  -  Development in Established Employment Areas
This policy states that planning permission will only be granted for the reuse or redevelopment of sites or 
buildings within an established employment area for non-employment uses where the development would not 
compromise the operating conditions of other adjoining employment uses, and where one or more of the 
following apply:

a) The developer can demonstrate there is no current or likely future demand for the site for employment 
purposes;

b) There is a strong case for rationalising land uses or creating open space;
c) The development would contribute to the implementation of an approved regeneration strategy or plan 

for the area;
d) The site is allocated for another use in the UDP.

Unitary Development Plan A8  -  Impact of Development on Highway Network



This policy states that development will not be permitted where it would i) have an unacceptable impact upon 
highway safety ii) cause an unacceptable restriction to the movement of heavy goods vehicles along Abnormal 
Load Routes.

Unitary Development Plan A10  -  Provision of Car, Cycle, Motorcycle Parking
This policy states that there should be adequate provision for disabled drivers, cyclists and motorcyclists, in 
accordance with the Council’s minimum standards; maximum car parking standards should not be exceeded; 
and parking facilities should be provided consistent with the provision and maintenance of adequate standards 
of safety and security.

Unitary Development Plan DEV4 – Development Close to Hazardous Uses
This policy states that proposals for development within the vicinity of notifiable installations will not be permitted 
where they would result in an unacceptable increase in the risk or consequences of a major accident. In 
determining this, regard will be had to:

i. The location of the development in relation to the notifiable installation;
ii. The type of hazardous substances and nature of the hazard;
iii. The scale and type of development proposed, and its importance in the context of urban regeneration; 

and
iv. The number of people likely to be using or visiting the development.

Unitary Development Plan DEV5 – Planning Conditions and Obligations
Development that would have an adverse impact on any interests of acknowledged importance, or would result 
in a material increase in the need or demand for infrastructure, services, facilities and/or maintenance, will only 
by granted planning permission subject to planning conditions or planning obligations that would ensure 
adequate mitigation measures are put in place.

Unitary Development Plan CH5 – Archaeology and Ancient Monuments
Planning permission will not be granted for development that would have an unacceptable impact on an ancient 
monument, or site or feature of archaeological importance, or its setting. Where planning permission is granted 
for development that will affect known or suspected remains of local archaeological value, planning conditions 
will be imposed to secure the recording and evaluation of the remains and, if appropriate, their excavation and 
preservation and/or removal, prior to the commencement of the development.

Other Material Planning Considerations

National Planning Policy
 
National Planning Policy Framework

Local Planning Policy

Supplementary Planning Document  -  Established Employment Areas
This document contains a number of polices that promotes sustainable economic growth, which both enhances 
prosperity and reduces inequalities.  The document encourages the provision of a wide range of employment 
opportunities, having regard to evidence based conclusions on need and demand.

Supplementary Planning Document  -  Design and Crime
This policy document contains a number policies used to assess and determine planning applications and is 
intended as a guide in designing out crime.

Supplementary Planning Document  -  Planning Obligations
This policy document expands on the policies in Salford’s Unitary Development Plan to provide additional 
guidance on the use of planning obligations within the city. It explains the city council’s overall approach to the 
use of planning obligations, and sets out detailed advice on the use of obligations in ensuring that developments 
make an appropriate contribution to: the provision of open space; improvements to the city’s public realm, 
heritage and infrastructure; the training of local residents in construction skills; and the offsetting of greenhouse 
gas emissions.

Planning Guidance -  Flood Risk and Development



The overarching aim of the planning guidance is to ensure that new development in areas at risk of flooding in 
the city, is adequately protected from flooding and that the risks of flooding are not increased elsewhere as a 
result of new development.

Supplementary Planning Document  -  Trees and Development
The policy document has been prepared to give information to all those involved in the development process 
about the standard that the Local Planning Authority requires for new development proposals with specific 
reference to the retention and protection of trees.

Supplementary Planning Document  -  Nature Conservation and Biodiversity
This policy document expands on the policies of the Unitary Development Plan relating to the issues of nature 
conservation and biodiversity, and seeks to ensure that all stakeholders have a clear understanding of how 
those policies should be implemented and their desired outcome.

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

Appraisal 

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

 Principle of development 
 Impact upon the character and appearance of the area.
 Crime and security
 Archaeological works
 Trees and ecology
 Amenity
 Highways and parking
 Contaminated Land
 Health and Safety Executive
 Flood Risk and Drainage
 Planning Obligations

Principle of development 

Permission is sought for the construction of three industrial buildings with ancillary office accommodation on 
land adjacent to Northbank Industrial Estate. The area is characterised by its industrial setting and is considered 
an established employment area in accordance with the stipulations of Policy EMP1 of Salford’s SPD for 
Established Employment Areas. 

The principle of development is assessed as being in conformity with Policy E5 of the UDP which clarifies that 
within established employment areas, planning permission will be granted for the following types of 
development where they are consistent with other relevant policies and proposals of the UDP:

i. The modernisation and refurbishment of existing buildings;
ii. The redevelopment of land and buildings for employment purposes;
iii. The improvement to access, circulation, parking and servicing, particularly where this would foster 

sustainable transport  choices; 
iv. The environmental improvement of the area including, where appropriate the landscaping of vacant 

sites; and 
v. Improvement to property and personal security, where this is consistent with the need to maintain high 

standards of design. 

It is recognised that there are a number of employment areas across the city, varying considerably in size and 
accessibility to key service centres, all of which remain an important source of local employment. As explained 
through Policy E5, a key element of the economic strategy for the city is the protection and improvement of 
existing employment areas which remains compliant with the main thrust of Section 6 of the NPPF (2018). In 
this regard, local planning authorities are required to help create conditions in which businesses can invest, 
expand and adapt through significant weight placed upon the need to support economic growth and productivity 
within suitably accessible locations. 



Whilst the application site is strategically unallocated for employment purposes, it is nonetheless ideally 
positioned within an existing, and well established, employment area denoted for its contribution to the local 
economy. The site is also well served by local transport networks and availability to travel via more sustainable 
modes of transportation. 

It is therefore considered that, subject to the development complying with criteria iii-v of Policy E5 of the UDP, 
the principle of employment development on this site is acceptable and should be supported. The proposal also 
directly relates to Policy ST3 of the UDP which supports a good range of local employment opportunities 
through the deliverability and supply of appropriate employment sites. 

Impact upon the character and appearance of the area

Policy DES1 of the UDP requests that development will be required to respond to its physical context and 
respect the positive character of the local area in which it is situated whilst contributing towards a local identity 
and distinctiveness. This is supported through Policy DES6 which requires development adjacent to the 
Manchester Ship Canal to face onto the water and be of the highest standard of design. 

As explained within the preceding sections, the proposal seeks the construction of three substantial industrial 
units positioned amongst an established employment area south of Northbank Industrial Estate.  

In assessing the characteristics of the area, Northbank Industrial Estate is recognised for its relative openness 
compared to other, more densely tight-knit, industrial areas in surrounding regions. This visual aspect is further 
enhanced by the degree of soft landscaping to the boundaries which either softens the solidity and scaling of 
industrial buildings or provides obscurity to some intensive industrial processes which are often visually 
unattractive. 

