
APPLICATION No: 19/72952/FUL
APPLICANT: National Construction Demolition Limited
LOCATION: Former Pilkington Tiles site, Rake Lane, Clifton, M27 8LP 
PROPOSAL: Change of use of land to waste transfer station, including 

physical treatment or inert and non-hazardous waste
WARD: Pendlebury

Description of site and surrounding area 

The subject land forms part of the former Pilkington Tiles site. This complex occupies land south of the River 
Irwell and to the north-west of Clifton Railway Station. The part of the complex the subject of this application is 
located adjacent to the eastern property boundary and alongside Junction Eco-Park. 

Measuring 0.55 hectares, the subject land extends from the River Irwell frontage of the site to Rake Lane. This 
road way provides access to the remaining elements of Pilkington Tile’s operations. 

Aside from a sizable warehouse occupying its northern end, the site is otherwise vacant. This existing 
warehouse will be retained and re-used in association with the proposed development. 

To the south of the site lies a wooded embankment and, beyond this, the Manchester-Bolton railway line. Land 
to the south of this is used for residential purposes and the nearest dwelling is located approximately 150 to the 
south-west. Land to the west continues to be used for industrial purposes though on site observations suggest 
that these activities are limited. 



The Grade II listed Clifton Aqueduct and Clifton Railway Aqueduct are located short distances to the north-east 
of the site beyond adjacent vegetation.

Description of proposal

This application seeks permission to operate a waste transfer station on site. This station would process up to 
100,000 tonnes of inert non-hazardous waste each year, or an average of 1,394 tonnes per day (assuming a 
five-and-a-half day working week). 

Whilst permission has previously been granted for a similar transfer station on this site (refer Planning 
Permission 17/69369/FUL overleaf) this included the processing of hazardous wastes. Again, the proposed 
transfer station would process non-hazardous wastes only.

Inert waste would be crushed to produce aggregates and non-hazardous wastes manually sorted and then 
mechanically screened and shredded to produce recyclable fractions such as wood, metal, glass and refuse 
derived fuel (RDF). 

Importantly, all operations would be regulated by the Environment Agency (EA) in accordance with its permitting 
process. This permission would control site emissions, including surface water, dust, noise, odour and litter. In 
addition to the measures required to control these emissions, fire detection and suppression systems would also 
be installed as would new fencing. This fencing would comprise brick, metal picket (palisade) and chain mesh 
elements and stand to a maximum height of five metres. This fencing would not only assist in controlling the 
transfer of litter and dust from the site but also act as a hydrological barrier limiting surface water run-off.

The use would operate between 7.00am and 6.00pm Monday to Friday and 7.00am and 1.00pm on Saturdays. 
The facility would not operate on Sundays and Bank Holidays. 

Importantly, Officers have previously agreed with the applicant that the proposed use is not ‘EIA development’ in 
accordance with the Town and Country Planning (Environmental Impact Assessment) Regulations 2017 (refer 
18/72447/SCI issued on 5 November 2018).

The site layout plan overleaf shows the proposed facility in greater detail.



Figure 1: Site layout plan

Publicity

Site notice: Displayed 27 February 2019
Reason: The development may affect the setting of a listed building

Press advert: Notice of application placed in The Manchester Weekly News, Salford Edition on 7 March 2019
Reason: The development may affect the setting of a listed building and wider publicity



Neighbour notification 

Notice of the application was sent to 19 surrounding properties on 26 February 2019.

Representations 

Whilst no representations were received from local residents, objections were received from Councillors 
Ferguson and Warner, both of whom raised concerns regarding the impacts of the vehicle movements 
generated by the use upon the general amenity of local residents.

Relevant site history

Planning Permission 17/69369/FUL was issued on 11 April 2017. This permission allowed a new waste transfer 
station on site. Whereas the transfer station the subject of this report will process inert non-hazardous wastes 
only, 17/69369/FUL also allowed the processing of hazardous wastes.    

