
PLANNING & TRANSPORTATION REGULATORY PANEL
PART I
SECTION 1: APPLICATIONS FOR PLANNING PERMISSION
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APPLICATION No: 18/72586/FUL
APPLICANT: Lidl UK GmbH
LOCATION: Former Brown Cow Public House, 319 Worsley Road, Eccles, 

M30 8BW, 
PROPOSAL: Full planning application for the erection of a Lidl store (Use 

Class A1) and associated works including new site access, 
parking area and landscaping

WARD: Winton

DESCRIPTION OF SITE AND SURROUNDINGS 

The development site relates to a 0.9ha plot of land that lies immediately to the south of the elevated 
M602 Motorway and to the west of the B5211 - Worsley Road. The eastern end of the site was 
formerly occupied by a (vacant) Public House (PH), known as the ‘Brown Cow’, but this was 
demolished in 2017 following a series of fires. Consequently the vehicular access from Worsley Road 
has been temporarily blocked up. The remaining land at the western end is grassed over and was 
historically ancillary to the Public House. Mature tree-planting is present along the site perimeters 
and at its centre. Those specimens that define the western boundary are covered by Tree 
Preservation Order (TPO) No.536.

Worsely Brook extends around the south-western edge of the site, separating it from the Port Salford 
Greenway public footpath and the Cleavley Athletics Track. To the south the watercourse divides to 
form Folly Brook, which defines the south-eastern site boundary, beyond which are the rear gardens 
associated with residential properties on Sutherland Street.
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The surrounding area is predominantly residential in nature, although a library and a church are 
located on the opposite side of Worsley Road and a series of local shops are situated on the northern 
side of the motorway.

In December 2017 Salford’s Planning Panel resolved to grant permission for 45 houses to be 
constructed on this site, subject to the signing of a s106 agreement. However, the legal agreement 
has not been completed and the site was sold to Lidl UK GmbH in the summer of 2018. 

PROPOSED DEVELOPMENT

This application seeks full planning permission for the erection of a new Lidl food-store (Use Class 
A1) with associated car parking and landscaping.The rectangular-shaped building would be set back 
from the Worsley Road highway and positioned adjacent to the northern site boundary. It would 
occupy a gross external floor-area (GEA) of 2,400sqm, of which 1,325sqm would function as the 
public sales area. The store’s Worsley Road-facing elevation would incorporate a glazed shop-
frontage.

Vehicular access onto the site would be achieved via a modified access off Worsley Road, positioned 
5m further south than the existing entry point. This would lead to a 104-space car park that wraps 
around the southern and eastern sides of the store and which includes provision for disabled visitors 
and those with small children. The delivery bay is shown to the rear (west) of the building. 
Existing tree planting along the western and northern site boundaries would be largely retained, whilst 
those within the centre would be removed.

VALUE ADDED
The following enhancements to the development have been secured as a result of discussions during 
the pre-application process and during the course of the planning application:
 Enhancements to the site access arrangements;
 Increased soft landscaping within the site car park and along the Worsley Road frontage;
 Provision of SuDS-enabled trees within the development;
 Installation of an Electric Vehicle charging point;
 Increased cycle-parking provision; and
 Provision of a pedestrian refuge crossing on Worsley Road.

PUBLICITY

Site Notice: N/A

Press Advert: Manchester Weekly News Salford Edition          Date Published: 15 November 2018
Reason: Article 15 Standard Press Notice

RELEVANT SITE HISTORY

Land off Stadium Way, Eccles
18/72311/FULL - Erection of Class A1 foodstore with associated access, car parking, servicing and 
hard and soft landscaping – current application

15/67244/FUL - Demolition of the existing public house and the erection of 49 dwellings, together with 
associated roads, infrastructure, landscaping and works – Minded to grant, subject to s.106 
agreement (December 2017 Planning Panel)
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CONSULTATIONS

Design for Security - No objections – condition recommended to reflect the recommendations within 
the submitted Crime Impact Statement.   

Environment Agency – No objections providing that the development is carried out in accordance 
with the revised layout, which shows that car park structures would not encroach into the existing 
bank profile of Folly Brook and that overall channel capacity would be retained. The following 
conditions have also been requested:
 Submission of a detailed boundary reinstatement and restoration plan;
 Submission of a method statement for removing and/or managing invasive species. 

Greater Manchester Ecology Unit - No objections. Conditions have been recommended in relation 
to the protection of the watercourses adjacent to the site; the protection of nesting birds and trees to 
be retained; the provision of biodiversity enhancement features and the removal of invasive species.   

Trafford Borough Council - No comments received to date  

United Utilities Water Ltd - No objections. Standard conditions recommended.   

UV Drainage Engineer - No objections subject to the imposition of conditions relating to the drainage 
of surface water from the site, including the rate at which it is discharged, and the provision of an oil 
separator as part of the design to the car park.  

UV Environment Team
Air Quality – No objections subject to a condition to secure the installation of an electric vehicle 
charging point.  
Noise – No objections. Conditions designed to restrict store opening and delivery hours 
recommended, along with the submission of a Construction Environment Management Plan. 
Condition for all external plant to comply with stipulated noise levels also requested. 
Contaminated Land - No objections. Standard conditions relating to submission of a Remediation 
Strategy and Verification Report.     

UV Highways and Transport for Greater Manchester (TfGM) – No objections. The following 
conditions have been recommended:
 Details of full construction details of the new site access point; proposed refuge island; and other 

pedestrian access facilities to be submitted. 
 Implementation of car parking and cycle parking provision prior to opening of food store;
 Provision of a traffic management scheme to protect the site access; prohibit on-street parking on 

Worsley Road; and ensure the safe use of the bus-stop.
 Submission of a Construction Environment Management Plan.

STATEMENT OF COMMUNITY INVOLVEMENT

The Planning and Retail Statement submitted with the application indicates that the applicant 
undertook consultation with the local community around the application site. This comprised of:
 The delivery of 6,729 leaflets to surrounding residential addresses inviting people to attend a 

public exhibition and providing a response card where people could share their thoughts on the 
proposal;

 Creation of a web page giving further details of the proposal and inviting feedback; and
 A public exhibition was held on 31st August 2018 at the Magdalene Centre, Catherine Street, 

Winton.
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NEIGHBOUR REPRESENTATIONS

Support
A total of 79 letters of support have been received in response to the application, albeit addresses 
have only been provided for 59 of these. The majority of the representations received follow a 
standardised format and content, however the following points in support of the development have 
been raised: 

 It will regenerate a derelict, ‘eysore’ site;
 The construction of a Lidl store in this location will be good for the area and will improve 

shopping choice;
 The development will create jobs locally and boost the local economy;
 It will ease traffic congestion at rush hour times with people calling in to the store to pick up 

shopping on the way home;
 The local community will be able to access fresh food within walking distance, without having 

to drive.

One letter of support also included a request for developer-funded off-site highways works, in the form 
of traffic calming measures along Parrin Lane and Worsley Road.  

Objections
Two letters of objection have been received by representatives of taxi unions, which express concern 
with the lack of a hackney carriage stand/rank within the development’s car park. In response to these 
comments the applicant has introduced a designated waiting space for taxis.

Another letter of objection has been received from the owner of a nearby convenience store on 
Worsley Road. This representation raises the following concerns with the proposed development:
 There are at least seven convenience stores / newsagents within a two mile radius of the 

proposed Lidl that would inevitably be impacted on in a negative way. Members of staff will be at 
risk of losing their jobs. The Lidl store will not bring many jobs into the area if you consider how 
many may be lost as a result of the development going ahead; 

 The Lidl store will add to existing traffic problems in the area; and
 The store will also impact on residents. 

Objections on behalf of Asda Stores Ltd. 
Two objection letters have been submitted on behalf of Asda Stores ltd. One of the representations 
raises objections on retail policy grounds whilst the other expresses concerns on highways grounds. 
The key points within each letter are summarised below:   

Retail Policy – 20/11/2018
Asda operate a store on the edge of the Peel Green neighbourhood Centre, which is located 
approximately 1.2km to the south of the application site. This is the closest supermarket to the 
proposed Lidl. Salford City Council’s Draft Local Plan proposes that the Neighbourhood Centre 
boundary be extended to include the Asda store and its car park. 