The proposed plans submitted alongside this application demonstrate that the proposal seeks to strike a 
balance between utilising an efficient use of land whilst acknowledging localised site constraints; such as the 
location of the Manchester Ship Canal, existing transport networks, the positioning of neighbouring industrial 
development and the existence of a private sludge pipeline which crosses through the site and cannot be built 
on. 

Taking into account the above site constraints, the size and positioning of the industrial units is considered to be 
commensurate to that of the surrounding area. The design, which whilst utilitarian in appearance, provides 
visual interest through the varying use of different materials and colourations which help break up the massing 
of development and contributes towards a contemporary design approach to the benefit of the visual amenities 
of the industrial area and views across the Manchester Ship Canal. 

In terms of openness, the proposal maintains satisfactory distances between adjoining land uses with visual 
breaks created from key vistas along public vantage points in an effort to preserve the overarching 
characteristics of the area. Whilst it is acknowledged that the majority of the open areas will be laid to 
hardstanding, the landscaping works envisaged will aid in softening the solidity of the development and help 
enhance the established industrial area. In progressing with any recommendation of approval, a condition 
should be attached requiring the submission of a comprehensive landscaping scheme to detail the mitigation 
package envisaged for hard and soft landscaping, alongside boundary treatments and a scheme for the timing / 
phasing of implementation works.

The proposal is considered to respond positively within its physical context and contributes towards the local 
identity and distinctiveness of its immediate surroundings in line with policies DES1, DES6 and DES9 of the 
UDP. 

Crime and Security

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 supported in accordance with paragraph 91 of the 
NPPF which indicates 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 SPD on Design and Crime. 



A Crime Impact Statement, produced and assessed by Design for Security (Greater Manchester Police), has 
been submitted by the applicant.

The report concludes that the proposal is broadly acceptable subject to the incorporation of a number of security 
measures within the development:

 Boundary evaluation along Cadishead Way / Steuber Drive. The condition of the existing fence should 
be reviewed to ensure that it can provide a consistent level of security to the site. Overhanding 
branches of trees should be removed where they could provide a climbing aid.

 Supervision of access gates. Entry to the service yards of both units should use monitored barriers so 
that access to and egress from these areas can be effectively controlled.

 Undeveloped land between units 1 and 2. The submitted plans do not indicate any proposals for this 
area. It is essential that all fencing is equivalent to the existing site boundary treatments, with access-
controlled /supervised gates in order to provide a consistent level of security around the site.

 Control of access within the site. Unit 2 appears to have a frontage area that is openly accessible to the 
public. The position of the secure boundary fencing should be reviewed to prevent unauthorised access 
around the building.

 Cycle parking provision intended for staff should be located within part of the site with restricted access. 
This area should be specifically covered by the site CCTV system.

The incorporation of the security measures detailed above comply with the general principles contained within 
the Council’s Design and Crime SPD with Policy DC16 maintaining that visually permeable fencing, walling and 
landscaping should clearly define spaces and provide physical barriers which deter criminal activity. 
Consequently, it is considered reasonably necessary to attach a condition requesting the submission of details 
for boundary treatments to comply with the stipulations of Policy DC16 of the SPD and the measures 
recommended by the Security by Design team.  

The applicant has not submitted additional information in respect to CCTV systems to cover the cycle parking 
areas identified within the Crime Impact Assessment. Notwithstanding this, it is within the realms of planning to 
request these details through appropriately worded conditions in any grant of planning permission

Archaeological Works

UDP policy CH5 states that planning permission will not be granted for development that would have an 
unacceptable impact on a site or feature of archaeological importance. Where planning permission is granted 
for development that will affect known or suspected remains of local archaeological value, planning conditions 
will be imposed to secure the recording and evaluation of the remains and, if appropriate, their excavation and 
preservation and/or removal, prior to the commencement of the development.

As outlined by the Greater Manchester Archaeological Advisory Service (GMAAS), the application has been 
supported by a Heritage Impact Assessment which prescribes the best practice set out within Section 16 of the 
NPPF. 

The study outlines that the site identifies 26 non-designated heritage assets and their archaeological interest 
and potential. The main interests relate to industrial archaeological remains of the early 20th century Irlam 
Streelworks and the site of former meanders of the River Irwell which might contain much earlier archaeological 
remains.  Section 4.3.2 of the report makes reference to a photographic survey of the study site to record extant 
features of heritage interest and an information panel to commemorate the industrial heritage of the site and 
raise awareness of this once very important steel making industry.

Paragraph 197 of the NPPF states that the significance of a non-designated heritage asset should be taken into 
account in the determination of a planning application. In weighing applications that directly or indirectly affect 
non-designated heritage assets, a balanced judgement will be required having regard to the scale of any harm 
or loss and the significance of the heritage asset. 

As explained, the heritage associated with the site is largely archaeological with the GMAAS considering that an 
archaeological watching brief would be the most appropriate mitigation in this instance, particularly as it is 
proposed to use piling techniques to support the new buildings’ floor slabs due to the soft nature of the ground. 
The watching brief should be targeted on potential areas/sites of heritage interest and will comprise an 



archaeologist observing ground works and making a rapid written, photographic and descriptive record of any 
features or finds of archaeological interest that come to light. There should also be a contingency sum available 
to support emergency recording and conservation if something of particular archaeological significance is 
revealed.

The GMAAS therefore raise no objection to the proposed development subject to the attachment of an 
appropriately worded condition requesting the submission of a programme of archaeological works be submitted 
and approved by the Local Planning Authority. 

In assessing the acceptability of the scheme and recognising the historical importance of the site, the scale of 
any harm or loss of the significance of any non-designated heritage asset will be appropriately recorded and 
documented through the attachment of the aforementioned condition and whilst regrettable that such 
archaeology may be impacted, the public benefits of bringing this grassland back into use is considered to 
outweigh this harm. It is also considered appropriate to request the erection of an information panel to 
commemorate the industrial heritage of the site and raise awareness of the site’s contribution to the steel 
making industry.  Details of such can be requested through the attachment of a condition to any grant of 
planning permission.

Trees and Ecology

The following documents have been submitted as a means of satisfying policy TD1 of the Trees and 
Development Supplementary Planning Document (2006):

 Arboricultural Report; 
 Tree Constraints Plan; and 
 Tree Protection Plan

A BS 5837 Arboriculture Report has been supplied to support the planning application. In this regard the 
Council’s Arboricultural Advisor considers that the report contains a fair and accurate appraisal of the trees on 
site.  

4 individual trees and 6 group features have been recorded. It is proposed that in order to facilitate the 
development G6 (category B) and G3, T4, a section of G5, T7 and G8 (category C) would be removed. Pruning 
is proposed for trees adjacent to the carriageway which is to keep the site under good Arboricultural 
management and not to facilitate the development.