Though planning permission 17/69369/FUL remains live, the transfer station it permits has not to date been 
implemented.

Consultations

 Bury Council - No objection. Please take account of any representations received from Bury residents.

 Canal Trust - No comment. The development site is outside the consultation zone of the River Irwell.

 Design for Security (DfS) - No objection. The site office should be accessed by a swipe card/fob control 
system only and CCTV should be installed.

 Environment Agency (EA) - No objection

 Environmental Health Officer - If approved, an Environmental Permit in accordance with the 
Environmental Permitting (England and Wales) Regulations 2016 will be required (as issued by the EA). 
The National Planning Policy Framework clearly states that it is not the intention of the planning process 
to duplicate regulatory instruments such as this. 

Air: The site is not within the Greater Manchester Air Quality Management Area (GMAQMA). The 
development would be smaller in scale and less intensive than the previously approved waste facility on 
site and as such would not impact as much upon local air quality. 

Noise: Noise-related impacts will be regulated via the Environmental Permit process. 

Land contamination: A number of contaminants are present on site. The land will however be capped 
and this will impede pathways to sensitive receptors. This will also assist in preventing the mobilisation 
of contaminated ground waters. Other than the removal of surface asbestos and the implementation of 
precautionary measures for on site construction workers, no other remedial works are required. 

 Greater Manchester Ecological Unit (GMEU) - No objection. The existing building on site has only low 
bat roost and bird nesting potential. Surface water run-off should not impact upon the ecological values 
of the River Irwell.

 Greater Manchester Fire Service - No response received to date

 Highways - On average the use would generate up to four HGV movements per hour (assuming an 11 
hour working day). The facility would employ six staff only and visitor numbers would be limited. It is 
considered that the vehicle movements generated by the use would not impact upon the function of the 
local highway network. Notwithstanding this, it is recommended that a condition be included on any 
permission issued limiting the number of HGV movements per day to 40. This will assist in reducing 
conflicts with local residents and other road users. 



The Traffic Management Plan submitted in support of the application details particular mitigation 
measures. These measures are designed to ensure the safe and efficient operation of the site and to 
further limit impacts upon nearby residents. This includes a maximum on-site speed limit of 10 miles per 
hour and the transportation of waste to/from the site via certain routes only. To further assist in the safe 
operation of the facility, it is recommended that HGV turning areas be marked out on site. 

 Waste and Minerals Officer - Though originally raising concerns regarding the documentation submitted 
in support of the application, the Council’s Minerals and Waste Officer now supports the development. 
This is on basis that this is an allocated waste site in accordance with the Greater Manchester Joint 
Waste Development Plan Document (DPD) and permission for a similar use has recently been granted.  

In response to the Waste and Minerals Officer’s original comments, the applicant submitted amended 
plans showing a weighbridge and quarantine area on site. In addition to this, the applicant detailed how 
the site’s traffic management system would operate and this has now been accepted by the Waste and 
Minerals Officer. 

Planning policy

Development plan policy

Unitary Development Plan ST3 - Employment Supply
This policy states that a good range of local employment opportunities will be secured by enabling the 
diversification of the local economy and by using planning obligations to secure local labour contracts and 
training opportunities.

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

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

a) The developer can demonstrate there is no current or likely future demand for the site for 
employment purposes;
b) There is a strong case for rationalising land uses or creating open space;
c) The development would contribute to the implementation of an approved regeneration strategy or 
plan for the area; and
d) The site is allocated for another use in the UDP.



Unitary Development Plan A8 - Impact of Development on Highway Network
This policy states that development will not be permitted where it would i) have an unacceptable impact upon 
highway safety and ii) cause an unacceptable restriction to the movement of heavy goods vehicles along 
Abnormal Load Routes.

Unitary Development Plan A10 - Provision of Car, Cycle and Motorcycle Parking in New Developments
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 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 EN18 - Protection of Water Resources
This policy states that development will not be permitted where it would have an unacceptable impact on 
surface or ground water.

