
APPLICATION No: 19/73108/OUT
APPLICANT: Connell Property Partnership And Shea Investments
LOCATION: Land At Orchard Street, Salford, M6 6FL
PROPOSAL: Demolition of all existing structures and outline planning 

application for residential development, associated public open 
space and infrastructure with all matters reserved except for 
means of access from Orchard Street.

WARD: Irwell Riverside

Description of Site and Surrounding Area 

This application relates to a site that extends to approximately 8.4 hectares and is currently used for a variety of 
heavy industrial, commercial and storage uses. The site is split into two distinct parcels to either side of Holland 
Street. The public house and Holland Street do not form part of the application site. 

The immediate surrounding area is commercial in nature with industrial uses located to the south on the 
opposite side of the railway line including a waste transfer site and other commercial uses further along Langley 
Road South. To the north east of the site on the opposite side of Orchard Street are a small number of 
commercial units which over the years have become occupied by lower impact uses such as a day nursery and 
gym. Further north on the opposite side of Langley Road South are residential dwellings and the Charlestown 
development which is currently under construction. There are residential dwellings in the wider surrounding area 
to the north eastern side of Langley Road South with Lower Broughton and Charlestown to the east. 



The site is not allocated on the UDP proposals map, however, the line of the Manchester, Bolton and Bury 
Canal (Policy CH7) does run along the southern boundary of the site. 

Description of Proposal 

The application seeks planning permission for the demolition of all existing structures and outline planning 
permission for a residential development, associated public open space and infrastructure with all matters 
reserved except for means of access from Orchard Street. (Layout, scale, appearance and landscaping have 
been reserved for future consideration.)

The application is supported by proposed access plans, parameters plan, open space plan and indicative 
phasing plan.

Six vehicular access points are proposed off Langley Road South, Orchard Street and Holland Street. The 
existing junction at Holland Street and Langley Road South is to be retained as existing with the two new access 
points further along Holland Street providing access into each parcel of the application site. Vehicular access 
would not be provided directly from Broughton Road, however the submitted plans indicate a pedestrian/cycle 
access.  

The existing pedestrian access from Holland Street across Cock Robin footbridge is proposed to be retained as 
existing and would ensure pedestrian access to Laundry Street and Cobden Street which sit to the south of the 
application site on the opposite side of the railway line. 

The supporting documents set out that various off-site highway works will be funded by the applicant
to improve safety and capacity on the local highway network including the provision of new signal controlled 
cycle crossing facilities over Broughton Road and Lissadel Street and uncontrolled pedestrian crossing facilities 
over Langley Road South.

No indicative mix of units has been put forward at this stage, however the supporting documents envisage that 
the development would consist of dwelling houses and apartments with the submitted parameters plan 
identifying a maximum height of 4 storeys to the eastern end of the site adjacent to Broughton Road.

The parameters plan also indicates:
- Acoustic fence along railway line and within proposed open space/line of the canal arm for the larger 

southern parcel with the acoustic fence shown along the northern parcels boundary which also abuts 
the line of the canal (the line of the canal is not included within the red line for the northern parcel of 
land;

- Offset from canal wall for maintenance to area north of Holland Street;
- Retention of historic canal alignment within southern parcel and use as linear pubic open space 

(0.62ha); and
- Maximum storey of 4 storeys towards Broughton Road.

The submitted open space plan identifies a potential location for a LEAP as well as the historic canal alignment 
to be retained adjacent to the railway line along the southern edge of the larger parcel of the site. The green 
canal arm extends to approximately 0.62 hectares.

Publicity

Site Notice: Non HH Article 15 Date Displayed: 4 November 2019
Reason: Article 13

Site Notice: Non HH Article 15 Date Displayed: 26 June 2019
Reason: Article 13

Press Advert: Manchester Weekly News Salford EditionDate Published: 7 November 2019
Reason: Article 15 Standard Press Notice

Press Advert: Manchester Weekly News Salford EditionDate Published: 14 March 2019
Reason: Article 15 Standard Press Notice



Relevant Site History

19/73137/SCI - Outline application with all matters reserved except for means of access for a residential 
development of approximately 283 dwellings, 184 apartments and associated public open space. EIA Not 
required

15/67144/DEMCON - Prior notification for the demolition of 6no. buildings at Connell Industrial Estate. No 
objections

02/44155/COU – Change of use of land to demolition contractors yard and recycling centre. Allowed on appeal

13/63123/FUL – Formation of new access and egress points to recycling yard and improvements to junction of 
Holland Street with Langley Road South together with installation of 2.4m high palisade gates, erection of new 
4m high boundary wall and extension of existing boundary wall. Permitted 

12/62257/FUL - Formation of new access and egress points to recycling yard and improvements to junction of 
Holland Street with Langley Road South together with installation of 2.4m high palisade gates, erection of new 
4m high boundary wall and extension of existing boundary wall (Resubmission of 12/61946/FUL) Permitted

Public House

16/68542/FUL - Change of Use from Public House (A4 Use) & C4 Bed & Breakfast to House of Mulitiple 
Occupancy (Sui Generis) together with erection of single storey side extension. Refused

Community Consultation

The submitted design and access statement sets out details of the public consultation undertaken by the 
applicants which took the form of a leaflet drop and websites.

The leaflet drop was undertaken w/c 17th December 2018 to approximately 950 local residents and businesses 
and included information on the proposed development and the illustrative master plan. Information was also 
provided on a dedicated website and emails sent to the ward councillors.

Two responses were received, one in support of the development and one raising concerns in relation to traffic 
impacts, waste management and capacity of local schools. 

It is noted that the community consultation took place prior to the submission of the application when the 
development proposed was up to 469 units. Since then the description has been amended to remove reference 
to the number of units proposed. Plans and supporting documents have also been updated where necessary.

Neighbour Notification 

108 neighbouring occupiers were notified of the application. 4 representations were received to the original 
notification and are summarised in the next section of this report.

112 neighbouring occupiers (those originally notified and those who had responded to the original publicity) 
were notified of the amended plans and description. Two representations were received and again they are 
summarised in the next section of this report.  

Representations 

4 letters of representation were received to the original publicity:

One was an objection from a representative on behalf of the Manchester Bolton and Bury Canal Society which 
states: I am objecting to this application in its present form on behalf of the Manchester Bolton & Bury Canal 
Society. This application for a large number of houses is adjacent to the line of the canal. The plan appears to 
ignore the canal. We propose that the canal and its towpath be restored, with the canal as an environmental 
water feature and the towpath as a footpath/access route. Restoring the canal would create a barrier between 
the housing and the railway line. The canal is also an important heritage feature and should be incorporated into 
the design of this area. Finally I believe that the line of the canal is protected.



The other 3 representations are summarised below:
 A representation from one of the commercial units within the vicinity states that if the demolition goes 

ahead that will be the end of his business in this area. 
 There is no mention of allotments with the application. Can allotments be provided or S106 monies put 

towards allotments 
 Parking needs to be retained for the Beehive Inn as well as space around the public house in order to 

prevent future complaints regarding noise. The public house would be interested in buying some land 
surrounding the property in order to extend the beer garden.

2 further representations have been received in response to the later publicity. The representations raise no 
new issues to those set out above. 

Officer response: The demolition proposed relates to structures within the application boundary only. Allotments 
have not been shown on the indicative site layout plan and have not been identified as a project for S106 
monies to be directed towards with any open space contribution to be directed towards Bolton Road Playing 
Fields and Duchy Lagoons (Brindleheath Lagoons).