Category C trees should not be allowed to constrain a development and the proposed removal is considered 
acceptable.  Retention of the category B trees should be attempted however, given the contribution to the 
overall amenity value of the area, the footprint of the proposal and the resulting space available, retention is not 
possible.  The loss of these trees can be mitigated against by securing replacement planting.

A Tree Constraints Plan, alongside a Tree Protection Plan has been supplied showing the layout of the 
surveyed trees and the existing layout. The Tree Protection Plan shows the layout of temporary protective 
fencing throughout the development phase and the proposed site layout has also been supplied.  
Notwithstanding this, neither an Arboricultural Method Statement nor Replacement Planting Scheme have been 
submitted and should therefore form the basis of two additional conditions attached to any grant of approval. In 
this regard, the replacement planting scheme should give details of tree species; tree sizes (including the 
minimum height and circumference of stem at 1m from the ground level); plan indicating the location of the 
replacement tree, a timetable for tree planting and details of aftercare.

In respect to ecology, the NPPF incorporates measures to conserve and enhance the natural and local 
environment, including 'Biodiversity and Geological Conservation'. Paragraph 175 of the NPPF requires that in 
determining planning applications the following principles are applied to conserve and enhance biodiversity:-

 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 following ecological reports have been submitted as a means of demonstrating the proposals acceptability 
on the conservation and enhancement of the natural environment:

 Preliminary Ecological Appraisal (dated June 2018);



 Bat Activity Survey (dated September 2018);
 Reptile Survey (dated October 2018); and 
 Ornithological Summary (dated August 2018).

As confirmed by the Greater Manchester Ecology Unit (GMEU) the surveys have been carried out by suitably 
qualified ecologists and to appropriate and proportionate standards. As such it is agreed that:

 The site has low-negligible potential to support reptiles;
 The habitats present on the site are not of substantive value;
 Bat use of the site is low; the site does not seem to be an important foraging resource for bats; and
 There are some important bird species associated with the site, although in low numbers.

On the basis of the reports the GMEU have no overall objection to the proposals but would consider that 
providing new landscaping on at least parts of the site would be useful for local bird populations. It is therefore 
recommended that a condition is attached to any grant of permission requesting the submission of a 
comprehensive Landscape Plan. In this regard the GMEU refer to the recommendations made in the Bird 
Survey report (‘Ornithological Summary’) for the site which are useful to inform the preparation of any 
Landscape Plan. The recommendations include - 

 Retain the existing linear area of trees and scrub along the length of the eastern site boundary 
bordering the Manchester Ship Canal, to provide breeding and foraging sites for breeding birds, 
particularly Song Thrush (red listed). Enhance this linear area through new planting of native mixed 
broad-leaved trees, including Alder Alnus glutinosa, Field Maple Acer campestre and Rowan Sorbus 
aucuparia, combined with Hawthorn Crataegus monogyna and Hazel Corylus avellana. New planting to 
enhance breeding and foraging habitat for birds along the other site boundaries, particularly the north-
east boundary south of Darby Road, should include the same species. This would enhance connectivity 
throughout the site for birds. 

 In the north-east corner of the site, south of Irlam Wharf Road and adjacent to the Manchester Ship 
Canal, consider reducing the service yard area slightly in line with the entrance, and incorporating a 
pond and area of scrub in front of the trees along the site boundary. 

 New planting in car parking areas should include a range of trees and shrubs, including Hawthorn, 
Dogwood Cornus sanguinea and Guelder Rose Viburnum opulus, with similar species between the car 
park and trailer bays.

The existing linear area of trees and scrub along the eastern boundary adjacent to the Manchester Ship Canal 
lie outside the application site and are to be retained with the development. The submitted tree protection plan 
details that protective fencing will be erected along this site boundary to protect the trees during construction. 
The site plan also indicates new tree planting along this boundary within the site. 

In addition, the applicant has submitted a revised site plan with the provision of a pond between the service yard 
of Unit 1 and Unit 3 and new planting is proposed in the car parking areas, full details of which can be secured 
via a landscape condition.

In an effort to reduce replication of conditions, full details of the above will form part of a wider landscaping 
condition for the site and therefore subject to this condition, the proposal complies with paragraph 175 of the 
NPP.

Amenity

Policy DES7 of the UDP states that all new development will be required to provide potential users with a 
satisfactory level of amenity in terms of space, sunlight, daylight, privacy, aspect and layout.  Development will 
not be permitted where it would have an unacceptable impact on the amenity of occupiers or users of other 
development. This policy is supported by EN17 which states that in areas whereby existing levels of pollution 
exceed local or national standards, planning permission will only be granted where the development 
incorporates adequate measure to ensure there is no unacceptable risk or nuisance to occupiers. 

The proposed development is not located within a sensitive area whereby the impact upon the amenities of 
potential users through the loss of space, sunlight, daylight, privacy and aspect are closely monitored. 



Notwithstanding this, the application has been supported by a Noise Impact Assessment which has been 
reviewed and considered acceptable by the Council’s Environmental Consultant. In this regard the main noise 
receptors are existing offices near to the proposed industrial units.  Noise measurements have been undertaken 
and compared with predicted noise from internal operations, service yard operations and plant noise. The report 
concludes that noise levels from the industrial uses will not have a noticeable effect on nearby offices however 
at this time the exact design and positioning of externally mounted plant/equipment remains unknown. In this 
instance no objection is raised subject the incorporation of a condition to any grant of permission requesting that 
any mounted plant and equipment, when operating simultaneously, should not exceed the typical background 
noise level (LA90,T) by more than -5 dB at any time when measured at the boundary of the nearest noise 
sensitive premises.  

Having due regard to the distances maintained between the proposed development and the nearest noise 
sensitive receptor, the residential properties along Roseway Avenue 450m to the south-west, would not be 
materially affected. This is due to the distance maintained, in addition to presence of existing industrial sites in 
between the two areas and the now redundant raised railway line which previously linked Warrington to 
settlements of Partingtion and Broadheath to the east. 

In view of the above it is not considered that the development has the potential to be of detriment the amenities 
of adjacent properties, as such the development would not be contrary to policies DES7 and EN17 of the UDP.

Highways and Parking

Policy A8 states that development will not be permitted where it would i) have an unacceptable impact upon 
highway safety ii) cause an unacceptable restriction to the movement of heavy goods vehicles along Abnormal 
Load Routes. Policy A10 states that there should be adequate provision for disabled drivers, cyclists and 
motorcyclists, in accordance with the Council’s minimum standards; maximum car parking standards should not 
be exceeded; and parking facilities should be provided consistent with the provision and maintenance of 
adequate standards of safety and security.

As confirmed through paragraph 109 of the NPPF (2018), “Development should only be prevented or refused on 
highways grounds if there would be an unacceptable impact on highway safety, or the residual cumulative 
impacts on the road network would be severe”. 

The proposal comprises the construction of three industrial and warehousing units accessed from Darby Road 
and Steuber Drive, both off Cadishead Way. 

In reviewing the submitted Site Layout Plan, in addition to the Transport Assessment, a draft Travel Plan and 
Design and Access Statement, the Local Highway Authority (LHA) have raised no objection to the proposed 
development which is not considered to cumulatively impact upon the local highway network to warrant 
mitigation measures or contributions to be sought for public realm improvements. 