Asda are of the view that the Council can give significant weight to the Draft Local Plan, as it is at an 
advanced stage of preparation having already undergone one round of consultation. There were no 
objections to the extent of the Peel Green Local Centre boundary during the consultation period. Draft 
Local Plan Policy TC2 should be given consideration in the determination of the application for the 
proposed out-of-centre Lidl store and should be given significant weight. This policy proposes a local 
threshold of 500sqm for providing a retail impact assessment. 

Asda have questioned the assumptions and figures used with the applicant’s retail impact 
assessment. They are also of the view that the impact of the development on the proposed Peel 
Green Local Centre, when the impact on the Asda, Eccles store is accounted for (12.78% overall), 
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would be ‘significantly adverse’, given the centre’s vulnerability. Paragraph 90 of the NPPF states that 
where an application is likely to have a significant adverse impact on town centre vitality and viability, 
it should be refused.

The application refers to the proposal being for a ‘deep discounter’ but in fact the application is for 
Class A1 retail, which could in theory be occupied by any retailer. Lidl’s trading philosophy should not, 
therefore, be a material consideration in this instance. 

Highways – 30/11/2018
Asda Stores consider that the applicant’s Transport Assessment is deficient for the following key 
reasons and as such the Council cannot reasonably arrive at a well-considered and sound planning 
decision:
 The proposed access should also be subject to a Road Safety Audit, in accordance with HD19/15;
 The operational assessments should be revisited – there is currently no consideration of the 

interaction between the site access junction and the B5211 Worsley Road / Parrin Lane signal 
controlled junction to the north, despite the queue on the northbound approach to the signals 
extending back far beyond the proposed site access in the weekday PM peak currently (and this 
being exacerbated by the development proposals);

 Further information should be provided to enable a more thorough review of the trip rates used. 
The TA makes no allowances for new trips. This is likely to underestimate the impact of the 
development proposals. The operational assessments need to be revised to take account of 
development trips and the interaction between the site access and the B5211 Worsley Road / 
Parrin Lane traffic signals. 

 There is the potential for conflicts between customer / staff vehicles and pedestrian movements 
and delivery vehicles, which would be a safety issue. 

 Further swept-path assessments should be undertaken to confirm that all relevant manoeuvres by 
delivery vehicles are achievable. 

 Servicing should take place outside of trading hours to limit the potential interaction between 
HGVs and those accessing / egressing the store and to minimise the impact on the through 
movement of vehicles on the B5211 Worsley Road.

Applicant’s response to objections by Asda Stores ltd.

The applicant’s transport consultant has issued the following rebuttals to the objections received on 
behalf of Asda Stores Ltd.

Retail Policy
 The Development Plan confirms that the Asda store at Peel Green is not located within a defined 

retail centre. This position is confirmed by Asda. The store therefore receives no protection in 
retail planning terms. 

 The planning process is not in place to protect individual retailers from competition. Indeed, 
competition and choice for consumers is promoted. 

 Asda’s objection relies upon a proposed revised retail centre boundary within a draft Local Plan 
produced in 2016. This document is now 2 years old, further rounds of consultation will be 
required before it is formally adopted, and the new Local Plan is unlikely to be adopted in advance 
of the Greater Manchester Spatial Framework, which is at least 2 years away. The 2016 draft 
policy document can therefore only carry very limited weight in the decision making process. 

 It is considered that the impact assessment submitted with the application is robust and that the 
anticipated impact on Peel Green Local Centre will not be significantly adverse, nor will the 
anticipated impacts on the Asda store. Further, the proposed store will not adversely impact or 
jeopardise the trading position of any retailers within the centre. 

 The Lidl store proposed is a small scale neighbourhood store, and thus, impacts on other retailers 
are limited in this context. 
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 Lidl’s deep discount model, and the role and function of the store, are fundamental considerations 
in the impact test. 

Highways
 A Stage 1 Road Safety Audit will be undertaken once the proposed improvements have been 

agreed with Salford City Council.
 A Keep Clear box will be introduced at the proposed access to ensure that Lidl traffic can enter 

and exit the site safely if there is traffic queuing back from the Worsley Road / Parrin Lane 
junction. The north-bound right-turn lane for this junction will also be lengthened. 

 The TRICS outputs for estimating the proposed development trip rates and further details of the 
surveyed stores have now been provided.

 The split for traffic generated by the development has now been amended to 20% new trips; 30% 
pass-by traffic’ and 50% diverted/transferred. 

 Swept-paths have been submitted demonstrating that a 16.5m articulated HGV will be able to 
safely access and egress the site from both directions without impeding surrounding traffic. 
Consequently there should be no need to impose restrictions on Lidl’s servicing periods. 

PLANNING POLICY

Development Plan Policy

Unitary Development Plan ST1 - Sustainable Urban Neighbourhoods
This policy states that development will be required to contribute towards the creation and 
maintenance of sustainable urban neighbourhoods.

Unitary Development Plan DES1 -  Respecting Context
This 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 and contribute towards a local identity 
and distinctiveness.

Unitary Development Plan DES2  -  Circulation and Movement
This policy states that the design and layout of new development will be required to be fully 
accessible to all people, maximise the movement of pedestrians and cyclists through and around the 
site safely, be well related to public transport and local amenities and minimise potential conflicts 
between pedestrians, cyclists and other road users

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 hard and soft landscaping should be provided where appropriate that is of a 
high quality and would enhance the design of the development, not detract from the safety and 
security of the area and would enhance the attractiveness and character of the built environment.

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 S2 – Retail and Leisure Development outside Town Centres and 
Neighbourhood Centres
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This policy states that outside the town centres and neighbourhood centres designated in Policy S1 
‘Retail and, planning permission will be granted for retail and leisure only where all of the following 
criteria are met:
i. it can be clearly demonstrated that there is a quantitative and, where appropriate, qualitative need 
for the development;
ii. it can be clearly demonstrated that there are no more appropriate sites or buildings available, for 
part or all of the development, in the following locations in order of priority:

a. within town or neighbourhood centres;
b. on the edge of town or neighbourhood centres;
c. out of centre sites, with preference given to sites which are served by a choice of means of 
    transport and which are close to an existing centre and have a high likelihood of forming 
links with that centre;

iii. it can be clearly demonstrated that there would be no unacceptable impact on the vitality and 
viability of any town or neighbourhood centre, either individually or cumulatively with other 
developments;
iv. the site is, or will be, accessible and well served by a choice of means of transport;
v. the development would not give rise to unacceptable levels of traffic congestion, or have an 
adverse impact on highway safety in terms of traffic
generation, parking or servicing;
vi. the development would be of a scale appropriate to the location and would be well related to its 
intended catchment population;
vii. in edge-of-centre locations, the siting and layout of the development maximises the potential for 
linked trips with the centre itself;
viii. the development would be of a high standard of design and support an attractive external 
environment; and
ix. the development would not have an unacceptable impact on environmental quality or residential 
amenity.

Unitary Development Plan A2  -  Cyclists, Pedestrians and the Disabled
This policy states that development proposals, road improvement schemes and traffic management 
measures will be required to make adequate provision for safe and convenient access by the 
disabled, other people with limited or impaired mobility, pedestrians and cyclists

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 in New Development
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 EN9 – Wildlife Corridors
This policy states that development that would affect any land that functions as a wildlife corridor, or 
that provides an important link or stepping stone between habitats, will not be permitted where it 
would unacceptably impair the movement of flora and fauna. Where development is permitted, 
conditions or planning obligations may be used to secure the protection, enhancement and/or 
management measures designed to facilitate the movement of flora and fauna across or around the 
site.  

Unitary Development Plan EN12 - Important Landscape Features
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This policy states that development that would have a detrimental impact on, or result in the loss of, 
any important landscape feature will not be permitted unless the applicant can clearly demonstrate 
that the importance of the development plainly outweighs the nature conservation and amenity value 
of the landscape feature and the design and layout of the development cannot reasonably make 
provision for the retention of the landscape feature. If the removal of an important existing landscape 
feature is permitted as part of a development, a replacement of at least equivalent size and quality, 
or other appropriate compensation, will be required either within the site, or elsewhere within the 
area.