The proposed development does not include any changes to the site boundary of the Public House. Holland 
Street which provides access to the public house is not within the application site boundary. Layout is reserved 
for a future application however the indicative site layout shows a small buffer area between the public house 
and residential units to the rear and to one side with the existing drive way at the public house providing some 
separation to the other side. Buying of additional land for the public house would be a private matter between 
the owners of the public house and the owners of the application site.

Consultations

Design for Security – Recommended that when applying for full planning permission, that the applicant 
provides a full version of a Crime Impact Statement. 

Air Quality, Noise, Contaminated Land – No objection to the redevelopment of the site for residential 
purposes in principle subject to conditions in respect of noise, air quality and contamination. Please refer to the 
relevant sections of the report for further discussion.  

Bury Council – No objections. Ask that every consideration is given to any representations received from 
residents of Bury when assessing the acceptability or not of the scheme.

Highways – No objections subject to conditions and financial contributions towards MOVA improvements and 
school patrol. Please refer to the highways section of the report for further discussion.   

Senior Drainage Engineer – No objections subject to a condition requiring the submission of a surface water 
drainage strategy.

PSSC Canal And River Trust - Welcome that the former line of the MBB is shown and would be retained as 
well as  the offset from the canal wall shown on the plan.  Advise that they would like the plan to be annotated 
with “3m offset” as mentioned in the applicants D&A statement. and that they are disappointed that the 
parameter plan does not show pedestrian access/cycle access to the former canal – this has been shown on 
previous iterations/plans. They consider not including this would be a missed opportunity. 

They would welcome conditions attached to the outline consent in relation to the following:
 Details of boundary treatment
 Details of acoustic fencing
 Landscaping (including ongoing maintenance and management)  
 Details of pedestrian access/ramped cycle access to former canal
 Details of method to treat Japanese Knotweed
 Secure ecological mitigation and recommendations 



 

The Manchester, Bolton & Bury Canal Society – Are pleased that the layout has been withdrawn as they 
considered it  unsatisfactory. Consider that the Written Scheme of Investigation condition recommended by the 
Greater Manchester Archaeological Advisory Service is very sensible and should be included. They emphasise 
that he remains of the canal are under the site and they  believe there are extensive remains under the surface 
which must be protected. Any cycling and walking route should be on the towpath and the canal bed should be 
kept clear of any trees or other obstructions. Ideally the length of canal should be in water and as such form a 
feature of the site. This water could come from SuDS surface drainage directing water into the canal. 

Historic England - On the basis of the information available to date Historic England do not need to be notified 
or consulted on this application under the relevant statutory provisions.

Environment Agency – No objections subject to conditions requiring the submission of further site 
investigation, remediation strategy, verification, piling and any contamination found during development that has 
not previously been identified. 

Greater Manchester Ecological Unit - No objections subject to conditions and informative in relation to bats, 
nesting birds, invasive species, other protected species, ecological enhancement and an updated badger 
survey for future applications. Please refer to ecology section of report for further details. 

Greater Manchester Archaeological Advisory Service –Support the application subject to a condition to 
secure the implementation of a programme of archaeological works in accordance with a Written Scheme of 
Investigation (WSI). . GMAAS raise concerns that the applicant has not yet considered the archaeological 
interests, contrary to NPPF and recommend that the enhanced desk based assessment, historic building 
recording and some of the trial trenching (where land is accessible) is undertaken at an early stage to provide 
an understanding of the character, extent and relative significance of the archaeological resource which will be 
impacted on by the proposed development. This would then inform further mitigation which is likely to be 
targeted areas of more detailed archaeological excavation and recording. This programme of work will inform 
landscape/public realm design for interpreting/displaying the site’s heritage.

Network Rail (LNW) – Require the developer to submit a RAMS and BAPA to Network rail for written 
agreement to ensure measures are put in place to protect the operation and integrity of the operational railway 
and Network Rail land. A condition is recommended requiring the development to be carried out in accordance 
with a Network Rail RAMS and BAPA and for a copy of the approved document to be submitted to the LPA. 

Require the provision of a palisade 1.8m high fence adjacent to the boundary to prevent trespass to the railway. 
There is an existing fence along the boundary and this is not proposed to be removed as part of the 
development. 

Provide comments in relation to ensuring works do not impact on the operation or integrity of the railway; 
scaffolding; vibro-compaction and piling; demolition works; excavation and earth works within 10m of the railway 
boundary; need to consider noise and vibration from the railway which have been added as an informative.

Advise that proposals for the site should take into account recommendations of BS 5837:2012 Trees in relation 
to design demolition and construction. Landscaping does not form part of this application and will be considered 
at reserved matters stage. 

Advise of a potential need for high kerbs or crash barriers where hardstanding, turning areas or roads are 
adjacent to the railway. This has been added as an informative. It is noted that the green arm will provide a 
buffer for parts of the site however this will be considered in detail at reserved matters stage when layout is 
submitted for review.

United Utilities – No objections subject to conditions relating to surface water drainage and for foul and surface 
water to be drained on separate systems. 

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 ST12  -  Development Density
This policy states that development within regional centres, town centre and close to key public transport routes 
and interchanges will be required to achieve a high density appropriate to the location and context.

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 DES3  -  Design of Public Space
This policy states that development should include the provision of public space; designed to have a clear role 
and purpose which responds to local needs; reflects and enhances the character and identify of the area; is an 
integral part of and provide appropriate setting and an appropriate scale for the surrounding development; be 
attractive and safe; connect to establish pedestrian routes and public spaces and minimise and make provision 
for maintenance requirements.

Unitary Development Plan DES4  -  Relationship Development to Public Space
This policy states that developments that adjoin a public space shall be designed to have a strong and positive 
relationship with that space by creating clearly defining public and private spaces, promoting natural 
surveillance and reduce the visual impact of car parking.

Unitary Development Plan DES6  -  Waterside Development
This policy states that all new development adjacent to the Manchester Ship Canal will be required to facilitate 
pedestrian access to, along and, where appropriate, across the waterway. Schemes should incorporate a 
waterside walkway with pedestrian links between the walkway and other key pedestrian routes and incorporate 
ground floor uses and public space that generate pedestrian activity. Where it is inappropriate to provide a 
waterside walkway, an alternative route shall be provided. Development should protect, improve or provide 
wildlife habitats; conserve and complement any historic features; maintain and enhance waterside safety; and 
not affect the maintenance or integrity of the waterway or flood defences. All built development will face onto the 
water, and incorporate entrances onto the waterfront; be of the highest standard of design; be of a scale 
sufficient to frame the edge of the waterside; and enhance views from, of, across and along the waterway, and 
provide visual links to the waterside from surrounding areas.

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 H1  -  Provision of New Housing Development



This policy states that all new housing will contribute toward the provision of a balanced housing mix; be built of 
an appropriate density; provide a high quality residential environment; make adequate provision for open space; 
where necessary make a contribution to local infrastructure and facilities required to support the development; 
and be consistent with other policies of the UDP.

Unitary Development Plan H4  -  Affordable Housing
This policy states that in areas that there is a demonstrable lack of affordable to meet local needs developers 
will be required by negotiation with the city council to provide an element of affordable housing of appropriate 
types.

Unitary Development Plan H8  -  Open Space Provision with New Housing
This policy states that planning permission will only be granted where there is adequate and appropriate 
provision for formal and informal open space, and its maintenance over a twenty-year period. Standards to be 
reached will be based upon policy R2 and guidance contai8ned within Supplementary Planning Documents.