In assessing the acceptability of the scheme, the applicant has submitted a revised site layout plan (M3049-
P100 Rev E) and draft Travel Plan. The revised site layout plan provides better connectivity for pedestrians 
accessing Darby Road from Unit 1 with the incorporation of a new gate onto the public highway. 

In respect to the Travel Plan, the following amendments were made:
 The agreement that a Full Travel Plan is to be submitted in 6, rather than 9, months; and
 Discussions with local public transport operators and walking and cycling retailers regarding discounts 

for employees to be a pre-occupation task to ensure discounts are in place from the outset for 
employees, not 9 months after occupation when travel habits will have formed. 



In the consideration of the application the Transport Statement was reviewed and whilst a number of errors 
were recorded in relation to the reporting of the capacity assessment (para 2.2.3 suggests the AM peak 0800-
0900 was tested where in fact this was 0700-0800 according to the model outputs and flow diagrams, and Table 
5.6 where the columns are headed ‘Base’ but report the ‘With Development’ results) the LHA accepts the 
consultants conclusion at paragraph 6.1.6 that “The additional traffic that would be generated by the proposed 
development would not be significant, therefore the impact on the highway network would be negligible.” 

Having due regard to the proposed site layout, the LHA also accepts the level of car parking, cycling and motor 
bike provision proposed either meets or exceeds the required provisions in the SCC’s UDP. Notwithstanding 
this, a few errors are outlined with respect to minor discrepancies between the submitted plans and the 
calculations made within the Transport Assessment for secure cycle and motorcycle parking. In this instance 
such discrepancies are not considered material subject to the attachment of a condition requesting details of the 
secure cycle and motorcycle parking prior to occupation of the units. 

In relation to the Travel Plan, it is requested that a ‘full’ Travel Plan is submitted and approved within 6 months 
of the site becoming operation. This should feature a range of measures promoting a choice of transport mode, 
and a clear monitoring regime with agreed targets. If the Travel Plan is to be successful, it will be dependent on 
establishing a culture of sustainable travel behaviour at the outset, rather than on changing already established 
travel practices. The success of Travel Plan measures will depend on their effective delivery and commitment 
from the occupiers and therefore robust arrangements for the implementation and running of the Travel Plan 
needs to be included in the ‘Framework’ Travel Plan from the outset.  

It is also requested that the The Travel Plan related planning condition should be a split condition, with the 
Travel Plan Coordinator details and full Travel Information Pack (TIPs) submitted prior to development and the 
Full Travel Plan including full survey results and budget information submitted within 6 months of occupation, as 
stated above. 

In respect to the construction phase, the LHA has requested the submission of a Construction Management 
Statement/Plan to include a comprehensive Traffic Management Strategy to ensure there is no increase in risk 
to pedestrians and road users during the construction phase.

Subject to the attachment of the conditions detailed above, the proposal adheres to Policy A8 and A10 of the 
UDP. 

Contaminated Land

NPPF paragraph 178 states that planning decisions should ensure that the proposed site is suitable for its new 
use taking account of ground conditions, including pollution arising from previous uses and any proposals for 
mitigation including land remediation or impacts on the natural environment arising from that remediation.

In respect to land contamination the site was originally a field crossed by the River Mersey, which was later 
incorporated into the Manchester Ship Canal running to the east. Subsequent to this, the site was used as a 
steelworks until the late 1960’s with railway sidings and a dock until around 1981. 

The proposed end use is for commercial units which are considered a sensitive end use with respect to land 
contamination risk.  

The desk study report (Geo-Environmental Desk Study Report, July 2017, ref: APN/DS/5178.v1, JPG) 
submitted with the application has assessed the potential for a pollution linkage between any identified source, 
and a receptor. It is understood from the assessment; part of the site was remediated in the ‘90s for 
development as an industrial park.

The intrusive investigation (Geo-Environmental Ground Investigation, August 2017, Ref: IJD/GI/5178.v1, JPG) 
accompanying the desk study report comprises the findings from a number of sample points across the site 
including chemical testing, ground water and ground gas monitoring. In this instance soil sampling did not reveal 
any contaminants of concern above acceptance criteria based on a commercial use.  A number of contaminants 
(Arsenic, hydrocarbons) were however detected in areas of the site, and have the potential to leach into 
groundwater with these having been detected in shallow groundwater within the site.  It ihas been noted that the 
deeper groundwater is not impacted and as such it is considered there is no pathway between shallow and 
deep groundwater.



In addition to the above, ground gas monitoring detected methane and CO2 at a number of points and therefore 
the development requires gas protection measures.

More importantly, it has been confirmed that the desk study and intrusive investigation only focus on what the 
applicant’s refer to as plots 40 – 43 (units 1 and 2) of the development.  There has been no investigation relating 
to unit 3 of the proposed development. However, based on the findings of the two submitted reports the 
Council’s Environmental Consultant is of the view that a condition can be attached to undertake this assessment 
prior to development commencing on this unit. Also, a detailed gas remediation strategy (including validation 
plan) will be required for the site (to include, if necessary unit 2) and this can also be conditioned.

Overall, the conclusions of the report are accepted and no objection to the application is made subject to 
conditions being applied to any permission.

Health and Safety Executive 

Paragraph 45 of the NPPF requires Local Planning Authorities to consult the appropriate bodies when 
considering applications for the siting of, or changes to, major hazard sites, or for development around them. 

Policy DEV4 of the UDP states that proposals for development within the vicinity of notifiable installations will 
not be permitted where they would result in an unacceptable increase in the risk or consequences of a major 
accident. In determining this, regard will be had to:

i. The location of the development in relation to the notifiable installation;
ii. The type of hazardous substances and nature of the hazard;
iii. The scale and type of development proposed, and its importance in the context of urban regeneration; 

and
iv. The number of people likely to be using or visiting the development.

The application site is located immediately north of Univar Solvents, a major hazard site accessed from Steuber 
Drive.  The facility comprises the storage, packaging and dispatch of chemicals by road and ship with a series of 
office and storage buildings together with associated plant and equipment, compounds and car parking. 

In considering the storage and use of such hazards the Health & Safety Executive (HSE) are mindful of the site 
as a whole, the total named substances together with the surrounding land uses. The HSE also sets a 
consultation distance (CD) around major hazard sites after assessing the risks and likely effects of major 
accidents at the major hazard. This has resulted in a ‘3-zone map consultation zone’ created around the Univar 
site from which the HSE can assess the potential risks associated with the facility and the appropriateness of 
certain types of development in accordance with HSE’s Land Use Planning Methodology.

As the site is located within a consultation zone it has been run through the HSE PADHI+ system which advises 
whether or not to grant planning permission for the development on the grounds of health and safety. 

The PADHI+ systems works on two factors; where the development is within established zones around the 
installation (inner, middle or outer zones) and what the development is in terms of sensitivity. 



As indicated above, the application site encroaches within the inner, middle and outer consultation zones 
whereby further to undertaking an initial consultation through the HSE’s planning advice web app, the HSE 
advised against permiting the proposed development due to insufficient information provided on safety grounds.