Unitary Development Plan EN14 – Derelict, Underused and Neglected Land
This policy states that Development involving the reclamation, remediation or improvement of derelict, 
underused or neglected land should include measures to ensure that:
i. physical risks to the public are reduced to acceptable levels;
ii. site conditions appropriate to the proposed use of the land are created;
iii. contamination of the land is addressed in accordance with the provisions of Policy EN 16 
‘Contaminated Land’; and
iv. where appropriate, the existing ecological value of the site is protected or enhanced.

Unitary Development Plan EN16 – Contaminated Land
This policy states that ddevelopment proposals on sites known or thought to be contaminated will 
require the submission of a site assessment as part of any planning application, identifying the nature
and extent of the contamination involved, the risk it poses to future users/occupiers of the site, and 
the practical remedial measures proposed to deal with the contamination. Planning permission for 
development on or near to contaminated land will only be granted where the development would not:
i. expose the occupiers of the development and neighbouring land uses to unacceptable risk;
ii. threaten the structural integrity of any existing or proposed building on or adjoining the site;
iii. lead to the contamination of any watercourse, water body, or aquifer; or
iv. cause the contamination of adjoining land or allow such contamination to continue.

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 DEV5 -  Planning Conditions and Obligations
This policy states that 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 be granted planning permission 
subject to planning conditions or planning obligations that would ensure adequate mitigation 
measures are put in place.

Other Material Planning Considerations

National Planning Policy

- National Planning Policy Framework
- National Planning Policy Guidance
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Local Planning Policy

- Design Supplementary Planning Document
- Design and Crime Supplementary Planning Document
- Flood Risk and Development Planning Guidance
- Contaminated Land Planning Guidance
- Planning Obligations Supplementary Planning Document

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

APPRAISAL

Principle of Development

The proposed development relates to the construction of an A1 food-store on a site that is not located 
within an existing town centre or neighbourhood centre, as identified within Policy S1 of the City 
Council’s Unitary Development Plan and its associated Proposals Map. The gross internal area of the 
store would be 2,125sqm, of which 1,325sqm would function as the sales area. 

Paragraph 86 of the published revised NPPF (July 2018) sets out local planning authorities should 
apply a sequential test to planning applications for main town centre uses which are neither in an 
existing centre nor in accordance with an up-to-date plan. Main town centre uses should be located in 
town centres, then in edge of centre locations; and only if suitable sites are not available (or expected 
to become available within a reasonable period) should out of centre sites be considered. Paragraph 
87 then confirms when considering edge of centre and out of centre proposals, preference should be 
given to accessible sites which are well connected to the town centre. Applicants and local planning 
authorities should demonstrate flexibility on issues such as format and scale, so that opportunities to 
utilise suitable town centre or edge of centre sites are fully explored. The NPPG does however 
confirm that the use of the sequential test should recognise that certain main town centre uses have 
particular market and locational requirements which mean that they may only be accommodated in 
specific locations.

NPPF paragraph 89 sets out when assessing applications for retail and leisure development outside 
town centres, local planning authorities should require an impact assessment if the development is 
over a proportionate, locally set floorspace threshold. If there is no locally set threshold, the default 
threshold is 2,500m2 of gross floorspace. There is no locally set threshold in the saved policies of the 
Council’s UDP and the floorspace of the proposed A1 unit falls below 2,500m2, as such an Impact 
Assessment is not required. 

In response to the points raised on behalf of Asda Stores Ltd., the City Council’s Spatial Policy Team 
strongly disagrees that ‘significant weight’ can, and should, be given to the Draft Local Plan’s 
proposed Peel Green Local Centre boundary and Policy TC2’s locally set threshold (500sqm) for 
requiring an Impact Assessment. The draft Plan is still to go through further rounds of consultation 
and then examination by an Inspector before it becomes adopted. As a result, it would not be 
appropriate or justifiable to attach more than ‘very limited weight’ to these aspects of the draft Local 
Plan in the determination of this application. Instead significant weight is attributed to the saved 
policies within the current Development Plan, namely Policies S1 and S2. As indicated in the 
paragraph above, Policy S2 does not identify a locally set threshold for the submission of an Impact 
Assessment, meaning that the default threshold within national policy (the NPPF) should be applied. 
On this basis an assessment of the potential impact of the proposed food-store on Town and 
Neighbourhood Centres is not required. In any event, Asda, Eccles falls outside of the Local Centre 
boundary identified for Peel Green within the Proposals Map associated with UDP Policy S1 and 
therefore would not benefit from any protection in retail planning terms. 
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Policy S2 of the City of Salford UDP states that outside the town centres and neighbourhood centres 
designated in Policy S1 ‘Retail and, planning permission will be granted for retail and leisure only 
where all of the following criteria are met:
i. it can be clearly demonstrated that there is a quantitative and, where appropriate, qualitative need 
for the development;
ii. it can be clearly demonstrated that there are no more appropriate sites or buildings available, for 
part or all of the development, in the following locations in order of priority:

a. within town or neighbourhood centres;
b. on the edge of town or neighbourhood centres;
c. out of centre sites, with preference given to sites which are served by a choice of means of 

transport and which are close to an existing centre and have a high likelihood of forming links 
with that centre;

iii. it can be clearly demonstrated that there would be no unacceptable impact on the vitality and 
viability of any town or neighbourhood centre, either individually or cumulatively with other 
developments;
iv. the site is, or will be, accessible and well served by a choice of means of transport;
v. the development would not give rise to unacceptable levels of traffic congestion, or have an 
adverse impact on highway safety in terms of traffic
generation, parking or servicing;
vi. the development would be of a scale appropriate to the location and would be well related to its 
intended catchment population;
vii. in edge-of-centre locations, the siting and layout of the development maximises the potential for 
linked trips with the centre itself;
viii. the development would be of a high standard of design and support an attractive external 
environment; and
ix. the development would not have an unacceptable impact on environmental quality or residential 
amenity.

With regards to the above, points iii and vii are not applicable to this development as the size of the 
store falls below the threshold required to trigger an Impact Assessment and the site is situated in an 
out-of-town, rather than an edge-of-centre, location. Points iv, v, viii and ix are considered in more 
detail within the relevant sub-sections of this report, although for the benefit of this assessment it is 
concluded that the development has satisfied each individual criterion. 

In relation to point i., the applicant has noted that Lidl shoppers generally tend to utilise other shops 
and stores as well as Lidl in order to fulfil their grocery shopping and local service needs. Lidl stores 
therefore, tend to represent an additional shopping destination for consumers, who will then go on to 
visit other shopping destinations, as opposed to a destination which pulls consumers away from 
existing retail centres.

The applicant has submitted a Sequential Test to satisfy the requirements of S2 point ii. The Council’s 
Spatial Planning Team has confirmed that the catchment area reviewed by the applicant is 
reasonable. Within this they are satisfied that there are no other within-centre or edge-of-centre sites 
that could potentially meet the needs and operational requirements of the applicant. 

In terms of point vi., the scale of the development is designed to serve a population within a 10-minute 
drive of the application site. The building has been located on brownfield land, along a road frontage 
with good public transport links. Providing that it is supported by the necessary enhancements to 
pedestrian routes, the store would be well related to a number of residential estates within a 10 
minute walk. As such the development is considered to comply with criterion vi of Policy S2.

Given all of the above, it is considered that the applicant has adequately demonstrated compliance 
with Policy S2 of the City of Salford UDP and there are no in principle objections to the construction of 
a 2,400sqm A1 food-store on this site.
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Residential Amenity

The closest residential properties to the site are those associated with Sutherland Street, which back 
onto Folly Brook. In particular, the rear-facing, upper-floor windows to No’s 43 – 49 would look directly 
across the proposed car park, to the food-store’s south-eastern elevation, approximately 50m away. 
At this distance, the proposed building would not have an overbearing or visually intrusive impact on 
residents’ outlook from their rear windows. It is also noted that some new tree planting would be 
introduced along the site’s south-eastern boundary, which would serve to filter views and soften the 
appearance of large swathes of car parking. The potential impacts arising from servicing and comings 
and goings at the car park are considered as part of the ‘Noise’ Chapter, below. The development is, 
however, considered to have an acceptable impact on the amenity of neighbouring residents and is 
therefore in compliance with Policy DES7 of the City of Salford UDP. 