Unitary Development Plan E5  -  Develop. in Established Employment Areas
This policy states that planning permission will only be granted for the reuse or redevelopment of sites or 
buildings within an established employment area for non-employment uses where the development would not 
compromise the operating conditions of other adjoining employment uses, and where one or more of the 
following apply:
a) The developer can demonstrate there is no current or likely future demand for the site for employment 
purposes
b) There is a strong case for rationalising land uses or creating open space
c) The development would contribute to the implementation of an approved regeneration strategy or plan for the 
area
d) The site is allocated for another use in the UDP.

Unitary Development Plan 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 Park
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 Courses
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 CH7  -  Manchester, Bolton and Bury Canal



This policy states that planning permission will be granted for the restoration of the Manchester, Bolton and Bury 
Canal. Development that would prejudice the reinstatement of the canal and its towpath will not be permitted. 
Developer contributions will be sought where the restoration or improvement of the canal or towpath is 
necessary to enable development.

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

Local Planning Policy

Supplementary Planning Document  -  Sustainable Design and Construction
This policy document expands on policies in Salford’s Unitary Development Plan to provide additional guidance 
for planners and developers on the integration of sustainable design and construction measures in new and 
existing developments.

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

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

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

Supplementary Planning Document  -  Greenspace Strategy
This policy document expands on the policies of the Unitary Development Plan relating to the issues of open 
space and recreation, and seeks to ensure that all stakeholders have a clear understanding of how those 
policies should be implemented and their desired outcome. This should help to ensure that the greenspace 
needs of Salford are successfully met; delivering safe, high quality open spaces that are well-located, well-
designed, well-managed, and meet the aspirations of local communities.

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



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

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

Planning Guidance -  Housing
The purpose of the guidance is to ensure that the residential development coming forward in Salford contributes 
to establishing and maintaining sustainable communities, tackles the specific housing and related issues that 
face Salford, and helps to deliver the vision and strategy of the UDP, the Housing Strategy and the Community 
Plan.

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

The Greater Manchester Spatial Framework Draft 2019 (“GMSF”) and the Revised Draft Local Plan 2019 are 
subject to public consultation until 18th March and 22nd March 2019 respectively.  Following that, they will go 
through a number of further stages, including examination at a public inquiry, before they are adopted.  Adoption 
is expected to take place towards the end of 2020 or early 2021.

Now the GMSF and Local Plan are published documents decisions, including those by the Council and 
ultimately by inspectors on appeal, are able to start to afford them some weight as emerging policies.  However, 
as the weight given depends on the stage of the plan; unresolved objections; and consistency with the 
Government’s policies, the weight currently to be attached to the GMSF and Local Plan is only limited.  The 
weight moving forward will be reviewed and is likely to depend on the extent to which there are unresolved 
objections emerging from the consultation process.

Appraisal 

The main planning issues to be considered in this pre application request are as follows: -  

 Principle of development
i) Strategic location
ii) Emerging Local Plan
iii) Loss of Employment land

 Proposed use 
i) Residential use
ii) Mix of dwellings 
iii) Affordable Housing

 Provision of recreational space
 Design and Impact on the canal
 Impact on heritage Assets
 Impact on Archaeology
 Design and crime
 Amenity
 Air Quality
 Noise
 Contaminated Land
 Ecology 
 Highways
 Trees
 Planning Obligations 

Principle of Development



i) Strategic Location

UDP Chapter 3 identifies a Spatial Framework for the City and recognises that the opportunities and the need 
for development, regeneration and environmental protection vary in their scale and nature across the city.  The 
site is located within Central Salford which the framework sets out will be the focus for major regeneration and 
investment activity.

The line of the Manchester, Bolton and Bury Canal (Policy CH7) runs along the southern boundary of the site 
and the site also forms part of an established employment area as defined by Policy E5.  

ii) Emerging Local Plan 

The council is producing a new Local Plan for the city. The Revised Draft Local Plan consultation ran from 25 
January to 25 March 2019. Whilst the document identifies the approach that the city council proposes to take 
having regard to the evidence available, it is possible that elements of it could change before the Local Plan is 
adopted. Consequently, at this time, the Local Plan can only be given very limited weight when making 
decisions on planning applications. 

The application site forms part of Revised Draft Local Plan allocation H9/8 (Orchard Street). The 
introduction/justification to the policy sets out the site is currently in employment use and although it is judged to 
be important to protect most existing employment areas in the city in order to ensure a good range of business 
sites and premises, in this instance it is considered more appropriate to support the site’s redevelopment for 
residential uses. This is primarily because the majority of the site is in use for aggregate recycling and this 
conflicts with the residential uses located to the north of Langley Road South. Redevelopment of the site for 
housing will be beneficial to the local area by removing some of the heavy goods vehicles that use the 
immediate highway network, and increasing amenity levels for the surrounding community by reducing noise 
and air pollution. Employment uses will remain to the west and south, and it will be important to ensure that the 
site is carefully designed to provide its residents with a high level of amenity.

The policy sets out:  

The site will be developed for around 470 dwellings, indicatively comprised of 370 houses and 100 apartments.
Development shall:
 Focus on the provision of medium density houses, with the potential for higher densities including in the 

form of apartments towards Broughton Road;
 Retain the mature trees along the southern boundary and add further planting along this boundary to create 

a continuous corridor along it to help improve the ability of wildlife to move through the site;
 Provide public amenity space and 10 allotment plots (each 125m2 in size) within the site;
 Protect and enhance the surrounding heritage assets, their settings and views of them, particularly the 

Grade II listed former Pendleton Cooperative Industrial Society Buildings at 19 and 21 Broughton Road, the 
Grade II listed Tower of Church of St George with St Barnaby, and the locally listed Cheltenham Buildings 
on Cheltenham Street, 2- 10 Cobden Street, and Kingston Mill on Cobden Street;

 Assess the site’s potential archaeological interest, protecting and recording any remains appropriately;
 Protect the line of the Manchester, Bolton and Bury Canal that lies along the southern boundary of the site, 

incorporating walking and cycling routes along it;
 Support the relocation of the existing non-waste-related businesses and facilities within the local area;
 Incorporate appropriate mitigation for noise from the rail line and nearby employment uses, and odour from 

nearby waste management; and
 Address ground contamination associated with the current and previous uses of the site.

iii) Loss of Employment Land

The application site is primarily used for open storage associated with demolition and reclamation uses. To the 
Broughton Road frontage is a cash and carry which appears to be using only part of the warehouse building 
located there, which is in poor condition. 

To the south west of the site is a railway line and the Manchester, Bolton and Bury Canal, beyond which are 
further employment and waste uses. Employment uses are also present to the north west of the site. To the 
north east is Pilkingtons Glass; a small estate of small industrial units, which has seen a number taken up by 



community type uses including a children’s nursery, a gym and a community recovery service, and residential 
properties. 

The site is situated on Langley Road South, a road shared by both residential and employment uses, the latter 
primarily concentrated to the south west of the road. Langley Road South stretches from Broughton Road 
(A576) to the south and Agecroft Road (A6044) to the north. The amount of residential development in this area 
is expanding, with sites along the River Irwell towards Littleton Road already coming forward with significant 
further potential, and sites being allocated for residential uses in the saved policies of the UDP (Policy MX3/2) 
and in the Revised Draft Local Plan (Policy H9/3). There are also proposals for the redevelopment of the Castle 
Irwell student village site (planning application reference: 18/71890/OUTEIA / Revised Draft Local Plan 
allocation H9/2). Broughton Road is therefore expected to become an increasingly important route linking 
expanding residential areas to Pendleton town centre and the frequent bus services along the A6.