Major hazard sites are subject to the requirements of the Health and Safety at Work etc. Act 1974 which 
specifically includes provisions for the protection of the public. In this regard additional information was prepared 
for the HSE to make a more informed decision as to whether the proposed development would pose an 
unacceptable risk to future occupants. This included the estimated number of jobs likely to be delivered based 
on the HCA Employment Densities Guide 3rd Edition 2015 on the minimum to maximum range for B1c and B8 
uses, as shown below:

 Unit 1 has the potential to generate between 130 and 350 jobs.
 Unit 2 has the potential to generate between 40 and 110 jobs; and 
 Unit 3 has the potential to generate between 10 and 30 jobs.

Taking this into consideration, the HSE advised, on safety grounds, against permission being granted. This was 
due to Unit 2 having a proposed occupation of 110 people within the building. As explained through HSE’s Land 
Use Planning Methodology, workplaces providing more than 100 occupants in any one building would have a 
sensitivity level (SL) 2 which is not compliant within the inner consultation zone. 

Notwithstanding this, the HSE has confirmed that the objection would be retracted if a suitably worded condition 
were to be included in the planning permission which would ensure that the maximum occupancy of unit 2 
would be less than 100 occupants. 

In response to this, the applicant has agreed to the attachment of the following condition to be attached to any 
grant of permission:

‘The maximum occupancy of Unit 2 (as numbered by the Site Layout Plan M3049-P100. REV E) shall be no 
more than 100 occupants within the building at any one time. 



Reason: In accordance with the ‘Health and Safety Executives Land Use Planning Methodology’ which restricts 
the number of occupants in a sensitivity level (SL)2 development within the inner HSE consultation zone.’

In accordance within Paragraph 55 of the NPPF the condition detailed above is considered to be necessary, 
relevant to planning and to the development to be permitted, enforceable and reasonable in all other respects to 
ensure the criterion identified within the HSE’s Land Use Planning Methodology is complied with. 

It is therefore considered that subject to the attachment of the aforementioned condition, the relationship 
between the two land uses would be compatible and satisfy the provisions of Policy DEV4 of the UDP. 

Flood Risk and Drainage 

The NPPF provides policy guidance relating to flood risk. Paragraph 163 provides specific advice with respect to 
the determination of planning applications stating that local planning authorities, when determining planning 
applications, should ensure flood risk is not increased elsewhere.

Policy EN19 states that any application for development that it is considered likely to be at risk of flooding or 
increase the risk of flooding elsewhere will need to be accompanied by a formal flood risk assessment. It should 
identify mitigation or other measures to be incorporated into the development or undertaking on other land, 
which are designed to reduce that risk of flooding to an acceptable level.

The JPG Flood Risk Assessment report submitted in support of this application demonstrates the site is at a 
level above Flood Zone 2 and is therefore entirely in Flood Zone 1. The development is therefore classed as 
Less Vulnerable owing to its proposed commercial use and therefore appropriate for this flood zone. There is, 
however, a medium risk of up to 300mm of surface water flooding on the North East of the site given that there 
is at medium risk of flooding below 300mm deep in the event of a reservoir failure.  

In a broader sense, the Areas Susceptable to Ground Water Flooding map (ASTGW) indicates that the risk 
class for this 1km map square is 50% to 75% risk for superficial deposits and/or Clearwater flooding.  Pending 
consultation with the British Geographical Survey  and further site investigation, ground levels should not be 
changed particularly within 1m of the site boundaries, and as explained above, finished floor levels should be at 
least 300mm above surrounding ground.

The development is a greenfield site in the Core Conurbation and Salford North West Critical Drainage Area.  
The Strategic Flood Risk Assessment user guide requires a restriction in surface water runoff to the existing 
greenfield runoff rates or 2l/s, whichever is greater) and that as a major development, SuDS are required.   

As the site will ultimately discharge surface water runoff to a sensitive receptor (River Irwell) the car park 
requires a SuDS treatment train that is shown by the simple index approach method to provide adequate 
treatment. 

A detailed drainage strategy that demonstrates how the above elements and the requirements of Salford City 
Council planning policies EN19 & FRD11 will be achieved within the developments constraints will be required 
prior to commencement of the works. The detailed drainage strategy should consist of a written Drainage 
Design Statement document that explains how the drainage system(s) are proposed to work supplemented by 
appended calculations and drawings. Where possible/appropriate the Drainage Detailed Drainage Strategy 
should be supplemented with industry standard drainage design software network model files. Such details are 
required prior to commencement of works on site given the drainage issues associated with the proposed 
development. 

It is considered that subject to incorporation of conditions relating to the surface water drainage scheme and 
incorporation of SuDS, the proposal complies with policy EN19 of the UDP and relevant Policy FRD11 of the 
Flood Risk and Development SPD. 

Planning Obligations

The application proposes the redevelopment of the site to provide three industrial and warehousing units within 
use class B1(c), B2, B8 use.



Given the scale of the development an assessment of its impact on nearby transport infrastructure and public 
realm is required in accordance with UDP Policy DEV5 and the Planning Obligations SPD (2015). If considered 
necessary, planning obligations will be sought to mitigate the impact of the development. 

It is noted that, in accordance with the National Planning Policy Framework (paragraph 56) planning obligations 
should only be sought where they are necessary to make a development acceptable in planning terms, directly 
related to the development; and fairly and reasonably related in scale and kind to the development. 

Paragraph 4.14 of the Planning Obligations SPD recognises that there will be some circumstances where it may 
be appropriate for the value of any planning obligation to be lower, or for there to be no obligation at all.  One 
example of this is where the viability of development would otherwise be compromised and the benefits of 
development outweigh any negative impacts that would normally be addressed through a larger commuted 
sum.

As confirmed by the Council’s s106 Officer, the development would not generate significant levels of additional 
traffic and pedestrian movements and therefore the impact upon the highway network and public realm would 
be negligible. As a consequence no planning obligations are sought. 

Recommendation:
Approve 

Conditions

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

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

2. The development hereby permitted shall be carried out in accordance with the following approved plans:
Location Plan – M3049-L1 Rev A 
Proposed Site Layout Plan (as amended) M3049-P100 Rev F 
Unit 1 Floor Layout Plan M3049-1-P101
Unit 1 Elevations M3049-2-P102
Unit 1 Office Floor Plans M3049-1-P103
Unit 1 Roof Plan M3049-1-P104
Unit 2 Floor Layout Plan M3049-2-P101
Unit 2 Elevations M3049-2-P102
Unit 2 Office Floor Plans M3049-2-P103
Unit 2 Roof Plan M3049-2-P104
Unit 3 – Floor Layout Plans and Elevations M3049-3-P101
Unit 3 – Roof Plan M3049-3-P104

Reason: For the avoidance of doubt and in the interest of proper planning.