Noise

The proposed food-store is located in an area where existing ambient noise levels are high, due to the 
elevated M602 motorway and Worsley Road. There is, however, potential for noise from fixed plant 
and equipment (condensors, refrigeration plant etc.) or early morning deliveries to cause an impact on 
amenity to nearby existing residential properties, especially if operating during night-time hours when 
noise from road traffic is reduced.
A Noise Impact Assessment (NIA) has been submitted with the application. Within this, delivery noise 
has been assessed based on a 06:00 delivery at a similar store in Bolton. The impact of the noise has 
been assessed as having a low likelihood of creating a negative impact on the nearest residential 
receptors. 

An assessment has also been undertaken of noise from the car park.  Noise levels from a similar 
store have again been compared to measure ambient noise levels in the area, and assessed against 
the level change. The assessment considers a worst-case scenario, whereby all the parking spaces 
are used at least once per hour during the day-time and night-time, and concludes that the impact on 
the nearest residential receptors would be low/imperceptible. A condition to restrict the opening times 
and permitted delivery times should be attached to any permission to ensure that the impacts 
generated by the development are limited to those that have been assessed as part of the applicant’s 
NIA. 

With respect to plant noise the detailed specification and exact location of equipment is not yet 
known.  However, a noise rating level has been calculated to ensure that noise from fixed plant and 
equipment does not exceed the local background noise level during the daytime or night-time at the 
boundary of the nearest residential receptor. A condition should therefore be attached to any 
permission to set out the noise levels that should not be exceeded by any plant/equipment attached to 
the building. 

Overall there are no objections to the development on noise grounds, subject to compliance with the 
conditions described above, and therefore the development is considered to be in compliance with 
Policy ENV 17 of the City of Salford UDP. 

Access, Highways and Parking

Access
The last use of the application site was as a pub. Vehicular access was achieved from Worsley Road, 
although this is currently blocked up to prevent unauthorised access onto the plot. The proposed 
food-store scheme includes a number of improvement works to the site access and public highway in 
the immediate vicinity, including the following:
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 Widening of the existing site access and installation of a pedestrian refuge island, dropped kerbs 
and tactile paving;

 Extension of the existing north-bound right-turn only lane on Worsley Road by modifying the 
central road marking; 

 Carriageway widening into the northern Worsley Road footway to enable a near-side pass-by lane 
for south-bound vehicles;

  Provision of junction protection through amendments to Worsley Road markings and installation 
of ‘Keep Clear’ box;

 Provision of  pedestrian refuge island, dropped kerb and tactile paving on Worsley Road, south of 
Winton Bridge; and

 Relocation of existing bus stop outside of the site on Worsley Road – 40m to the north-west. 
Application of additional markings.  

The Local Highway Authority (LHA) considers that the proposed access point has been designed to 
an acceptable standard. Swept path analyses have demonstrated that large HGV vehicles can turn 
into, and out of, the site without impeding other vehicles. 

Traffic Generation 
The applicant’s transport consultant has forecasted the trip generation for the proposed store using 
trip rates from the TRCIS database. 

Table 1 – Total Vehicle Trip Generation extracted from SCP’s TA January 2019

Weekday AM Peak
(08:00-09:00)

Weekday PM Peak
(15:00-16:00)

Saturday Peak
(12:00-13:00)Extracted from SCP’s 

TA Arr Dep 2-Way Arr Dep 2-
Way Arr Dep 2-

Way
Total Vehicle Trip 

Generation 51 35 86 94 93 187 127 139 266

Table 2 – Vehicle Trip Generation Break Down
Weekday AM Peak

(08:00-09:00)
Weekday PM Peak

(15:00-16:00)
Saturday Peak
(12:00-13:00)

Arr Dep 2-Way Arr Dep 2-
Way Arr Dep 2-

Way
20% New Vehicle 

Trips 10 7 17 19 19 38 25 28 53

80% Pass-by / 
Transferred Trips 41 28 69 75 74 149 106 111 213

Total Vehicle Trips 51 35 86 94 93 187 127 139 266

Table 2 above indicates that only 20% of the total trips to the food-store will be new trips that weren’t 
already on the highway network, with the other 80% comprising of pass-by and diverted trips. This 
would equate to 17 new two-way movements in the weekday AM peak and 38 new two-way 
movements during the weekday PM peak. During the Saturday peak, the food-store is forecasted to 
generate 53 new two-way vehicular movements. 

The applicant has not provided a strong justification to support their forecasted split of vehicle trips. 
Supporting data from other food-stores contained within the Transport Assessment (TA) suggests that 
an average of 53% of the total trips to the food-store would be new trips on the network, not 20% as 
suggested by the applicant.
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For robustness, the local highway authority (LHA) have reassessed the potential traffic generation 
impacts of the proposed food-store on the application site on the basis that 53% of its assumed trips 
‘are new’. On this basis the resulting figures would be 46 two-way movements for the weekday AM 
Peak; 99 for the PM Peak and 141 for the Saturday Peak. The LHA considers that this level of traffic 
generation would not have a significant, adverse impact on the operation of the local highway 
network. 

It should be noted also that the applicant’s package of proposed highways improvements includes 
extending the existing right-turn lane for traffic travelling north-bound along Worsley Lane, a measure 
that increases the queuing capacity at the Worsley Road / Parrin Lane junction. The applicant has 
also agreed to provide a financial contribution of £150,000 (as part of a s106 contribution) towards the 
cost of improvement works to the signalised Worsley Road / Parrin Lane junction. These works would 
likely include upgrading the traffic signal equipment through the installation of Microprocesor 
Optimised Vehicle Actuation (MOVA), which would optimise the performance of the junction. 

Servicing
The swept-path analysis, submitted by the applicant’s transport consultant, demonstrates that the 
proposed car park layout can accommodate the maximum legal articulated HGV turning manoeuvre. 

The applicant has submitted a Delivery, Servicing and Waste Management Plan. This has been 
reviewed by the LHA and is considered to be generally acceptable. It does however require a 
commitment to using a banksman when delivery vehicles are undertaking reversing manoeuvres to 
ensure the safety of staff and the public using the car park. Given that additional updates are required 
to this document from a noise management perspective, it is recommended that a condition be 
attached to any permission which requires a Delivery, Servicing and Waste Management Plan to be 
agreed.  

Car and Cycle Parking
The car park associated with the proposed food-store would provide parking spaces for 104 cars, of 
which five would be designated for Lidl staff; seven are allocated for disabled motorists; and eight 
identified as parent and child spaces. Two parking spaces within the car park would accommodate 
electric vehicle charging points; these represent mitigation measures as advised by the Greater 
Manchester Air Quality Action Plan. The overall level of parking provision is considered to be 
appropriate for a store of this size and this location and it is considered that the designated parking 
bays have been located in logical positions. It is also noted that the car parks associated with Lidl 
stores typically experience a relatively high turnover, as customers only tend to spend around 15min-
20mins in the store. 

A parking bay has also been designated for use by taxis on the submitted site plan. As identified 
earlier in this report, representations from a local taxi union have stated that this provision will be 
inadequate for the needs of the local community and that two-three spaces should be provided closer 
to the store exit. There is no policy requirement for the provision of taxi spaces and it is considered 
that the space identified has been appropriately located, at 20m from the store’s customer 
entrance/exit. As such this element of the scheme is considered to be acceptable.   

Customer cycle parking would be located adjacent to the store frontage, beneath the building’s 
canopy feature, and comprises of five Sheffield stands that can accommodate 10 cycles. This 
provision should be secured by condition.

The Transport Assessment submitted with the application states that staff will be able to safely store 
the bicycles in the warehouse and therefore there is no need for designated cycle parking to be 
provided outside of the store A cloakroom with lockers and two changing rooms have been shown on 
the submitted plans; again this should be secured by condition to encourage staff cycling. 
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Sustainable Travel 
The site is well-served by public buses, which provide regular connections between Eccles, and 
Manchester City Centre. An existing bus stop is situated outside of the application site, adjacent to its 
current vehicular access point.  The proposed widening of the site access has necessitated the 
relocation of the bus-stop, 40m to the north-west. As part of these works a bus clearway marking shall 
be added to the highway. This proposed arrangement is considered to be acceptable by the LHA and 
will be secured as part of the wider package of s.278 works. 