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 CH2 - Development Affecting the Setting of a Listed Building
This policy states that development will not be granted that would have an unacceptable impact on the setting of 
any listed building.

Other Material Planning Considerations

National Planning Policy -

 National Planning Policy Framework (NPPF); and
 National Planning Policy Guidance (NPPG).

Local Planning Policy

Supplementary Planning Document - Design
This document  reflects the need to design in a way that allows the city to support its population socially and 
economically, working with and inviting those affected into an inclusive decision making process. Equally, 
development must contribute to the creation of an environmentally sustainable city supporting the natural 
environment minimising the effects of, and being more adaptable to, the potential impact of climate change.

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

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

Greater Manchester Joint Waste Development Plan Document (DPD)
The objective of this DPD is to ensure that sustainable waste management facilities are developed across 
Greater Manchester in order to satisfy identified capacity gaps up to 2027. The document identifies existing 
waste infrastructure, allocates suitable sites and areas for new waste facilities (including landfill) and comprises 
policies facilitating sustainable waste development.



There are no local finance considerations material to this application.

Other documents

The Greater Manchester Spatial Framework (GMSF) Draft 2019 and the Revised Draft Local Plan 2019 were 
recently the subject of public consultation. These plans will soon progress further, including examination at 
public inquiries, before being adopted. Adoption is expected to take place towards the end of 2020/early 2021.

Now that the GMSF and Local Plan are published documents, some weight can be given to both. However, as 
the weight given depends upon the stage of the plan, unresolved objections and consistency with Government 
policy, this weight is currently limited. The weight given moving forward will be reviewed and is likely to depend 
upon the extent to which there remains unresolved objections.

Appraisal 

The principle of the development

Planning permission was granted in 2017 for a similar facility to that now proposed on this site. Though not to 
date implemented, the facility this permission allowed would process both hazardous and non-hazardous 
wastes. Importantly, the facility now proposed would process non-hazardous inert wastes only. To this end, this 
current application was not required to be referred to the Health and Safety Executive (HSE).

The Greater Manchester Joint Waste DPD identifies the site as ‘SL2 - Clifton Industrial Estate’. Policy 5 of the 
DPD states that this site could reasonably accommodate either an ‘open’ or ‘enclosed’ facility. This includes 
open air waste management/treatment, in vessel composting, conventional thermal treatment, advanced 
thermal treatment, materials recovery, mechanical heat treatment, mechanical biological treatment and 
anaerobic digestion.

Given the previous approval and the fact that policy identifies the site as being suitable for a range of waste 
management processes, it is considered that the proposed facility is acceptable in principle.

Importantly, Policy 5 of the DPD states that applications for waste management development within areas 
identified [for such] …will be permitted where the applicant can demonstrate that: 

i. the proposal meets the requirements of the Waste Plan, relevant Core Strategy and other relevant 
national and local planning policy; and
ii. the development will result in the highest practicable level of recycling and recovery of materials in line 
with the principles of the waste hierarchy.

Again, this is an allocated site in accordance with Policy 5 of the DPD and given its location embedded within an 
existing industrial complex it is considered that the proposed use would not generate adverse effects (this point 
is discussed in greater detail overleaf). To this end, it is considered that the proposed use accords with the 
development plan and is again acceptable in principle.

The proposed facility would process 100,000 tonnes of waste per year. This includes the crushing of inert waste 
to produce aggregates and the manual sorting and mechanical screening/shredding of non-hazardous mixed 
waste to produce recyclable fractions. It is considered that this represents a practicable level of waste recycling 
and recovery in accordance with Policy 5.

Importantly, the site is located within an established employment area (comprising the balance of the former 
Pilkington Tiles site and the adjacent Junction Eco Park) and as such is subject to the provisions of Retained 
Policy E5 of the Salford UDP and the associated Established Employment Areas Supplementary Planning 
Document (SPD). 
 