Despite the council’s aspirations for the site to come forward for housing, Revised Draft  Local Plan Policy H9/8 
can only be given limited weight in the decision making process. As such, the site must be considered in the 
context of the saved UDP policies. The site forms part of an established employment area and therefore saved 
UDP Policy E5 is applicable. Much of the site is in active use and forms part of a wider employment area 
extending along Langley Road. The site’s redevelopment for non-employment uses would be contrary to UDP 
Policy E5. In this instance however it is considered that there are a number of site specific considerations that, 
taken together outweigh, for part of the site, the restrictive approach normally applied by this policy. These are 
discussed further below.  It is however important to emphasise from the outset that there is a requirement for 
the applicant to still demonstrate that the proposal would not compromise the operating conditions of other 
remaining employment uses in the area. 

Much of the site to the south of Holland Street is used as open storage for building and reclamation uses and is 
in close proximity to residential properties north of Langley Road South. The removal of these open storage 
uses and the associated traffic, whilst not removing HGV movements from the area altogether, would bring 
considerable positive environmental improvements for existing residents and complement the regeneration 
initiatives underway within the local area. Further, the redevelopment of the open storage uses, together with 
the cash and carry premises facing Broughton Road, presents an opportunity to deliver residential development 
close to Pendleton town centre (around 500 metres at its nearest point), allows for the former line of the 
Manchester Bury and Bolton Canal to be opened up to public access (Saved UDP Policy CH7 and EN23) and 
would contribute to environmental improvements along Broughton Lane (A576), an Environmental Improvement 
Corridor (Saved UDP Policy EN23).  

Whilst in isolation the issues above would not be sufficient to justify the introduction of non-employment uses 
against Saved UDP Policy E5, the accumulation of potential benefits makes this a special case and is 
considered to justify an exception to this policy in this instance. An opportunity such as this would normally be 
addressed through a masterplan or strategic framework, however the application site includes a significant 
landholding, including all of the open storage uses, which allows for a comprehensive proposal to be developed 
in the absence of this level of guidance. 

Some of the benefits outlined above could potentially be achieved through the site’s redevelopment for 
alternative employment purposes, however it is unlikely that the site’s continued protection in employment would 
instigate positive change in this regard, with active uses currently occupying the application site and a question 
around potential demand given the community uses that have taken up industrial units within the Orchard Street 
Industrial Estate and, whilst requiring further verification, the vacancies north of Holland Street identified by the 
applicant. 

It was explained at the pre-application stage the exception to Policy E5 did not apply to the warehouse 
accommodation north of Holland Street. The reason being that accommodation is similar to that found 
throughout the corridor and its removal from the area would not have the same environmental benefits as the 
collection of open storage uses found to the south of Holland Street and the unit facing Broughton Road. 
Furthermore, at this point along Langley Road the distance from Pendleton town centre has reached over a 
kilometre. The redevelopment of land to the north of Holland Street does not therefore present the same 
collection of benefits as land to the south. Further details were therefore requested to justify the introduction of 
residential uses on this part of the site. The applicant was then directed to Part 2a of Policy E5 and guidance 
under Policy EMP3 of the established employment areas SPD.



The applicant has submitted an economic, employment land and marketing evidence document produced by 
Hatch Regeneris. It is explained that the immediate area around the site is not a high growth location for the 
sectors that would use the site in its current guise and the loss of this employment land would not have a 
detrimental effect on the employment land market or employment in Salford. It is noted that the location of the 
site is increasingly unattractive to operators for storage purposes, due to poor access by HGVs. The poor 
quality of many of the buildings on site is also highlighted. The benefits of redevelopment of the site are then set 
out.

It is clear that there are ongoing efforts to market parts of all of the site (not just land north of Holland Street) 
where there are vacancies, but in part, the reasons why potential occupiers are dissuaded from locating on this 
site is the condition of existing buildings. Normally, further assessment work would be required, whereby the 
applicant would be asked to consider viability of upgrading existing accommodation, with consideration also 
given to providing smaller units. However, in this instance regard must be had to the Local Plan process. 
Through (draft) allocating the site for residential, the council have already determined there are other factors 
that outweigh the loss of the employment land. As such, no further information is requested in this regard. 

Criterion 1 of policy E5 is still applicable, in that it is important that it is clearly demonstrated that the 
development would not compromise the operating conditions of other remaining employment uses. This is 
discussed in more detail in the noise section of the report but concludes that subject to the conditions suitable 
mitigation can be secured which will ensure that future users of the development would not be subject to 
unacceptable noise levels and the operating conditions of existing employment uses would not be unduly 
compromised. 

Proposed use 

i)           Residential use

Paragraph 11 of the NPPF sets out the presumption in favour of sustainable development. Relevant policies for 
the supply of housing should not be considered up-to-date if the Local Planning Authority cannot demonstrate a 
five year supply of deliverable housing sites. The City Council currently has a 11.1 year supply for the period 
2019-24.

The application site is located within an established area. It is reasonably well related to local amenities and has 
good transport links with Lower Broughton Road and Langley Road South forming part of an established bus 
route. As such the site is considered to be in a sustainable location and it is considered that its development for 
residential purposes is acceptable in principle subject to demonstrating compliance with policy E5, no 
unacceptable impacts on the Irwell Valley and line of the canal as well as compliance with other relevant 
planning policies as discussed throughout the remainder of this report.

ii) Mix of dwellings

Saved UDP Policy H1 requires that all new housing developments will be required to contribute towards the 
provision of a balanced mix of dwellings within the local area in terms of type and size. In determining whether 
the proposed mix and density of dwellings on a site is appropriate and acceptable, regard will be had to criteria 
A to H of UDP policy H1.  

Policy HOU1 of the housing planning guidance (HPG) sets out within this part of the city (Central Salford), new 
developments should provide a broad mix of dwelling types. It is further explained that apartments should only 
be the predominant form of provision on sites in the most accessible locations within Central Salford. The 
justification clarifies that houses should, typically account for around 50-60% of the units or 70-80% of the land 
area.

Policy HOU2 then sets out the majority of new houses should have at least 3 bedrooms. Where apartments are 
proposed, they should provide a broad mix of dwelling sizes, both in terms of the number of bedrooms and floor 
space. Small dwellings (i.e. studios and one bedroom apartments) should not predominate, and a significant 
proportion of three bedroom apartments should be provided wherever practicable. The majority of apartments 
should have a floor space in excess of 57m2.

Through the course of the application the description of the development has been amended to remove 
reference to the proposed number of units which was originally proposed to be 469. Whilst the exact housing 



mix, quantum and layout is to be determined at the reserved matters stage, the supporting planning statement 
sets out that it is likely that a range and mix of housing types, including semi-detached, townhouses, duplex and 
apartments would be proposed.

The precise size of units in terms of number of bedrooms has not been provided at this stage but would be 
considered through the reserved matters application(s) as would the floor space of the units. 

The application site forms part of the wider Revised Draft Local Plan allocation H9/8. The allocation is for 
around 470 dwellings, comprised indicatively of 370 houses and 100 apartments. However, the Local Plan 
carries very limited weight in the determination of planning applications whilst the Housing Planning Guidance 
and UDP remain adopted council policy (to which the application complies with). 