The application site is situated close to a number of established residential estates, which provides 
potential customers in the area with the opportunity to walk to the proposed store, if the routes to it 
are fit for purpose. The applicant has agreed to install a pedestrian refuge island on Worsley Road, 
just to the south of Winton Bridge, to assist future customers approaching the site from the south-
east. This would be delivered as part of the wider package of s.278 works. Additionally, the applicant 
has agreed to provide a financial contribution of £150,000 (as part of a s106 contribution) towards the 
cost of improvement works to the signalized Worsley Road / Parrin Lane junction. These works would 
likely include upgrading the quality of the existing pedestrian crossing facilities, which are currently 
dated, uninviting and not fit-for-purpose. 

As part of early discussions, in advance of the application being submitted, consideration was given to 
whether it would be appropriate for the applicant to provide a pedestrian footbridge over Worsley 
Brook, which would connect the site to Cleavley Athletics track. The applicant has explored the ability 
for this infrastructure to be provided and submitted a note that states it would not be feasible or viable 
for it to be incorporated into the development proposals for the following reasons:  
 It would result in a reduction in parking numbers on the site, which are already at a minimum level;
 It would require a re-design of the car parking area and estate roads, which is not feasible, given 

the need for cars and delivery vehicles to safety navigate the car park;
 It would result in the removal of protected trees;
 It would cause issues with the Environment Agency, as any built structure or obstruction within a

watercourse is generally resisted due to the potential for it to reduce the capacity of the 
watercourse.

 There are also issues with third party ownership in respect of the brooks and the land on the 
opposite side of the watercourse. Agreement would need to be reached between all three 
landowning parties in respect of construction, maintenance, and insurance liabilities;

 There are issues with levels between Lidl’s site, the brook and the athletics track site; and
 There would be difficulties in maintaining a bridge in this location, as maintenance access is poor.
 The bridge could put added strain on Lidl’s car park and the surrounding highways network, as 

visitors to Cleavley Athletics Track may choose to use Lidl’s car park and then access the 
Athletics track. 

It should be noted that there is no policy requirement for the applicant to provide a bridge connecting 
the application site with the Athletics Track and that diverting any s106 monies secured from the 
development towards the provision of one would not be CIL Regulation 123 compliant. The pedestrian 
improvement works identified in the paragraphs above (to improve pedestrian linkages on Worsley 
Road and also its junction with Parrin Lane) are considered to be sufficient to mitigate the impacts of 
the development.

Conclusion
Overall there are no objections to the development on highways grounds, subject to the conditions 
referenced in the paragraphs above and the provision of a financial contribution of £150,000 towards 
improvement works at the junction of Worsley Road / Parrin Lane. Other off-site highways 
improvements would be delivered as part of a s.278 agreement. Therefore the development is 
considered to be in compliance with Policies A2, A8 & A10 of the City of Salford UDP and the relevant 
sections of the NPPF.
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Air Quality

The application site is sited on the edge of the combined Greater Manchester Air Quality 
Management Area, however A1 uses are not classed as sensitive receptors with respect to air 
pollution. 

The proposal includes 1,325sqm of retail floor-space and 104 car parking spaces. The scale of the 
development is such that consideration should be given to whether additional road traffic associated 
with the development would directly increase emissions of air pollutants within the AQMA and wider 
environment. 

The application is supported by a detailed Air Quality Impact Assessment, which considers the impact 
of the proposed store (increased vehicle emissions) against the baseline position. This is achieved by 
modeling the predicted concentrations of NO2 at the façade of properties in the wider area that may 
experience increases in road traffic as a result of the development.  

The model predicts a slight, but no significant, impact from the development at one receptor on 
Worsley Road. The City Council’s consultant Environmental Officer has accepted the conclusions of 
the Impact Assessment and recommended mitigation measures in line with the Greater Manchester 
Air Quality Action Plan and the Principles of Good Practice from the EPUK / IAQM Guidance (Land-
Use Planning and Development Control: Planning for Air Quality). 

The applicant has committed to the provision of a single rapid electric vehicle (EV) charging unit 
within the customer car park, which is considered to represent an acceptable form of mitigation. As 
such there are no objections on the grounds of air quality subject to the imposition of a condition to 
secure the installation of the EV charging unit(s). The construction phase of the development can be 
controlled through a condition that requires the submission of a Construction Environment 
Management Plan. The development is therefore considered to be in compliance with Policy ENV 17 
of the City of Salford UDP. 

Layout, Scale and Massing

The proposed food-store has been set back from Worsley Road by 32m-45m, behind an area of 
surface-level car parking. It is understood that such a large set-back from the highway has been 
driven by the alignment of services beneath the site and the need to layout the development 
efficiently. 

Whilst existing development to the south and east is generally residential in character and smaller in 
scale/massing, it is considered that the proposed store would not appear unduly bulky or out of 
context as a minimum of 40m ‘breathing space’ would be retained around it. It is also noted that when 
viewed from the south-east on Worsley Road, the store would be seen against the backdrop of the 
raised M602 Motorway. 

The scale, massing and design of the food-store is largely derived by its function and is of typical 
appearance for an out-of-centre Lidl. Glazing spans the store’s elevation facing Worsley Road, which 
would provide an active frontage. Above this is a wrap-around canopy feature that would shelter the 
store entrance during inclement weather and makes for a more expressive and interesting elevation. 
Material samples should be submitted for consideration, as part of a planning condition, in advance of 
any above-ground works commencing.  

Overall it is considered that the development would not appear out of character and would achieve a 
high standard of design, which complies with Policies DES1 and S2viii of the City of Salford UDP. 



$3af343w2.docx

Trees and Landscaping

The existing trees along the south-western site boundary, adjacent to Worsley Brook, are covered by 
Tree Preservation Order No.536. The applicant has submitted an Arboricultural Report and Impact 
Assessment with their application. This identifies that the vast majority of these trees would be 
retained, with the exception of three individual specimens that have been rated as ‘Category U’, 
meaning that they should be removed regardless of whether this is required by the development or 
not. A further 31 trees or groups will require removal from the centre of the site to facilitate the 
proposed footprint of the building and car park. The majority of these are rated as ‘Category C’ – low 
amenity value trees, although five have been rated as ‘Category B’, meaning that they are of 
moderate amenity value. It is considered that the loss of Category B trees can be adequately 
mitigated through the provision of new, replacement tree planting. The applicant’s amended site plan 
makes provision for this along the south-eastern site boundary, adjacent to Folly Brook, and within the 
store car park also. A condition to secure this replacement provision shall be attached to any grant of 
permission. Further conditions relating to the installation of tree protection measures for those trees 
set to be retained and the provision of an Arboricultural Method Statement shall also be imposed. 

During the course of the application the applicant has enhanced the level of soft landscaping 
associated with the development to break up the hard-surfacing set to be used for car parking. The 
landscaped frontage adjacent to Worsley Road has been widened, which now allows for tree planting. 
It is considered that this will sufficiently soften the appearance of the development when viewed from 
the public streetscene. The updated Site Plan shows that there is scope for further tree-planting and 
soft landscaping to the south-eastern side of the site. As referenced earlier in this report, any tree 
planting here will serve to filter views through to the store and car park from the rear windows of 
residential properties on Sutherland Street. 

The applicant was asked to incorporate a green roof into the design of the building. In response Lidl 
have indicated that this would not be feasible. This is because it would necessitate a full re-design of 
the whole building, as the specification for the roof of the store and associated retaining structures 
would need to be completely re-modelled. There would also be a significant cost associated with 
delivering a green roof and maintaining it. The applicant considers that revised landscaping scheme 
already provides significant landscaping and greenery across the site. They are also of the view that 
the proposal represents sustainable development through the redevelopment of a brownfield site and 
the variety of measures that will be implemented to minimise the environmental impact of the store 
(see Sustainability Section of this report).  

It is recognised that there is no specific local or national policy that requires the provision of green 
roofs. Following amendments to the scheme, it is considered that the applicant has demonstrated that 
the site will be landscaped to an acceptable standard. A condition shall be added to any permission to 
secure the submission of a detailed landscaping scheme. 