Retained Policy E5 states that within established employment areas planning permission will be granted for the 
following types of development:

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



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

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

standards of design.

Policy EMP1 of the Established Employment Areas SPD defines waste management facilities such as that 
proposed as employment uses. Given this, it is considered that the facility accords with the overarching 
provisions of Retained Policy E5 and the aforementioned criteria. To this end, it is considered that the proposed 
development represents the redevelopment of land/buildings for employment use (criterion i) and also the 
modernisation/refurbishment of the existing warehouse building on site (ii).  

Environmental effects, including amenity impacts

As previously noted, all on site activities will be regulated via the Environment Agency (EA) and the NPPF 
states that the planning process should not duplicate requirements. To this end, the scope of this assessment 
(as it relates to environmental effects) is largely limited to amenity considerations and the condition of the site. 
As required, the Council’s Environmental Health Officer has deferred the consideration of broader issues to the 
EA permitting process.

On the basis that the site is known to be contaminated, measures preventing pathways between contaminated 
materials and sensitive receptors are required.

The application plans show that the site will be capped and this, in turn, will impede these pathways and 
safeguard site operatives. This will also assist in preventing the mobilisation of contaminated ground waters 
and, in turn, run-off into surrounding sites. 

Notwithstanding this, in accordance with the comments of the Greater Manchester Ecology Unit (GMEU), it is 
recommended that a condition be included on any permission issued requiring details of the specific measures 
that will be implemented to ensure run-off is not discharged into the River Irwell. This, in turn, will safeguard the 
ecological values of this river. 

Importantly, Retained Policy DES7 of the Salford UDP states that development will not be permitted where it 
would have an unacceptable impact on the amenity of the occupiers or users of other developments.

Though the number of vehicle movements generated by the use would exceed that associated with the previous 
approved waste transfer station (by 12), the proposed number of movements (36) would remain less than that of 
the former use of the site (general industry). To this end, it is considered that the vehicle movements associated 
with the use would not impact any more so upon the general amenity of nearby residents than did the previous 
use.

Whilst residential uses are indeed in close proximity to the site (particularly Nos. 293 - 313 and 338 - 344 Rake 
Lane) these are already subject to the amenity effects generated by existing surrounding commercial/industrial 
uses, including those within Junction Eco Park and those immediately to the south-east. These uses all 
generate particular effects, including air and noise pollution from HGV movements. 

As previously noted, the pollution generated by the proposed use would be regulated by the EA permitting 
process in accordance with accepted standards. In addition to this, the separation distance which exists 
between the site and nearby residential properties is significant (a minimum of 150 metres). This, together with 
the fact the level of the site is significantly below that of these properties and as such views are limited and 
further obscured by existing mature vegetation, ensures that all on site activities (as opposed to passing HGVs) 
would not impact upon the general amenity of nearby residents. 

Given this, as well as the prevailing land use character of the immediate surrounding area, it is considered that 
the use (and the vehicle movements associated with it) would not alone impact upon the general amenity of 
nearby residents in accordance with the provisions of Retained Policy DES7 of the Salford UDP.



Built form

Only limited building works are proposed. This includes the construction of a portacabin, aggregate product 
bays, skips and fencing as well as the installation of a weighbridge and gas storage cell. Importantly, the 
primary functions of the site (the delivery, sorting, screening and shredding of materials) will be carried out 
within the existing warehouse occupying the northern end of the site.

Though elements of the proposed building works would be visible from the public realm, given the limited scale 
of these it is considered that none would impact significantly upon the built form character of the area in 
accordance with the provisions of Retained Policy DES1 of the Salford UDP. For reference, the proposed 
portacabin would stand to a maximum height of three metres only and the proposed boundary fencing to a 
maximum height of five metres. This height is required to assist in limiting the transfer of dust and litter from the 
site. All other proposed building works would be largely concealed from view behind this fencing.