Having regard to this, it is considered that the proposed development is acceptable and that an appropriate mix 
could be secured through a reserved matters application.  

iii) Affordable housing 

The newly adopted Planning Obligations SPD (December 2019) has changed the residential value area for this 
site from low to mid/high and as a result there is a requirement for 20% affordable homes from houses and 10% 
from apartments.

Given that the application is in outline and details such as the housing mix and dwelling sizes are not yet known, 
it is not possible to calculate the level of affordable housing provision. The affordable housing requirement will 
be will be secured through the S106 agreement with the specific details to be discussed through a reserved 
matters application. 

The applicant has indicated that a viability statement would need to be submitted to ensure that the 
development remains viable. Therefore it is appropriate for a viability appraisal to be submitted and reviewed at 
the Reserved Matters stage. 

Provision of recreational space

The application site is not currently a residential area and therefore the open space chapter of the infrastructure 
delivery plan which supports the adopted Salford Greenspace strategy SPD does not identify the need for a new 
play area in this location. However, whilst there is no current deficiency in the immediate area, if the proposed 
new residential development was permitted in this location, a new on-site play area would be required for a 
development of this type and size.  

The submitted open space plan identifies the area of the canal arm along the southern part of the site, 
approximately 0.62ha, as being retained. It also identifies a potential location for a play area for younger 
children (LEAP) to be provided on-site and it is welcome that this is now shown as being located more centrally.

However the plans submitted do not demonstrate that the play area would be situated a minimum of 30 metres 
in distance from the curtilage of the nearest residential dwellings with the 30m buffer indicated as being to the 
frontage rather than the curtilage of properties. The information submitted also does not provide details of the 
proposed long term management and maintenance of any on-site open space and does not therefore 
demonstrate compliance with UDP policies H1 and H8, the reasoned justification for UDP Policy R2 and the 
Salford Greenspace Strategy SPD. 

It is not yet clear how the canal arm will be used as it was shown on previous superseded plans to be amenity 
green space and buffer planting. The pre application response to the applicants explained that all on-site open 
space areas need to have a clear recreation function. For public amenity space to have a clear recreation 
function this could include formal gardens, seating areas and footpaths. Mown grassed areas are not 
acceptable in isolation. It is also very important that the function of the areas which follow the line of the canal 
are consistent with Saved UDP Policy CH7.

The issues raised at pre application with regards to on site open space have not yet been addressed however 
the LPA are satisfied that this can be given further consideration as part of any future reserved matters 
application.



Design and impact on the canal

The NPPF places significant emphasis on good design stating that good design is a key aspect of sustainable 
development, is indivisible from good planning and should contribute positively to making places better for 
people. 

This is also supported by the shaping Salford Design Guidance and policy DES1 of the UDP which provides a 
number of criteria to ensure that development respects the physical context of an area including the character, 
scale and pattern of streets and building plots; relationship to existing buildings; the potential impact of the 
development on the redevelopment of an adjacent site and the quality and durability of materials. 

UDP Policy DES6 relates to Waterside Development and requires that development adjacent to the Bolton and 
Bury Canal will be required to facilitate pedestrian access to, along and where appropriate across the waterway 
by provision of:

1. A safe, attractive and overlooked waterside walkway, accessible to all and at all times of the day, where this 
is compatible with the commercial role of the waterway; 
2. Pedestrian links between the waterside walkway and other key pedestrian routes; and
3. Where appropriate, ground floor uses that generate pedestrian activity, and larger waterside spaces to act as 
focal points for public activity.
The application site comprises of two distinct plots, physically separated by Holland Street. The line of the 
Manchester Bolton & Bury Canal (MB&B) forms the south western boundary of both sites; it is included within 
the application boundary for the southern plot but excluded from the north eastern plot. 

The regeneration team have previously advised that the canal line sits within the boundary line of the site but 
appears to be filled in. There is a wider aspiration to make better use of the line of the canal as a walking cycling 
route including the line of the Canal that sits within that boundary. In addition there is an aspiration to upgrade 
the National Cycle Route 6 which runs along the River Irwell in Charlestown.

There are several saved policies in the City of Salford UDP and emerging polices in the Draft Salford Local Plan 
which seek to safeguard the line of the canal and ensure that it is positively addressed and enhanced by new 
development. Saved UDP Policy CH7 states that development that would prejudice its reinstatement will not be 
permitted and similar protection is afforded in Policy R1 of the Draft Local Plan, which identifies the MB&B as a 
strategically important recreation scheme with the intention of securing its restoration wherever practicable and, 
elsewhere, protecting its line and providing an open space incorporating walking and cycling routes along it. 

Saved UDP Policies DES6 (Waterside Development) EN23 (Environmental Improvement Corridors) and R7 
(Recreational use of waterways) all set out basic principles for development relevant to development adjacent to 
the MB&B. Draft local plan policies D12 and GI1 are also relevant in terms of establishing a positive approach to 
green infrastructure and the canal corridor. 

The proposed re-development of this site has the potential to make a positive impact on the Irwell Valley 
provided that it does not sever potential strategic recreation routes, specifically the protected line of the 
Manchester, Bolton and Bury Canal. 

It is therefore important that any proposed development not only seeks to protect the line of the canal but also 
considers how it would integrate and respond to the canal corridor. Development needs to assist with the wider 
aspiration to make better use of the line of the canal as a walking/cycling route and encourage its use. 

Layout is a matter reserved for future consideration and any application for reserved matters which relates to 
layout should provide an active frontage to the line of the canal and proposed green space as well as ensuring 
sufficient space between built form and the line of the canal to enable the deliverability of future regeneration 
proposals. A condition is recommended requiring a 3m buffer between built form and the line of the canal to 
ensure this.

The area surrounding the application site is characterised by a variety of building heights and in addition land 
levels within the vicinity also vary. Some levels plans have been provided however they are difficult to read in 
their current format. A levels plan that shows the whole site on one drawing or a site plan that identifies the 
extent of each of the submitted levels plans has been requested from the agent but has not been forthcoming to 



date. Some section plans have been provided showing the existing differences in levels across the site and 
including the former line of the canal. Given that the application is in outline only with layout reserved for future 
consideration an informative is recommended to ensure that any reserved matters applications are supported by 
existing and proposed levels plans. 

The submitted parameters plan identifies the extent of the area proposed for residential development and states 
a maximum building height of up to 4 storeys. The final scale of the development will be considered at reserved 
matters however the maximum height of 4 storeys is considered broadly acceptable subject to the overall layout 
of the development, design and materials, all of which will be considered at reserved matters stage. A condition 
is recommended to ensure the development does not exceed the heights shown on the submitted parameters 
plan.

Impact on Heritage Assets  

Within the wider surrounding area there are a number of designated (listed) and non-designated (locally listed) 
heritage assets. These are identified on the plan below:

Paragraph 197 of the NPPF states the effect of an application on the significance of a non-designated heritage 
asset should be taken into account in determining the application. In weighing applications that directly or 
indirectly affecting non-designated heritage assets, a balanced judgment will be required having regard to the 
scale of any harm or loss and the significance of the heritage asset.   Saved UDP Policy CH8 sets out “the 
impact of development on any building, structure or feature that is identified on the council’s local list of 
buildings, structures and features of architectural, archaeological or historic interest will be a material 
consideration”. 

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that when considering 
whether to grant planning permission for development which affects a listed building or its setting “special 
regard” will be given to the “desirability of preserving the building or its setting or any features of special 
architectural or historic interest which it possesses”.