3. The development hereby approved shall be implemented in accordance with the material schedule detailed 
below:

 Kingspan KS1000MR - Micro -rib composite panels , colour :- Alaska Grey .
 Horizontal Euroclad half round cladding ,colour: Grey Aluminium RAL 9007.
 Horizontal Euroclad half round cladding ,colour: Metallic Silver Ral 9006 .
 Kingspan KS1000MR - Micro -rib composite panels laid vertically in various lengths: colours :- 

Metallic Silver RAL 9006, Jet, RAL 9005, Diamond RAL 9023 & Pearl RAL 9010.
 Kingspan Optimo flat panels , colour :- Metallic Silver RAL 9006 .
 Office brickwork to be Ibstock 65mm Atlas smooth blue with black coloured mortar 
 All flashings to be contrasting black .
 Doors / windows are to be RAL 9007.
 Office fascia to be Alaska Grey composite with black flashings .

Reason: In order to ensure a satisfactory appearance in the interests of visual amenity in accordance with 
Policy DES1 of the City of Salford Unitary Development Plan and the requirements of the National Planning 
Policy Framework.



4. a) Notwithstanding the details shown on the approved plans, the development hereby permitted shall not be 
occupied until full details of both hard and soft landscaping works have been submitted to and approved in 
writing by the Local Planning Authority. The details shall include the formation of any banks, terraces or 
other earthworks, ponds, hard surfaced areas and materials, boundary treatments (as requested by the 
Secure By Design team), external lighting, planting plans, specifications and schedules (including planting 
size, species and numbers/densities), existing plants / trees to be retained and a scheme for the timing / 
phasing of implementation works.

(b) The landscaping works shall be carried out in accordance with the approved scheme for timing / phasing 
of implementation or within 18 months of first occupation of the development hereby permitted, whichever is 
the later.

(c) Any trees or shrubs planted or retained in accordance with this condition which are removed, uprooted, 
destroyed, die or become severely damaged or become seriously diseased within 5 years of planting shall 
be replaced within the next planting season by trees or shrubs of similar size and species to those originally 
required to be planted, unless the Local Planning Authority gives its consent in writing to any variation.

(d) The Landscaping Plan shall be designed, wherever possible, in accordance with the recommendations 
and mitigation section of the Ornithological Summary (Breeding Birds) by Brooks Ecological dated August 
2018. 

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

5. No above ground works shall take place until a strategy of surface water drainage for the site using 
sustainable drainage methods and which includes details of how water quality will be improved, and how 
existing surface water discharge rates reduced, has been submitted to and approved in writing by the Local 
Planning Authority. The approved strategy shall be implemented prior to first occupation or use of the 
development hereby approved unless alternative timescales have been agreed in writing as part of the 
strategy.

Reason: To ensure a satisfactory method of surface water disposal to reduce the risk of flooding elsewhere 
in accordance with policy EN19 of the City of Salford Unitary Development Plan and seeks to provide 
betterment in terms of water quality and surface water discharge rates and meets requirements set out in 
the following documents; 

 NPPF, 
 Water Framework Directive and the NW River Basin Management Plan
 The national Planning Practice Guidance and the Non-Statutory Technical Standards for 

Sustainable Drainage Systems (March 2015)
 Manchester, Salford, Trafford Strategic Flood Risk Assessment (SFRA) (2011) and associated 

technical guidance
 Environment Agency Pollution Prevention Guidelines (now withdrawn)
 Flood Risk Assessment/SuDS Requirements for new developments (Salford's SuDS Checklist)

6. The Surface Water Drainage system shall comply with the offsite flooding mitigation and sustainable 
drainage principles described in the “JPG Drainage & Flood Risk Statement Ref: AMF/DFS/5187.v2”.

Reason: To ensure a satisfactory method of surface water disposal to reduce the risk of flooding elsewhere 
in accordance with policy EN19 of the City of Salford Unitary Development Plan and seeks to provide 
betterment in terms of water quality and surface water discharge rates and meets requirements set out in 
the following documents; 

 NPPF, 
 Water Framework Directive and the NW River Basin Management Plan
 The national Planning Practice Guidance and the Non-Statutory Technical Standards for 

Sustainable Drainage Systems (March 2015)
 Manchester, Salford, Trafford Strategic Flood Risk Assessment (SFRA) (2011) and associated 

technical guidance



 Environment Agency Pollution Prevention Guidelines (now withdrawn)
 Flood Risk Assessment/SuDS Requirements for new developments (Salford's SuDS Checklist)

7. The car parks and service yards shall be incorporate a SuDS treatment and/or equivalent treatment by an 
oil separator(s) and hydrodynamic separator.

Reason: To ensure a satisfactory method of surface water disposal to reduce the risk of flooding elsewhere 
in accordance with policy EN19 of the City of Salford Unitary Development Plan and seeks to provide 
betterment in terms of water quality and surface water discharge rates and meets requirements set out in 
the following documents; 

 NPPF, 
 Water Framework Directive and the NW River Basin Management Plan
 The national Planning Practice Guidance and the Non-Statutory Technical Standards for 

Sustainable Drainage Systems (March 2015)
 Manchester, Salford, Trafford Strategic Flood Risk Assessment (SFRA) (2011) and associated 

technical guidance
 Environment Agency Pollution Prevention Guidelines (now withdrawn)
 Flood Risk Assessment/SuDS Requirements for new developments (Salford's SuDS Checklist)

8. Foul and surface water shall be drained on separate systems. 

Reason: To secure proper drainage and to manage the risk of flooding and pollution in accordance with 
policy EN19 of the City of Salford Unitary Development Plan and seeks to provide betterment in terms of 
water quality and surface water discharge rates and meets requirements set out in the following documents; 

 NPPF, 
 Water Framework Directive and the NW River Basin Management Plan
 The national Planning Practice Guidance and the Non-Statutory Technical Standards for 

Sustainable Drainage Systems (March 2015)
 Manchester, Salford, Trafford Strategic Flood Risk Assessment (SFRA) (2011) and associated 

technical guidance
 Environment Agency Pollution Prevention Guidelines (now withdrawn)
 Flood Risk Assessment/SuDS Requirements for new developments (Salford's SuDS Checklist)

9. Prior to first occupation, an assessment of the noise from any proposed externally mounted plant and 
equipment shall be submitted to and approved in writing by the Local Planning Authority to demonstrate the 
rating level (LAeq,T) from such equipment associated with the development, when operating 
simultaneously, shall not exceed the typical background noise level (LA90,T) by more than -5 dB at any time 
when measured at the boundary of the nearest noise sensitive premises.  Noise measurements and 
assessments shall be carried out according to BS 4142:2014 "Methods for rating and assessing industrial 
and commercial sound".  ‘T’ refers to any 1 hour period between 07.00hrs and 23.00hrs and any 15 minute 
period between 23.00hrs and 07.00hrs.

Reason: To safeguard the amenities of the nearest noise sensitive premises in accordance with Policy 
EN17 of the Salford City Council Unitary Development Plan and relevant paragraphs of the NPPF.