Ecology

A Preliminary Ecological Appraisal has been submitted with the application and subsequently 
reviewed by the Greater Manchester Ecology Unit (GMEU). They note that both Worsley Brook and 
Folly Brook run adjacent to the site and as such some form of temporary protection measures will 
need to be installed during the construction phase to prevent the pollution of the watercourse. A 
condition to this effect has been recommended, although it is suggested that this information could be 
secured as part of the requirements of the Council’s standard Construction Environment Management 
Plan condition. The Ecology Unit has also requested that no surface water run-off be allowed to enter 
into the Brooks, again to avoid pollution of the watercourse. However, the Environment Agency (EA) 
and Council’s consultant Drainage Engineer have confirmed that the applicant would need to apply to 
the EA for an Environmental Permit to discharge into the Brook. In granting any permit the EA would 
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need to be satisfied that the surface water would not unacceptably harm the biodiversity of the Brook. 
This matter is considered further in the ‘Flood Risk and Drainage’ section of this Appraisal. 

Invasive species have been found to be present at the site and both GMEU and the EA have 
requested conditions designed to remove them from site as part of the construction phase and 
prevent their return thereafter. 

In-line with Paragraph 170 of the NPPF the applicant should ensure that the development provides 
net gains in biodiversity. Consequently GMEU have recommended a condition designed to secure the 
provision of a series of biodiversity enhancements, which should include bat and bird boxes; native 
tree and shrub planting; the creation of a hibernacula and sensitive lighting. The EA have requested 
that a condition be imposed to ensure that the riparian landscape within the site is managed in such a 
way as to protect its ecological value, particularly along the Folly Brook and Worsley Brook corridors 
and waterbodies. 

In addition to the recommendations set out above, GMEU have also advised that an informative 
should be added to any grant of planning permission in relation to hibernating hedgehogs and 
amphibians. GMEU’s suggested condition in relation to the protection of nesting birds shall be added 
as an informative as they are already protected under separate legislation (Wildlife and Countryside 
Act 1981). 

Overall GMEU have raised no objections to the proposed development, which is considered to be in 
compliance with Chapter 11 of the National Planning Policy Framework.

Flood Risk and Drainage

Flood Risk
The application site is situated in Flood Zone 1, whilst the provision of a food-store is classed as a 
‘Less Vulnerable’ use in flood-risk terms. As such it is appropriate for the development to be sited in 
this flood zone.  

Folly Brook is designated as a ‘main river’ by the Environment Agency. Initially they objected to the 
proposed development on the grounds that it involved building works unacceptably close to the 
Brook, which could obstruct flood flows, thereby increasing the risk of flooding to properties upstream 
and on the opposite bank. In response the applicant has amended their proposed site layout so that 
the edges of the car park and associated structures would not encroach into the existing bank profile 
of Folly Brook, thus retaining its overall channel capacity. These alterations have allowed the 
Environment Agency to withdraw their initial objection.

Drainage
The development has been proposed on brownfield land, on a plot that is located within the Core 
Conurbation Critical Drainage Area. As such the site must be drained using the most sustainable 
method possible and should achieve a 50% reduction in the existing rate of surface water runoff (or to 
greenfield runoff, whichever is greater). 

The applicant has provided a Drainage Strategy with accompanying plans and calculations, which 
indicate that infiltration is not possible at this site owing to unsuitable ground conditions in the form of 
predominantly stiff clay. In light of this the applicant has agreed to install SuDs-enabled trees, in an 
effort to ensure that at least a small proportion of surface water from the site can be drained in the 
most sustainable way possible. A condition designed to secure the location and implementation of this 
type of tree-planting would be attached to any grant of planning permission.  

The majority of surface water from the site would be discharged via either an outfall into the adjacent 
watercourse (Folly Brook) or via discharge into the public sewer. The SuDS Hierarchy is clear in 
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recommending discharge via Folly brook (before the public sewer), with flows restricted to 50% of the 
existing discharge rates and the provision of suitable attenuation. This would require an 
Environmental Permit from the Environment Agency. Appropriate measures should be provided to 
prevent runoff from the car park from polluting the watercourse. These measures could include filter 
strips, bio-retention features and other SuDS mitigations that treat suspended solids, metals and 
hydro-carbons within the run-off. Overall, the City Council’s consultant Drainage Engineer is satisfied 
that surface water can be drained from the site in a sustainable manner and has recommended that 
conditions relating to the provision of a detailed drainage strategy and appropriate pollution prevention 
measures be attached to any grant of planning permission. The development is therefore considered 
to be compliant with Policy EN19 of the City Council’s UDP and with relevant national policies 
contained within the NPPF also.     

Contaminated Land

The site has a history of prior agricultural use, allotment gardens and the public house.  There was 
also a garage in close proximity to the site.  There is therefore a potential of land contamination 
including possible mobile contaminants, which could potentially migrate to the nearby Folly Brook. 
The proposed end use is commercial, which is considered a sensitive end use with respect to land 
contamination risk.  

A Desk Study Report and Ground Investigation Report has been submitted with the application. The 
Reports and soil analysis indicate that there is potential for contamination to exist and has also 
identified potential pathways to future site users. However the hardstanding proposed over the 
majority of the site will break this pathway and in areas of soft landscaping a clean cover layer will 
also break any direct pathway. In terms of the potential risks to groundwater the proposed 
hardsurfacing will reduce the potential for water to leach into the ground. Gas monitoring detected 
elevated levels of CH4 and CO2, which will require gas protection measures.

The City Council’s consultant Environmental Officer has reviewed the submitted reports and accepted 
their conclusions. A formal remediation strategy, secured by planning condition, will be required to 
address the potential contamination issues that have been identified, with a verification report to be 
submitted once the remediation works have been implemented on site. Subject to compliance with the 
recommended conditions, this aspect of the development is considered to be in compliance with 
Policy ENV17 of the City of Salford UDP.  

Crime Prevention

The applicant has sought to reduce opportunities for crime through the layout and design of the 
foodstore, boundary treatments and landscaping. A Crime Impact Statement (CIS) has also been 
submitted with the application. This identifies that the following features of the development would 
make a positive contribution to the prevention of crime and fear of crime:
 It will bring activity and surveillance to the area at all times of day and elements of the evening;
 The proposed store has a relatively simple footprint that will provide few potential places of 

concealment and will facilitate efficient surveillance of external areas. The main entrance is 
located in a prominent position that can be well-seen from the car park and the street; and

 The proposed customer parking is visible from the street, increasing natural surveillance 
opportunities.

The CIS recommends the introduction of lighting and CCTV and the enhancement of boundary 
treatments surrounding the site in order to fully protect the foodstore and its car park. A landscaping 
condition shall be attached to any grant of planning permission, which will secure details of external 
lighting and the height, design and alignment of boundary treatments. Overall it is considered that the 
development is in compliance with Policy DES10 of the City of Salford UDP and there are no 
objections to the development on the grounds of security or crime prevention.
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Sustainability

Within their Planning and Retail statement the applicant has indicated that Lidl implement a variety of 
measures to minimise the environmental impact of its stores and to contribute towards sustainability 
objectives. These include:-
 Limiting deliveries to a maximum of two per day. Delivery vehicles are also used to remove waste 

from the store on their return journey to the RDC where the waste/recyclable material is sorted 
and managed centrally. This also helps to reduce vehicle trips and emissions;

 Lidl lead the sector in terms of recycling and waste to landfill reduction by recycling all 
paper/cardboard and plastic waste produced by the store. As such over 80% of all waste 
produced in store is recycled.

 Lidl stores include highly efficient condensing boilers, which recover waste heat from the 
combustion process. All heating is regulated by sensors.

 All Lidl stores are fitted with a ‘Building Management System’ incorporating movement sensors, 
Lux meters and thermostatic controls. This ensures that the back of house areas of the store are 
only lit when people are using them, that external lighting is only used when required and that the 
temperatures of the various areas within store are maintained at the correct levels. Energy 
efficient LED lighting is used and lighting within the sales area is cutback to one third before and 
after trading hours.

 Water consumption is carefully monitored and flow control devices and water meters are fitted in 
all stores.

 Car park lighting is designed in accordance with Lidl’s ‘Dark Sky’ policy with light fittings carefully 
specified in order to keep light spill beyond the site boundary to a minimum, with Lux and timer 
controls fitted.