Importantly, consideration must also be given to the potential impacts of the development upon the settings of 
nearby listed buildings. As previously noted, the Grade II listed Clifton Aqueduct and Clifton Railway Aqueduct 
are located only short distances to the north-east.

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that when considering a 
development proposal that may affect a listed building or its setting, Local Planning Authorities should give  
‘special regard’ to the ‘desirability of preserving the building and its setting or any features of special 
architectural or historic interest which it possesses’. 

This is complemented by Paragraph 193 of the NPPF which states that when considering the impact of a 
development upon a designated asset, great weight should be given to that asset’s conservation. In addition to 
this, Paragraph 194 states that any development proposal which causes harm to, or causes the loss of 
significance of an asset should be accompanied by clear and convincing justification. 

On the basis that the primary building of the facility (the warehouse) is existing and as such already forms part 
of the setting of adjacent assets and given all other proposed works are minor low-scale installations only, it is 
considered that the development would not cause any harm to the assets or their settings. Importantly, on the 
basis that the proposed works are again low-scale and given mature vegetation stands between the site and 
adjacent assets, visual links to/from these structures are limited. It is on this basis that the proposed facility 
could not readily be appreciated together with these assets. This, in turn, ensures general compliance with the 
provisions of the Planning (Listed Buildings and Conservation Areas) Act 1990, Paragraph 193 of the NPPF and 
Retained Policy CH2 of the Salford UDP.

Highways impacts

Paragraph 109 of the NPPF states that applications for planning permission should only be refused on highways 
grounds where the residual impacts of a development are severe.  In addition to this, Retained Policy A8 of the 
Salford UDP states that development will not be permitted where it would ….have an unacceptable impact on 
highway safety …by virtue of traffic generation, access, parking or servicing arrangements… 

As previously noted, the site traffic management system would require vehicles entering the site to report to the 
security gate. The security officer would then, in turn, contact the site operator to understand if capacity exists 
for the arriving vehicle to access waste facilities. If not, the arriving vehicle would then be directed to the nearest 
parking area and await clearance to continue. No vehicle would be required/permitted to wait on the highway. 

The Consultant Highways Officer has advised that this system will assist in ensuring the safe and efficient 
operation of the site and as such is acceptable. 

The facility would also operate in accordance with a Traffic Management Plan (TMP). This TMP comprises a 
number of mitigation measures designed to safeguard on site operations and the general amenity of nearby 
residents. This includes a maximum site speed limit of 10 miles per hour and the transportation of waste to/from 
the facility via a defined route. These measures are welcome and it is recommended that an informative be 
included on any permission issued reminding the applicant of the provisions of the Plan. On the basis that 
Planning cannot technically enforce the proposed measures (on the basis that these are otherwise lawful 
operational matters (site speed limits) and/or relate to off-site activities (transportation routes)) a condition 



requiring their implementation cannot be included on any permission issued. The applicant has however given 
an undertaking that the provisions of the TMP will be adhered to at all times.

Notwithstanding this, a condition requiring the provision of on-site markings can be included on the decision 
notice. These markings would set out HGV turning areas and, in turn, define the passage of vehicles through 
the site. 

Importantly, whilst the proposed use would generate more vehicle movements than might have been generated 
by the previously approved waste facility (36 as opposed to 24), this number remains less than that generated 
by the former use of the site. To this end, the impact of the development upon the local highways network would 
be less than that associated with Pilkington Tile’s previous operations. Notwithstanding this, in accordance with 
the Highways Officer’s comments, it is recommended that a condition be included on any permission issued 
limiting the number of HGV movements to/from the site to 40 per day. This will assist in reducing potential 
conflicts with local residents and other road users. 

It is considered that the proposed development would not generate severe highways impacts or cause road 
safety issues in accordance with Paragraph 109 of the NPPF and Retained Policy A8 of the Salford UDP 
respectively.
  