10. Prior to the commencement of development of Unit 3 (except for demolition and enabling works) an 
addendum to the submitted intrusive investigation (Geo-Environmental Ground Investigation, August 2017, 
Ref: IJD/GI/5178.v1, JPG) 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

Should unacceptable risks be identified with respect to Unit 3, prior to above ground development 
commencing the applicant shall submit to and agree in writing with the Local Planning Authority a 
contaminated land remediation strategy. The strategy shall be prepared by suitably competent persons.  
The development shall thereafter be carried out in full accordance with the duly approved remediation 
strategy or such varied remediation strategy as may be agreed in writing with the Local Planning Authority.



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

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

11. Prior to above ground development of units 1, 2 or 3 a detailed gas protection measures plan shall be 
submitted to and agreed in writing by the Local Planning Authority.  The plan shall identify the specific gas 
protection measures to be installed on each part of the development and provide details of the evidence, 
data and information that will be collected in order to demonstrate in a future verification report that the 
works are completed. 

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

12. Pursuant to conditions 9 and 10 above and prior to first use or occupation a verification report, which 
validates that all remedial works undertaken on site were completed in accordance with those agreed within 
the verification plan shall be submitted to and approved in writing by the Local Planning Authority.

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

13. During the period of construction, should contamination be found on site that has not been previously 
identified, no further works shall be undertaken in the affected area. Prior to further works being carried out 
in the affected area, the contamination shall be reported to the Local Planning Authority within a maximum 
of 5 days from the discovery, a further contaminated land assessment shall be carried out, appropriate 
mitigation identified and agreed in writing by the Local Planning Authority.  The development shall be 
undertaken in accordance with the agreed mitigation scheme.

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

14. No development shall take place until the applicant or their agents or successors in title has secured the 
implementation of a programme of archaeological works. The works are to be undertaken in accordance 
with a Written Scheme of Investigation (WSI) submitted to and approved in writing by Salford Planning 
Authority. The WSI shall cover the following: 

1. A phased programme and methodology of investigation and recording to include: 
a. a photographic survey of extant heritage features 
b. a targeted watching brief 

2. A programme for post investigation assessment to include: 
a. analysis of the site investigation records and finds 
b. production of a final report on the significance of the archaeological and historical interest 

represented. 
3. Deposition of the final report with the Greater Manchester Historic Environment Record and Salford 

Local Studies Library. 
4. Preparation and installation of an information panel to commemorate the site’s heritage. 
5. Provision for archive deposition of the report and records of the site investigation. 
6. Nomination of a competent person or persons/organisation to undertake the works set out within the 

approved WSI. 

Details of an information panel to commemorate the industrial heritage of the site shall be prepared in 
consultation with the Greater Manchester Archaeological Advisory Service and subsequently submitted to, 



and approved by, the Local Planning Authority. The information panel shall be erected prior to first 
occupation of the development hereby approved and be maintained in situ thereafter. 

Reason: To protect the significance of any archaeological remains on the site in accordance with Policy 
CH5 of the city of Salford Unitary Development Plan and the National Planning Policy Framework.

Reason for pre-commencement condition: Any work on the site has the potential to damage 
archaeological assets and so the programme of works is required before any development commences.

15. Notwithstanding the details shown on the drawings hereby approved, details of secure and sheltered cycle 
parking and motorcycle parking, including details of CCTV systems to cover the cycle and motorcycle 
parking areas shall be submitted to and approved in writing by the Local Planning Authority. The approved 
cycle parking, motorcycle parking and CCTV shall be implemented and made available for its intended use 
prior to the occupation of the development hereby approved and shall be retained thereafter.

Reason: To encourage more sustainable modes of travel in accordance with policies ST14, A2 and A10 of 
the City of Salford Unitary Development Plan and the National Planning Policy Framework and In the 
interests of security in accordance with Salford City Council’s Crime and Design SPD and the provisions of 
Policy DES10 of the City of Salford Unitary Development Plan and relevant paragraphs of the NPPF.

16. Notwithstanding the details shown on the drawings hereby approved, details of the shower and changing 
facilities to serve each industrial unit shall be submitted to and approved in writing by the Local Planning 
Authority. The approved cycle parking shall be implemented and made available for its intended use prior to 
the occupation of the development hereby approved and shall be retained thereafter.

Reason: To encourage more sustainable modes of travel in accordance with policies ST14, A2 and A10 of 
the City of Salford Unitary Development Plan and the National Planning Policy Framework.

17. Notwithstanding the details shown on the drawings hereby approved, details of the internal layout for the 
provision of pedestrians and cyclists from the point of entry into the site to the building entrances/cycle 
parking areas shall be submitted to and approved in writing by the Local Planning Authority. The approved 
details shall be implemented and made available for its intended use prior to the occupation of the 
development hereby approved and shall be retained thereafter.

Reason: To encourage more sustainable modes of travel in accordance with policies ST14, A2 and A10 of 
the City of Salford Unitary Development Plan and the National Planning Policy Framework.

18. No development shall take place, including any works of excavation or demolition, until a Construction 
Method Statement has been submitted to, and approved in writing by, the local planning authority. The 
approved Statement shall be adhered to throughout the construction period. The Statement shall include: 

a. the times of construction activities on site which, unless agreed otherwise as part of the approved 
Statement,

b.  shall be limited to between 8am-6pm Monday to Friday and 9am-2pm Saturday only (no working 
on Sundays or Bank Holidays). Quieter activities which are carried out inside buildings such as 
electrical works, plumbing and plastering may take place outside of agreed working times so long 
as they do not result in significant disturbance to neighbouring occupiers;

c. the spaces for and management of the parking of site operatives and visitors vehicles;
d. the storage and management of plant and materials (including loading and unloading activities); 
e. the erection and maintenance of security hoardings including decorative displays and facilities for 

public viewing, where appropriate; 
f. measures to prevent the deposition of dirt on the public highway; measures to control the emission 

of dust and dirt during demolition/construction; 
g. a scheme for recycling/disposing of waste resulting from demolition/construction works; 
h. measures to minimise disturbance to any neighbouring occupiers from noise and vibration, 

including from any piling activity; measures to prevent the pollution of watercourses; and 
i. a community engagement strategy which explains how local neighbours will be kept updated on the 

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



behaviour has been reported. A log of all reported instances shall be kept on record and made 
available for inspection by the local a planning authority upon request.

Reason:  In the interests of the amenity of neighbours in accordance with policies DES7 and EN17 of the 
Salford Unitary Development Plan and the NPPF.

Reason for pre-commencement condition:  Any works on site could harm the amenity of neighbouring 
occupiers if not properly managed so details of the matters set out above must be submitted and agreed in 
advance of works starting.

19. The units hereby approved shall be occupied and managed in accordance with a full Travel Plan to be 
submitted to and approved in writing by the Local Planning Authority within 6 months of the site becoming 
operational. The agreed Travel Plan shall be implemented and reviewed in accordance with the timetable 
embodied therein.

Reason: To encourage more sustainable modes of travel in accordance with policies ST14, A2 and A10 of 
the City of Salford Unitary Development Plan and the National Planning Policy Framework.

20. The Travel Information Pack (TIP), Travel Plan coordinator details and information detailing incentives to 
encourage use of non-car modes shall be submitted to and approved in writing by the Local Planning 
Authority (LPA) prior to first occupation of the development hereby approved.