 Lidl also produce and implement Travel Plans to promote sustainable transport choices.
On the basis of the above, it is considered that the development will meet the City Council's 
aspirations in terms of sustainability and the requirements of its SPD: Sustainable Design and 
Construction.

Planning Obligations

The National Planning Policy Framework (paragraph 204) states that 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. 

UDP Policy DEV5 and the Planning Obligations SPD (2015) explain the City Council’s overall 
approach to the use of planning obligations, and sets out detailed advice on the use of obligations to 
ensure that developments mitigate their impacts by making an appropriate contribution to projects that 
will ensure the needs generated by the development are met. The SPD notes that for developments 
comprising of 1,000sqm or more of non-residential floor-space, any contributions towards transport 
and public relam will be negotiated having regard to site specific circumstances. 

This application proposes the development of a 2,400sqm food-store (Use Class A1), which is likely 
to generate a significant increase in footfall between the site and the surrounding residential estates.  
An assessment of this impact has revealed a need to improve the pedestrian crossing facilities 
associated with the junction of Worlsey Road and Parrin Lane, to ensure that they are fit for purpose. 
Consequently the applicant and the City Council have agreed a contribution of £150,000. This 
contribution would be secured via Section 106 agreement and would be directed towards 
improvement works to the junction of Worsley Road and Parrin Lane. 

Recommendation

Planning permission be granted subject to the following planning conditions and that:
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1) The Strategic Director of Environment and Community Safety be authorised to enter into a legal 
agreement under Section 106 of the Town and Country Planning Act to secure the following heads of 
terms:

 A financial contribution of £150,000 towards improvement works at the junction between Worsley 
Road and Parrin Lane, Eccles. 

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

3) The authority be given for the decision notice relating to the application be issued (subject to the 
conditions and reasons stated below) on completion of the above-mentioned legal agreement;

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:

Proposed Site Plan – P400 Rev: R
Proposed Site Levels Plan – P405 Rev: C
Existing and Proposed Site Sections Sheet5 – 2246/P411
Proposed Site Access Improvements – SCP/18673/SK01 Rev: D
Proposed Elevations – P200 Rev: A
Landscape Masterplan – R/2161/1A

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

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

(i) the times of construction activities on site which, unless agreed otherwise as part of the 
approved Statement, shall be limited to between 8am-6pm Monday to Friday and 9am-2pm 
Saturday only (no working on Sundays or Bank Holidays). Quieter activities which are carried out 
inside buildings such as electrical works, plumbing and plastering may take place outside of 
agreed working times so long as they do not result in significant disturbance to neighbouring 
occupiers;
(ii) the spaces for and management of the parking of site operatives and visitors vehicles;
(iii) the storage and management of plant and materials (including loading and unloading 
activities); 
(iv) the erection and maintenance of security hoardings including decorative displays and facilities 
for public viewing, where appropriate; 
(v) measures to prevent the deposition of dirt on the public highway;
(vi) measures to control the emission of dust and dirt during demolition/construction; 
(vii) a scheme for recycling/disposing of waste resulting from demolition/construction works; 
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(viii) measures to minimise disturbance to any neighbouring occupiers from noise and vibration, 
including from any piling activity;
(ix) measures to prevent the pollution of the Folly Brook and Worsley Brook watercourses from 
building materials and run-off, such as the installation of temporary fencing and a buffer zone 
along the water’s edge; and
(x) a community engagement strategy which explains how local neighbours will be kept updated 
on the construction process, key milestones, and how they can report to the site manager or other 
appropriate representative of the developer, instances of unneighbourly behaviour from 
construction operatives.  The statement shall also detail the steps that will be taken when 
unneighbourly behaviour has been reported. A log of all reported instances shall be kept on record 
and made available for inspection by the local a planning authority upon request.

Reason:  In the interests of the amenity of neighbours in accordance with policies DES7 and 
EN17 of the Salford Unitary Development Plan and the National Planning Policy Framework. As a 
Construction Method Statement is required to inform the practices followed during the lifetime of 
the build it is necessary to require this information prior to the commencement of development.

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.

4. No development shall be started until all the trees within (or overhanging) the site, with the 
exception of those trees clearly shown to be felled on the submitted plan, have been surrounded 
by substantial fences which shall extend to the extreme circumference of the spread of the 
branches of the trees (or such positions as may be agreed in writing by the Local Planning 
Authority).  Such fences shall be erected in accordance with a specification to be submitted to and 
approved in writing by the Local Planning Authority 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 fencing.

Reason: To safeguard existing trees within the site and to ensure that adequate provision is made 
for their protection whilst the development is carried out, having regard to Policy EN12 of the City 
of Salford Unitary Development Plan, the Salford City Council Trees and Development 
Supplementary Planning Document, and the National Planning Policy Framework. 

Pre-commencement reason: Any work on the site has the potential to damage those trees to be 
retained and so the programme of protection measures is required before any development 
commences.

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

Reason: To ensure a satisfactory method of surface water disposal to reduce the risk of flooding 
elsewhere in accordance with policy 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
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 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)

Reason for pre-commencement condition: The solution for surface water disposal must be 
understood prior to works commencing on site as it could affect how underground works are 
planned and carried out.

6. Prior to the commencement of development, a scheme of appropriate pollution prevention 
measures to be applied to surface water run-off from the site shall be submitted to, and approved 
in writing by, the Local Planning Authority. The approved scheme shall be implemented prior to 
the first use of the site as a car showroom and shall be retained until the cessation of this use.

Reason: To prevent pollution of adjacent watercourses and controlled waters from the 
development site, having regard to Policy EN17 of the City of Salford Unitary Development Plan 
and the National Planning Policy Framework.

Reason for pre-commencement condition: The solution for draining the site areas must be 
understood prior to works commencing on site as it could affect how underground works are 
planned and carried out.

7. Prior to the commencement of development (except for demolition and enabling works) a 
contaminated land remediation strategy shall be submitted to, and approved in writing by, the 
Local Planning Authority. 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.

8. Pursuant to condition 7; and prior to first use of the development hereby approved, a verification 
report, which validates that all remedial works undertaken on site were completed in accordance 
with those agreed with the Local Planning Authority, shall be submitted to and approved in writing 
by the Local Planning Authority.

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

9. No development shall commence 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: To safeguard existing trees within the site and to ensure that adequate provision is made 
for their protection whilst the development is carried out, having regard to Policy EN12 of the City 
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of Salford Unitary Development Plan, the Salford City Council Trees and Development 
Supplementary Planning Document, and the National Planning Policy Framework. 

Pre-Commencement Reason: Any work to trees is likely to be undertaken at the start of 
construction works and so the programme of works to trees is required before any development 
commences.

10. Prior to any earthworks a method statement detailing the eradication and/or long-term 
management and control for Himalayan balsam & variegated Yellow Archangle  shall be 
submitted to, and agreed in writing by, the Local Planning Authority. The agreed method 
statement shall be adhered to and implemented in full unless otherwise agreed in writing by the 
Local Planning Authority. The method statement shall include proposed measures that will be 
used to prevent the spread of Himalayan balsam & variegated Yellow Archangle during any 
operations e.g. mowing, strimming or soil movement. It shall also contain measures to ensure that 
any soils brought to the site are free of the seeds / root / stem of any invasive plant covered under 
the Wildlife and Countryside Act 1981, as amended. Development shall proceed in accordance 
with the approved method statement

          
Reason - It is an offence under the Wildlife & Countryside Act 1981 to introduce plant or cause to 
grow wild any plant listed in Schedule 9 part 2 of the Act. 

11. No development shall take place until a detailed boundary reinstatement and restoration plan, and 
combined landscape management plan, including long-term design objectives, management 
responsibilities and maintenance schedules for all landscaped areas, shall be submitted to and 
approved in writing by the local planning authority. The combined riparian corridor reinstatement 
and landscape management plan shall be carried out as approved and any subsequent variations 
shall be agreed in writing by the local planning authority.
 
The scheme shall include the following elements:
 
 Detail extent and design of riparian mitigation proposals along stream corridors as outlined in 

Drwg. P403 rev. C and River Corridor Survey (Enzygo Oct 2018).
 Details and type of new soft landscaping including landscape schedule predominantly based 

on native species.
 Details of maintenance regimes
 Details of any new habitat created i.e., species rich grassland, on site
 Detailed design of boundary treatment mitigation works around water bodies. 
 Details of management responsibilities

Reason: To ensure the protection of wildlife and supporting habitat and secure opportunities for 
the enhancement of the nature conservation value of the site in line with national planning policy.