The effect of these sections is that decision-makers considering harm to heritage assets cannot simply treat the 
desirability of preserving the setting of a listed building as a mere material consideration to which they can 
simply attach the weight they see fit in their judgment. The statutory duty provided by section 66(1) of the Act 
goes beyond that and treats the preservation of the setting of a listed building as presumptively desirable. The 
effect of the statutory requirement is to impose a duty on decision-makers to give “considerable importance and 
weight” or “high priority” to the desirability of preserving listed buildings and their settings.

1 Kingston Mill, Cobden Street - Locally listed

2 Carley House, Cobden Street – Locally listed

3 Leirum House, Cobden Street – Locally listed

4 2-10 (Works), Cobden Street – Locally listed

5 Church of St Thomas – Grade II listed

6 The Maypole, 9 Broughton Road – Grade II 
listed

7 Pendleton Coop Industrial Society Building – 
Grade II listed

8 1 Cheltenham Street – Locally listed

9 Salford Snooker, Mona Street – Locally listed

10 St Georges Church Tower – Grade II listed



A heritage assessment has been submitted as part of the planning application. The assessment is based on an 
illustrative layout only, as all matters are reserved apart for access. The report sets out that the designated 
heritage assets are between 110m and 300m from the application site. It goes onto say that the current use of 
the proposal site is detrimental to the setting of the nearby heritage assets and that the proposal for the change 
of use to residential will have a positive impact upon the setting of heritage assets within the vicinity. The 
assessment of the impact of the proposal upon the significance of the identified relevant heritage assets has 
concluded that the proposal will have a neutral/positive impact on the relevant assets. The outcome of the 
assessment has indicated that the proposal will have no detrimental effect to the intrinsic special architectural 
and historic interest of any of the relevant historic assets.

Accompanying the Revised Deposit Local Plan is a heritage impact assessment. The purpose of this document 
is to support the local plan process by demonstrating how the historic environment has been considered in the 
site selection process and to assess the likely impact of proposed allocations on heritage assets, both designed 
and non-designated.  

The assessment of allocation reference H9/8 sets out that if the southern end of the site fronting onto Broughton 
Road were to be redeveloped for apartments this may impact upon views of the former Pendleton Cooperative 
(number 7 on the plan above) building when travelling along Broughton Road in a north-east to south west 
direction. Depending on how high any apartment block would be and depending upon their footprint, the 
proposed apartments could result in the obstruction of views of all but the upper floor and roof of the former 
Cooperative building. This is a highly decorative and attractive building, its form contributing to its significance 
as a 19th century building. Therefore, whilst it would always have been sited in a developed and built up area, 
the removal of these views would contribute to some minor harm to the significance of the building. 

Having regard to the building height plan previously provided, there were some reservations in respect of the 5 
storey apartment block originally proposed to front onto Broughton Road and as a result the revised plans have 
reduced the maximum height to 4 storeys which is considered to be a more acceptable solution. Street scene 
visuals will need to be submitted at reserved matters stage in order to appreciate how the final design solution 
for this building would relate to and would impact on the Cooperative building. Depending on the final nature of 
development on the site, there is also the potential to impact on views of the Tower of the Church of St George 
(number 10 on the plan). This is currently visible from Orchard Street and views should be maintained. However 
having regard to the separation and intervening built form that exists between the site and the church together 
with the maximum four storey height of the proposed apartment building at the eastern end of the site, long 
ranging views of the Church from within the site would be retained and the development would have little impact 
on the Church.

The other identified heritage assets (designated and non designated) do not sit directly adjacent to the 
application site and separation is provided by existing built form and infrastructure in the form of highways and 
the railway line.

Impacts on heritage assets both designated and non designated will be fully assessed at reserved matters once 
the design and layout of the development is known. However, it is considered that the proposed development 
would provide public benefits in that it would provide additional housing in the area and has the potential to 
impact positively on the area and the heritage assets in the wider vicinity subject to the final details of the 
scheme. 

Having regard to the above, the Local Planning Authority is satisfied that the site can be appropriately 
developed for residential purposes (subject to appropriate heights and layout, controlled through the 
recommended heights condition and subsequent assessment of reserved matters application) and that an 
acceptable scheme could be brought forwards that would not lead to any substantial harm to the heritage assets 
within the vicinity in accordance with UDP Policies DES1, DES8, CH1 and CH8.

Impact on Archaeology 

The application is supported by a Heritage Statement which provides an identification of the designated and 
non-designated built heritage in and around the development proposal site and assesses significance and 
impact on that significance. However, it fails to address archaeological impacts.



The Greater Manchester Archaeological Advisory Service (GMAAS) have confirmed that the applicant has not 
consulted the Greater Manchester Historic Environment Record on this scheme, contrary to the requirements of 
NPPF para 189 which states:

‘Where a site on which development is proposed includes, or has the potential to include, heritage 
assets with archaeological interest, local planning authorities should require developers to submit an 
appropriate desk-based assessment and, where necessary, a field evaluation.’ This element has not 
been addressed by the applicant. The report also fails to mention the Historic Environment Record and 
non-designated heritage assets with an archaeological interest in Section 5 ‘Assessment to Identify 
Relevant Heritage Assets’.

In the Supporting Planning Statement, the applicant references the Council’s Draft Local Plan Policy (H9/8) for 
the Orchard Street development and lists the relevant policy requirements which include: (5) Assess the site’s 
potential archaeological interest, protecting and recording any remains appropriately;

GMAAS have also confirmed that the site does hold considerable known and potential archaeological interest, 
with several heritage assets listed on the GM Historic Environment Record within the proposal site. By not 
recognising these in the application documents, the opportunity for sensitive planning to protect archaeology 
and community engagement with the heritage is compromised. Furthermore, the developer is exposed to 
unidentified risk through the requirement to undertake a potentially expensive and time-consuming programme 
of archaeological work – this possibility needs to be identified very early so that it can be properly understood, 
costed and timetabled in, and opportunities taken to minimise impact and maximise public benefit.

Salford Council did however commission an archaeological desk based assessment as part of the draft Local 
Plan heritage assessment/work. This was undertaken by Salford Archaeology and a report produced in 
November 2018. This was not a comprehensive study but was at a level sufficient to define archaeological 
interests. It identified a range of features or industrial archaeological significance, as summarised below:

“The Site Orchard Street does not contain any known archaeological remains of national importance 
that would merit preservation in-situ. However, there is substantial potential for the survival of 
archaeological remains across the site relating to the growth of Pendleton as an industrial town from the 
19th century. Below-ground remains of a range of mills and industrial works across the Site and the 
adjacent infilled section of canal, are considered to have a high potential for survival. Of particular 
interest on the Site would be the survival of remains relating to the Pendleton Flint Glass works, to 
better understand its role in the Salford’s 19th –century glass industry. Also of interest are the potential 
below-ground remains of Pendleton New Mill, Bridge Mill, Manchester Rope Works and Trafford Mill 
and possible early 19th Century housing. 

A better understanding of the below-ground archaeological resource of the site could be achieved via a 
programme of trial trenching, which would aim to establish the presence or absence of any buried 
archaeological remains and, if present, assess their extent, condition and date. This further investigation 
could be undertaken in advance of submitting any future planning application, in line with the guidance 
provided by the National Planning Policy Framework, or as a condition attached to planning consent.

In addition, some surviving historic buildings within the Site may be of interest including Pendleton New 
Mill and its associated warehouse buildings on Orchard Street which survive at the south-east extent of 
the Site. Demolition or significant redevelopment of these surviving structures may attract a requirement 
for archaeological recording as condition attached to planning consent for any future development of the 
site.”