Reason: To encourage more sustainable modes of travel in accordance with policies ST14, A2 and A10 of 
the City of Salford Unitary Development Plan and the National Planning Policy Framework.

21. No development shall be started unless and until an Arboricultural Method Statement (AMS) has been 
submitted and agreed in writing by the Local Planning Authority. The development shall be carried out in 
accordance with the approved AMS.

Reason: In accordance with TD1 of the City of Salford Unitary Development Plan and the Trees and 
Development SPD.

Reason for pre-commencement condition: In order to provide details how construction works will be 
carried out close to protected/retained trees without causing damage to the crown or the root protection 
area.

22. No development shall be started until all the retained trees as shown on the Tree Protection Plan (TPP), 
shown at Appendix 5 of the Brooks Ecological Arboricultural Impact Assessment, Ref: R-3382-02 within (or 
overhanging) the site, have been protected using temporary protective fencing.  Such protection shall be 
installed in accordance with BS 5837:2012 and 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 protection.

Reason: In accordance with TD1 of the City of Salford Unitary Development Plan and the Trees and 
Development SPD.

Reason for pre-commencement condition: In order to safeguard retained trees during the construction 
period. 

23. The felled trees [G3, T4, a section of G5, G6, T7 and G8] shall be replaced in accordance with a tree 
replacement scheme which shall be submitted to and approved in writing by the Local Planning Authority. 
The scheme shall be submitted prior to any above grounds works taking place and shall include details of: 
tree species; tree sizes (including the minimum height and circumference of stem at 1m from the ground 
level); plan indicating the location of the replacement trees; a timetable for tree planting and details of 
aftercare.

Reason: In accordance with TD1 of the City of Salford Unitary Development Plan and the Trees and 
Development SPD



24. The maximum occupancy of Unit 2 (as numbered by the Site Layout Plan M3049-P100 . REV E) shall be no 
more than 100 occupants within the building at any one time. 

Reason: In accordance with the ‘Health and Safety Executives Land Use Planning Methodology’ which 
restricts the number of occupants in a sensitivity level (SL)2 development within the inner HSE consultation 
zone. 

Informatives

1) Land contamination 
The applicant is advised that they have a duty to adhere to the regulations of Part 2A of the Environmental 
Protection Act 1990, the National Planning Policy Framework 2012 and the current Building Control 
Regulations with regards to contaminated land. The responsibility to ensure the safe development of land 
affected by contamination rests primarily with the developer.

With respect to gas protection measures the applicant’s attention is drawn to BRE 414, Protection Measures 
for Housing on Gas-Contaminated Sites.  In addition the requirements of BS8845:2015 Code of Practise for 
the design of protective measures for methane and carbon dioxide ground gases for new buildings should 
be followed for installation and  the verification requirements of CIRIA C735 Good Practice on the Testing 
and Verification of Protection Systems for Buildings against Hazardous Ground Gasses will need to be 
submitted. 

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



2) Local Highway Authority
Highway Works to be provided through a Section 50 or 278 Agreement of the Highways Act 1980 Highway 
works, remedial measures and supporting Traffic Regulation Orders to be introduced in vicinity of the 
development shall include the following:

 The works on the adopted highway will be delivered by an S50/S278 agreement and full 
construction detail drawing should be submitted and approved by the Highway Authority;

 Regarding to adopted carriageway and footways, any amendments to the carriageway need to be 
re-instated using similar materials;

 Redundant access points reinstated as continuous footway, renewal of footway surrounding the 
developments;

 Existing adopted street lighting and existing services within the footway and carriageway to be 
either diverted or protected in agreement with relevant authorities;

 The applicant to have further discussions with the council’s traffic management team to deliver a 
suitable traffic management scheme ensures various SCC schemes can be incorporated with the 
development proposals; and

 Dilapidation Survey should be undertaken prior and after the completion of the development to 
ensure the adopted footway and carriageway is not damaged by construction vehicles.

Useful contacts:

Dilapidation Survey:
 Developer shall contact John Horrocks/Pam Docksey to arrange a full dilapidation/Condition Survey of 

all adopted highways surrounding the site prior to works commencing on site. Tel: 0161 603 4046/4006

Highway Permits/Licensing:
 Applications for all forms of highway permits/licenses shall be made in advanced of any works being 

undertaken on the adopted highway Note: NO boundary fencing shall be erected or positioned on any 
part of the adopted highway with first seeking the relevant permits/licenses from the Local Highway 
Authority Tel: 0161 603 4046/4006

General Highway Information:
 Requests for general Information regarding the adopted highway network shall be directed to the Local 

Highway Authority – John Horrocks- 0161 603 4046/4006

S278 and S38 Works 
 The Developer shall contact Neil Ashmall to arrange for the S278 element of the development. Neil 

Ashmall 0161 779 4883. 
 The Developer shall contact John Proctor to arrange for the S38 element of the development. John 

Proctor: 0161 779 4894. 

Traffic Management:
 The Developer shall contact Rob Owen for the Traffic Management element of the development. Rob 

Owen - Tel: 0161 779 4848.

3) Secure by Design (Greater Manchester Police)

The applicant is recommended to incorporate the following design specifications into the scheme in 
accordance with Section 3.3 of the Crime Impact Statement 2018/0329/CIS/01:

 Supervision of access gates. Entry to the service yards of both units should use monitored barriers so 
that access to and egress from these areas can be effectively controlled.

 The CCTV system and site lighting should be adapted to reflect the changing layout of the site. CCTV 
cameras should be capable of identifying all vehicle and pedestrian movements into and out of the site 
as well as each building. An audible warning system should be employed to alert to intruders that they 
have been detected and a response has been generated. To facilitate the CCTV system, dusk until 
dawn lighting should be provided for the site, particularly around the access doors/gates and loading 
bays. 

 Signage should be located at the site entrance to inform visitors that their movements will be recorded.



 Signage should be used to direct people through the development - to the appropriate parking spaces, 
service areas and office entrances.

 Staff lockers should be provided, and in a location where there is a high level of activity and 
surveillance, so that staff can safely store personal items during the working day.

 Secure cycle parking should be provided well within the site boundary, ideally located in view of the 
main entrance to the offices or another suitably supervised area.

4) GMEU (Greater Manchester Ecological Unit)

 The applicant is advised that no removal of or works to any hedgerows, trees or shrubs or works to or 
demolition of buildings or structures that may be used by breeding birds should take place between 1st 
March and 31st August inclusive, unless a competent ecologist has undertaken a careful, detailed 
check of vegetation and buildings for active birds' nests immediately before the vegetation is cleared 
and/or buildings demolished and provided written confirmation that no birds will be harmed and/or that 
there are appropriate measures in place to protect nesting bird interest on site. Any such written 
confirmation should be submitted to the local planning authority.

5) United Utilities

 The applicant’s attention is drawn to the guidlines set out within United Utilities ‘Standard Conditions for 
Works Adjacent to Pipelines, Document Ref. 90048 Issue 3.1 July 2015