Reason for Pre-Commencement Condition: Riparian / water body mitigation measures may need 
to be implemented at the outset before the onset of construction works and therefore the details 
required by this condition need to be agreed prior to the commencement of development. 

12. The trees to be felled as part of the development hereby approved shall be replaced in 
accordance with a Tree Replacement Scheme, which shall be submitted to, and approved in 
writing by, the Local Planning Authority prior to the commencement of above-ground works. The 
scheme shall include details of: tree species; tree sizes (including the minimum height and 
circumference of stem at 1m from the ground level); a plan indicating the location of the 
replacement trees and a timetable for tree planting and details of aftercare. The approved scheme 
shall be implemented in full in accordance with approved details and timetable and shall be 
retained thereafter. 
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Reason: To mitigate the loss of existing trees and to ensure that the site is suitably landscaped, 
having regard to Policy EN12 of the City of Salford Unitary Development Plan and the National 
Planning Policy Framework.  

13. Notwithstanding the details shown on the approved plans, no above-ground development shall 
commence until full details of both hard and soft landscaping works have been submitted to, and 
approved in writing by, the Local Planning Authority. The details shall include the formation of any 
banks, terraces or other earthworks, hard surfaced areas and materials, boundary treatments, 
external lighting, planting plans, specifications and schedules (including planting size, species and 
numbers/densities), existing plants / trees to be retained and a scheme for the timing / phasing of 
implementation works.

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

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

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.

14. Notwithstanding any description of materials in the application, no above ground construction 
works shall take place until samples and full details of materials to be used externally on the 
buildings have been submitted to, and approved in writing by, the Local Planning Authority. Such 
details shall include the type, colour and texture of the materials. Only the materials so approved 
shall be used, in accordance with any terms of such approval.

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

15. Notwithstanding the details submitted to date the development hereby approved shall not be 
brought into first occupation until details of short-stay customer cycle parking (total of 10 spaces) 
and long-stay staff parking and changing facilities have been 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 first use of the food-store 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

16. Notwithstanding the details submitted to date, the development hereby approved shall be brought 
into first use until a scheme for the provision of 1no. Rapid Electric Vehicle Charging Point, or 2no. 
Fast Electric Vehicle Charging Points, has been submitted to and approved in writing by the Local 
Planning Authority. The charging point shall be installed in accordance with the approved scheme 
prior to first occupation of the development and retained thereafter, unless other agreed in writing 
by the Local Planning Authority. 
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Reason: To encourage the uptake of ultra-low emission vehicles and ensure the development is 
sustainable, and to safeguard residential amenity, public health and quality of life, having regard to 
Policies EN17 of the City of Salford Unitary Development Plan and Paragraphs 35 and 124 of the 
NPPF. 

17. Notwithstanding the details submitted to date, the development hereby approved shall not be 
brought into first use until a Deliveries, Servicing and Waste Management Plan has been 
submitted to, and approved in writing by, the Local Planning Authority. Thereafter development 
shall proceed in accordance with the details within the approved Plan.

Reason: In the interests of pedestrian and highway safety, having regard to Policies A2 and A8 of 
the City of Salford Unitary Development Plan. 

18. The vehicle parking, servicing and other vehicular access arrangements shown on the approved 
plans to serve the development hereby permitted shall be made available for use prior to the first 
use of the food-store and shall be retained thereafter for their intended purpose.

Reason: In the interest of highway safety and the free flow of traffic and in accordance with 
policies A2, A8 and A10 of the City of Salford Unitary Development Plan and the National 
Planning Policy Framework.

19. Prior to the development hereby approved being brought into use, a Biodiversity Enhancement 
Scheme shall be submitted to, and approved in writing by, the Local Planning Authority. The 
approved Scheme shall include, but not be limited to the provision of:

 Bat bricks/boxes
 Bird boxes (dipper/pied wagtail beneath the bdige/culvert)
 Sensitive Lighting (avoiding tree lines and Worsley brook)
 Native tree and shrub planting;
 Creation of hibernacula; and
 Sensitive Lighting

The approved scheme shall be implemented in accordance with the approved details prior to 
the first occupation of the development.

Reason: To secure opportunities for the enhancement of the nature conservation value of the 
site in accordance with the National Planning Policy Framework.

20. The development hereby approved shall not be brought into first use until the hours for 
deliveries have been submitted to, and agreed in writing by, the Local Planning Authority. 
The business shall operate in accordance with the approved delivery hours thereafter. 

Reason: In the interest of the amenity of residents, in accordance with policy EN 17 of the 
City of Salford Unitary Development Plan and the National Planning Policy Framework.

21. The premises shall only be open for trade or business between the hours of: 
- Monday to Saturday 07:00 – 23:00;
- Sundays / Public holidays 10:00 – 16:00.  

Reason: In the interest of the amenity of residents, in accordance with policy EN 17 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework.

22. Any externally mounted plant and equipment (with the exception of plant required for emergency 
situations such as standby generators, smoke extract equipment etc) associated with the 
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development shall be designed so as not to exceed the following noise levels when operating 
simultaneously;

 07:00 – 23:00 - 57 dB LAEQ 1-hour
 23:00 – 07:00 – 49 dB dB LAEQ 15-Minute

Assessed in accordance with BS 4142: 2014 with corrections applied for any plant emitting noise 
of a tonal or irregular quality. 

Reason: To safeguard the amenity of neighbouring occupants of the development hereby 
approved in accordance with policies S4 and EN17 of the City of Salford Unitary Development 
Plan and the National Planning Policy Framework.

23. Notwithstanding the provisions of Condition 5, the rate of discharge of surface water from the 
development shall be restricted to 50% of the existing discharge rate (or to green-field runoff, 
whichever is greater), as per Salford City Council's SFRA, unless otherwise agreed in writing with 
the Local Planning Authority. 

Reason: To reduce the risk of flooding by ensuring the satisfactory storage of/disposal of surface 
water from the site, in accordance with policy EN19 of the City of Salford Unitary Development 
Plan.

Notes to Applicant
1. This permission does not grant consent under the Town and Country Planning (Control of 

Advertisements) Regulations 2007 for the advertisement(s) shown on the submitted plan, nor 
does it imply that such consent would be forthcoming.

2. The applicant is advised that they have a duty to adhere to the regulations of Part 2A of the 
Environmental Protection Act 1990, the National Planning Policy Framework 2018 and the current 
Building Control Regulations with regards to contaminated land. The responsibility to ensure the 
safe development of land affected by contamination rests primarily with the developer.

3. This development will require a permit under the Environmental Permitting (England and Wales) 
Regulations 2016 from the Environment Agency for any proposed works or structures, in, under, 
over or within eight metres of the bank of Folly Brook which, is designated a ‘main river’. Some 
activities are also now excluded or exempt. A permit is separate to and in addition to any planning 
permission granted. Further details and guidance are available on the GOV.UK website: 
https://www.gov.uk/guidance/flood-risk-activities-environmental-permits

4. Full construction details of the new site access points on Worsley Road, internal road layout and 
redundant access points reinstated as continuous footway should be submitted to and agreed in 
writing by the Local Highway Authority. Such scheme as is agreed shall be constructed in 
accordance with the approved drawings.

5. Any amendments to the adopted carriageway and footways need to be re-instated using similar 
materials.

6. Adopted street lighting, traffic signal equipment and existing services within the footway and 
carriageway must be protected.

7. Any areas to be submitted for adoption will require an agreement.

8. The developer should undertake Road Safety Audits at the relevant stages to provide an 
opportunity to monitor the main access junction and to ensure no increase in risk to pedestrians 
and road users or to enhance the safety of the junction should it need to

https://www.gov.uk/guidance/flood-risk-activities-environmental-permits#check-if-what-you-are-doing-is-an-excluded-activity
https://www.gov.uk/guidance/flood-risk-activities-environmental-permits#check-if-there-is-an-exemption-for-your-flood-risk-activity
https://www.gov.uk/guidance/flood-risk-activities-environmental-permits
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