In order to record and understand the industrial archaeological remains before their destruction by the proposed 
scheme, there should be a programme of archaeological works. This will include: a historic building survey prior 
to demolition, more detailed historic research leading to an enhanced desk based assessment, evaluation 
through archaeological trial trenching to confirm the presence, character, extent and relative significance of the 
archaeology. This will inform the nature of any follow-on more detailed excavations. 

Given that this is an Outline Application, it is recommended that the enhanced desk based assessment, historic 
building recording and some of the trial trenching (where land is accessible) is undertaken at an early stage to 
inform our understanding of the character, extent and relative significance of the archaeological resource 
impacted on by the proposed development. 



GMAAS recommend a condition to secure archaeological recording and dissemination of the results for public 
benefit. The recommended condition is attached. 

Subject to the condition highlighted above it is considered that suitable assessment of archaeological interests 
can be carried out and a programme of works be submitted for the written approval of the Local planning 
Authority in consultation with GMAAS. 

Design and Crime

The application is supported by a Preliminary Crime Impact Statement. Greater Manchester Design for Security 
have confirmed that they have no objections to the outline application however they recommend that a reserved 
matters application should be accompanied by a full Crime Impact Statement in order to demonstrate how crime 
has been considered for the proposed development and surrounding area.

The preliminary Crime Impact Statement includes recommendations which should be considered and 
incorporated into the detailed design of the scheme where possible such as defining public an private spaces; 
management and maintenance of public spaces lighting across the site, design and layout of parking areas, 
natural surveillance, dwellings fronting onto streets, consideration of landscaping features and surface textures 
to discourage crime etc. 

A full Crime Impact Statement is a validation requirement for any future reserved matters application and this 
will ensure that crime and design matters are given due consideration. The proposal is therefore considered to 
accord with UDP policy DES10 at this stage. 

Amenity

The Local Planning Authority would normally require the following separation distances to be retained in order to 
protect the residential amenity of surrounding properties as well as ensuring adequate amenity is provided for 
future occupiers of the development-
- minimum of 21m between facing habitable room windows
- minimum of 9m between ground floor habitable room windows and single storey blank gable walls
-  a minimum of 13m between ground floor habitable room windows and two storey blank gable walls-
- a minimum of 9m between the first floor habitable room window and a two storey blank gable
These distances are required to be increased for buildings more than two storeys in height.

As the application is in outline with all matters reserved, the application only seeks approval for the principle of 
development. It is however acknowledged that the application site is not currently bounded by residential 
dwellings and as such its re-development for residential purposes is unlikely to result in significant impacts to 
existing residential dwellings in the wider surrounding area with the closest being to the north east of the site on 
the opposite side of Langley Road South. This together with internal separation distances within the site for 
future occupiers will be considered at the reserved matters stage.

Air Quality 

Part of the development site lies within the Greater Manchester Air Quality Management Area (AQMA), and as 
such may introduce new sensitive receptors into an area where air pollution (nitrogen dioxide – NO2) is likely to 
be above EU and UK health based limit values.  It is further acknowledged that for particulate pollution (PM10 
and PM2.5) there is no safe threshold with respect to the impact on human health.

There is also potential for increased emissions associated with the number of vehicle movements generated as 
a result of the development to have a detrimental impact on the AQMA and air quality further afield.

It is also known there is an extant permission (16/69190/FUL) for a waste wood incinerator at the nearby Salford 
Skip Hire (albeit this permission has not yet been implemented). The permission is live until May 2020. Finally 
there is the potential for fugitive dust emissions during the construction phase to impact on the AQMA and also 
nearby receptors.



The application is supported by an air quality impact assessment which uses detailed dispersion modelling, 
verified against local monitoring, to assess whether there will be a significant impact of the development against 
IAQM and EPUK guidance  “Land-Use Planning and Development Control: Planning for Air Quality”, 2017.

The air quality assessment uses a high resolution dispersion model to predict concentrations of NO2 at the 
façade of the proposed properties.  The model uses various input parameters including traffic volumes and 
speeds, percentage of HGV within the traffic, meteorological data and topography data.  Modelled data is 
verified against local monitoring data, and adjusted accordingly to provide a robust assessment.

The applicant has also used the dispersion model to examine the impact of the proposed waste incinerator 
(should it come forward).  The model input parameters have been reviewed and they are considered to be 
representative of the conditions in the area.  

Predicted concentrations from the model have been assessed against the London Air Pollution Planning and 
Local Environment (APPLE) Working Group, January 2007, London Councils Air Quality and Planning 
Guidance and the criteria within the IAQM and EPUK guidance  “Land-Use Planning and Development Control: 
Planning for Air Quality”, 2017.

For new receptors (occupiers of the new properties) the model predicts all concentrations of NO2 and 
particulates (from both road traffic emissions and the proposed biomass) will be below the UK limit values. 

For existing receptors that will be affected by pollution associated with increased vehicle movements, the model 
predicts the maximum increase in NO2 concentrations will be 0.4 µg/m3. 

The conclusions of the model are accepted by the Council’s Environmental Consultant, and as such site specific 
mitigation is not required over and above baseline mitigation.

Notwithstanding the model output, current guidance from the IAQM and EPUK guidance “Land-Use Planning 
and Development Control: Planning for Air Quality”, 2017 suggests that a minimum baseline mitigation be 
provided on ALL development.  This is in the form of the provision for electric vehicle infrastructure and low NOx 
boilers.

In line with the Greater Manchester Air Quality Action Plan, and with consideration of the cumulative impact of 
development within the City region, mitigation measures are recommended in line with the Principles of Good 
Practice from the EPUK / IAQM Guidance (Land-Use Planning and Development Control: Planning for Air 
Quality).

A condition is recommended requiring the provision of a single electric vehicle charging point for all residential 
properties with off road parking and one per every ten apartments.  

Subject to the condition highlighted above it is considered that suitable mitigation can be secured which will 
ensure that the development will not cause or contribute towards a significant increase in pollution and that 
future users of the development would not be subject to unacceptable levels of air quality, in accordance with 
the NPPF and UDP policy EN17. 

Noise

The application site is located in an area where environmental noise sources are likely to have a significant 
impact.  Noise sources include Broughton Road to the east, a railway to the south, industrial uses to the south 
and commercial uses to the north.

Of particular concern is the heavy industry located to the south across the railway from the site which includes a 
number of outdoor industrial uses including Salford Skip Hire (a waste transfer / management facility), a food 
processing factory and other waste facilities.

The application is supported by a noise impact assessment which uses noise survey data to determine the 
impact of noise on the future occupants. The noise impact assessment was scoped with Urban Vision’s 
Environmental Consultant this office prior to being undertaken. The report also includes an assessment of 
vibration from the railway to the south of the development.



Industrial noise, particularly from outdoor waste handling operations typically contains distinct and 
distinguishable noises such as crashes, bangs, alarms. This type of noise cannot in the view of the Councils 
Environmental Consultant be described as anonymous and is likely to elicit a different response from a receiver.

The NPPF (paragraph 182) makes it clear that Existing businesses and facilities should not have unreasonable 
restrictions placed on them as a result of development permitted after they were established.  It is therefore 
imperative any mitigation scheme ensures the future residential properties and the industry can co-exist.

The report has been updated in October 2019 to include an assessment of the industrial noise impacting the 
site using the methodology described in BS4142:2014 (Methods for rating and assessing industrial and 
commercial sound.