Conclusion

The use of the site as a waste transfer station was previously permitted by 17/69369/FUL. Importantly, the land 
is also an allocated waste site in accordance with the Greater Manchester Joint Waste DPD, Policy 5 of which 
notes that an ‘open’ or ‘enclosed’ facility would be suitable here. The proposed facility complies with Policy 5 
and as such is considered to be acceptable in principle.

Whilst concerns have been raised by third parties with regard to amenity impacts, it is important to note that the 
site forms part of an established employment area and the off-site activities associated with the use (HGV 
movements) would be less than those associated with the former use. To this end, it is considered that the 
development would in fact generate net off-site amenity gains. Importantly, no hazardous materials will be 
transported to the site as would be the case if the development permitted by 17/69369/FUL is implemented. 

Though HGV movements associated with the use would pass through an adjacent residential area, this again 
was previously the case and indeed continues to occur in association with the adjacent Junction Eco Park. 
Given this, it is considered that the HGV movement generated by the proposed use would not alone impact 
upon the general amenity of the surrounding area. 

Whilst ideally such activities would be removed from residential areas, this is not possible in this case given 
access to the site from the west can only be obtained via Rake Lane. The continued use of this roadway by 
commercial vehicles is therefore necessary to support the on-going functions of this designated employment 
and waste site as well as adjacent sites. These designations, and the overall reduced amenity impacts of the 
development, are considered sufficient justification to support the proposed facility.  

Recommendation

It is recommended that planning permission be granted subject to the following planning 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:

 Dwg. No. 18844/11B, Revision C, entitled ‘Proposed site layout plan’ dated 4 April 2019 and 
prepared by The Arley Consulting Company Limited; 

 Dwg. No. 18844/12C entitled ‘Elevations plan’ prepared by The Arley Consulting Company Limited; 
and 

 Dwg. No. 18844/04B, entitled ‘Fire prevention plan’ dated 23 March 2019 and prepared by The 
Arley Consulting Company Limited. 



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

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

Reason: To prevent pollution of the local water environment and to ensure the safe development of the 
site in accordance with the provisions of Retained Policy EN17 of the Salford Unitary Development Plan 
and the National Planning Policy Framework.

4. Prior to the first use of the waste transfer station hereby approved, the applicant shall submit to and 
have approved in writing by the Local Planning Authority, evidence demonstrating that the development 
will not impact negatively upon the ecological potential of the River Irwell as a result of surface water 
run-off post-development. All approved measures shall be implemented in full in accordance with a 
timetable agreed in writing by the Local Planning Authority.

Reason: To safeguard the ecological potential of the River Irwell in accordance with the provisions of 
Retained Policy EN18 of the Salford Unitary Development Plan and the National Planning Policy 
Framework.

5. Piling, or any other foundation designs using penetrative methods, are not permitted other than with the 
express written consent of the Local Planning Authority, which may be given for those parts of the site 
where it has been demonstrated that there is no resultant unacceptable risk to ground waters. The 
development shall subsequently be carried out in accordance with any such approved details.

Reason: To prevent the pollution of controlled waters in accordance with the provisions of Retained 
Policy EN17 of the Salford Unitary Development Plan and the National Planning Policy Framework.

6. The use hereby approved may operate between the following hours only:

 Monday to Friday - 7.00am to 6.00pm; and
 Saturdays - 7.00am to 1.00pm

No waste may be accepted to the site or processed on Sundays and Bank Holidays.

Reason: To safeguard the general amenity of nearby residents in accordance with the provisions of 
Retained Policy DES7 of the Salford Unitary Development Plan and the National Planning Policy 
Framework.

7. The maximum number of HGV movements generated to/from the site each day shall not exceed 40.

Reason: To maintain road safety and the general amenity of nearby residents in accordance with the 
provisions of Retained Policies A8 and DES7 respectively of the Salford Unitary Development Plan and 
the National Planning Policy Framework. 

8. All employee and visitor parking associated with the development hereby permitted shall be contained 
entirely within the site. No employee/visitor parking is permitted on the public highway.

Reason: To maintain road safety in accordance with the provisions of Retained Policy A10 of the 
Salford Unitary Development Plan and the National Planning Policy Framework.

9. Prior to the first use of the development hereby permitted, details of all on site HGV turning areas shall 
be submitted to and approved in writing by the Local Planning Authority. All on site markings shall be 
provided prior to the first use of the development and maintained in good order thereafter to the 
satisfaction of the Local Planning Authority. 



Reason: To ensure the safety of site operatives and the appropriate function of the internal roadway in 
accordance with the provisions of Retained Policy DES2  of the Salford Unitary Development Plan and 
the National Planning Policy Framework.

10. Prior to the first use of the development hereby permitted, the applicant shall submit to and have 
approved in writing by the Local Planning Authority, details of all on site cycle parking facilities. These 
facilities shall be provided in accordance with the agreed details prior to the first use of the development 
and retained in perpetuity thereafter. 

Reason: To ensure a sufficient supply of bicycle parking facilities on site to encourage sustainable travel 
in accordance with the provisions of Retained Policy A10 of the Salford Unitary Development Plan and 
the National Planning Policy Framework.

11. The surface water discharge rate shall not exceed 50% of the existing, or greenfield equivalent, 
whichever is the greater.

Reason: To reduce the risk of flooding in accordance with Retained Policy EN19 of the Salford Unitary 
Development Plan and the National Planning Policy Framework.

12. No development shall take place until a strategy for surface water drainage using sustainable drainage 
methods (including source control measures and a treatment train or equivalent oil/petrol interceptor) 
and which demonstrates how water quality will be improved and how existing surface water discharge 
rates reduced has been submitted to and approved in writing by the Local Planning Authority. The 
approved strategy shall be implemented prior to first occupation or use of the development hereby 
approved unless alternative timescales have been agreed in writing as part of the strategy.

Reason: To reduce the risk of flooding in accordance with Retained Policy EN19 of the Salford Unitary 
Development Plan and the National Planning Policy Framework.

Reason for pre-commencement condition: It is imperative that the site drainage strategy is fully 
formulated and incorporated into the development at the design stage and prior to the commencement 
of building works. 

Notes to applicant -

1. The applicant is reminded of the mitigation and management measures set out in the document entitled 
‘Transport Statement to Support Development of Clifton Materials Recycling Facility, Clifton, Swinton’ 
prepared by DPM Transport Consulting Ltd. and submitted in support of the application. It is the 
Council’s expectation that these measures will be implemented and maintained in full at all times.

2. Please note the advice of the Environment Agency dated 13 March 2019 and available for viewing on 
the Council’s electronic case file.

3. Please note the advice of Design for Security dated 20 May 2019 and available for viewing on the 
Council’s electronic case file.

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

5. The use will require an Environmental Permit in accordance with the Environmental Permitting (England 
and Wales) Regulations 2016 (as issued by the Environment Agency) unless a waste exemption 
applies. The applicant should call 03708 506 506 to discuss this further.

6. The operator should ensure that a registered carrier is used to transfer any controlled wastes from the 
site to a suitably permitted facility.



7. The applicant is reminded that in accordance with the Wildlife and Countryside Act 1981 (as amended) 
it is an offence to remove, damage or destroy the nest of a wild bird while it is being built or in use. 
Planning consent does not provide a defence against prosecution. If a bird’s nest is encountered or 
suspected during the construction process work shall cease immediately and a suitably experienced 
ecologist employed to advise how best to proceed.

8. Though the site has limited bat roosting potential, the applicant is nevertheless reminded that in 
accordance with the Conservation of Habitats and Species Regulations 2010 (Amended 2012) it is an 
offence to disturb, harm or kill a bat. If a bat is found or encountered during the construction process all 
works should cease immediately and a suitably licensed bat worker engaged to assess how best to 
safeguard the bat(s). Natural England should also be informed.