The methodology involves measurements of the specific noise source (the noise under investigation).  The 
specific noise level is the corrected for any acoustic features such as tonality, impulsiveness or any other 
characteristic which makes it distinctive. The corrected “rating level” is then compared to the background noise 
level. The standard states that a difference of +10 dB or more is a strong indication the noise is likely to have a 
significant adverse impact, depending on context, with +5 dB being an indication of adverse impact.

The application is an outline application with all matters reserved (except for access). As such, the layout of the 
site is not yet finalised. Site layout is an important factor when considering how noise will propagate across the 
site, therefore at this stage the aim of the acoustic report is to consider whether the site can be made suitable 
for residential use (with appropriate mitigation).

The submitted acoustic report uses a noise model (calibrated against monitoring data) to predict noise levels 
across the site. The model is based on the illustrative masterplan (drawing orchst_002 November 2018).

Internal noise levels are predicted to comply with the BS8233:2014 noise levels, however some properties will 
require acoustically upgraded glazing. Acoustic glazing only provides protection to occupants when windows are 
closed, therefore some properties will require alternative means of ventilation.

With respect to industrial noise the report includes an assessment of the two most significant sources (the waste 
operation and a future 2MW biomass facility which may be operating by the time the new properties are 
constructed and occupied).

The report concludes the site is suitable for residential development, with appropriate mitigation. The report also 
recommends that building design / site layout can be used to improve noise levels within habitable rooms. For 
example orientation of bedrooms and other noise sensitive uses on a quieter façade facing away from the noise 
source, or placing windows on a quieter façade. An alternative means of ventilation to avoid opening windows 
will be required in some cases.

It is noted in the report that some properties require significant glazing to achieve adequate internal noise levels 
(in one example for a façade facing Broughton Road a glazing unit giving 52dB Rw sound reduction is 
recommended, this may consist of a glazing unit of 10.8mm / 24mm argon / 16.8mm, 51.6mm total.
With respect to external space, the report considers that with appropriate acoustic fencing the majority of 
gardens can be brought within the required WHO noise limits. As above the site layout is illustrative at this 
stage, and the boundary treatment is yet to be determined. The final site layout and orientation of properties can 
also influence external noise levels, for example orienting buildings so they provide screening to garden areas.

In summary, Urban Vision’s Environmental Consultant considers the site is suitable, in principle, for residential 
development however a robust assessment of noise will be required as outlined above and this may have a 
significant impact on site layout, building design, boundary treatment, acoustic fencing and mitigation 
requirements, all of which will be considered at reserved matters stage. 

The submitted parameters plan indicates the provision of an acoustic barrier along the edge of the site. For the 
southern parcel the fence is shown along the site boundary which abuts the railway line and includes the line for 
the former canal. For the northern parcel the red line plan does not include the line of the canal with the location 
of the proposed acoustic fence therefore separating the line of the canal from the site which is not considered 
acceptable. In addition the indicated location of the fencing across the southern and northern parcels would not 
comply with conditions recommended to ensure no development within 3m of the line of the canal and network 
rail land. An informative has been attached to further draw the applicant’s attention to this matter.



A noise assessment is a validation requirement for any future reserved matters application. The extent of the 
acoustic fence will be finalised alongside the site layout and updated noise assessment which will determine 
appropriate mitigation including to the building envelope and boundary treatment for external amenity spaces, 
both private and public. An informative is recommended to ensure reserved matters applications are 
accompanied by a noise impact assessment and a assessment of the noise from any external plant.

Contaminated Land

The site was historically, and is currently, occupied by industrial and commercial uses.  The former Bolton and 
Bury canal (now filled) ran to the south of the site.  As such there is a potential for land contamination to exist.

The proposed end use is for residential properties with private gardens, which are considered a sensitive end 
use with respect to land contamination risk.  

The desk study report submitted with the application has assessed the potential for a pollution linkage between 
any identified source, and a receptor. The assessment identifies a number of potential pollutant linkages 
including heavy metals, hydrocarbons, solvents, asbestos. A former report undertaken in 1997 also identified 
hydrocarbon issues affecting groundwater, and confirmed the presence of the above contaminants in various 
areas across the site.

The report recommends an intrusive investigation is undertaken including chemical sampling, ground gas 
monitoring and ground water monitoring.  It is recommended this includes deeper boreholes to try and ascertain 
if there has been any impact on the deeper underlying principal aquifer.

The conclusions of the report are accepted by the Council’s Environmental Consultant, who has raised no 
objection to the application subject to conditions being applied to any permission to secure the submission of a 
phase 2 site investigation report and suitable remediation strategy with verification. The Environment Agency 
have also recommended an additional condition to ensure that the development will not be put at unacceptable 
risk from, or be adversely affected by, unacceptable levels of water pollution.

Subject to the conditions highlighted above it is considered that suitable mitigation can be secured which will 
ensure that the development will not cause or contribution towards a significant increase in pollution, in 
accordance with the NPPF and UDP policy EN17. 

Ecology

The application is supported by a Preliminary Ecology Appraisal undertaken in June 2017, with further bat 
surveys undertaken in September 2017.  The report has also been updated in December 2018 to address the 
time which has passed since the surveys were undertaken, and given the low ecological value of the site, no 
further ecology work was recommended.

The Greater Manchester Ecology Unit has advised that the surveyors appear to be qualified and competent to 
undertake the surveys and followed best practice methodology (and highlighted limitations within the reports 
where this wasn't possible). A biological records search with the Local Record Centre has also been 
undertaken. There are therefore no reasons to doubt the findings of the survey.  

Bats: The demolition of all building on site is proposed. The majority of the buildings were determined to have 
negligible or low potential to support roosting bats, with only building 2 having moderate roost potential. A dusk 
activity survey of the building was undertaken and static detectors were left out on the site for a period of time. 
No bats or evidence of bats were recorded utilising any of the buildings, and only low levels of bat activity were 
recorded on the site (on both the static detectors and the activity surveys). Immediately after the activity surveys 
were undertaken, building 13 and 15 were demolished following the Reasonable Avoidance Method Statement 
contained within the ecology report. No potential roost features for bats were recorded in any of the trees on the 
site. 

GMEU have advised that the Reasonable Avoidance Methodology outlined in the ecology report should be 
conditioned to any planning permission which may be granted. These include protection of the vegetated area 
(former canal) along the south west boundary of the site from lighting within the development. They also advise 



that if building demolition has not been completed by May 2020 then the bat assessment of the site should be 
repeated and appropriate activity survey work (if required) should be carried out in the survey season (May - 
August) prior to development commencing. Conditions are recommended to secure this.

Nesting birds: The habitat on the site could potentially support nesting birds (buildings/trees and vegetation), 
and the active nests of all wild birds are protected under the Wildlife and Countryside Act, 1981 (as amended). 
An informative is recommended to advise the applicants of the protection afforded to nesting birds and that 
works should be timed to avoid the main bird nesting season (March - August inclusive) unless it can otherwise 
be demonstrated that no active birds’ nests are present.

Invasive Species: Japanese knotweed was recorded on the site within the filled in former canal. Japanese 
knotweed is listed on schedule 9 of the Wildlife and Countryside Act, 1981 (as amended) making it an offence to 
plant or cause them to spread. Given the time since the survey was undertaken (June 2017), it is possible that 
the extent of this species has grown. GMEU recommend that if the building demolition will take place within 5m 
of the Japanese knotweed, then a management plan to prevent the spread of this species must be followed 
during the demolition of the buildings. A condition is recommended to secure this. Future applications for the 
site must contain an updated Japanese knotweed survey (including mapping) as well as a management plan for 
it control (treatment and prevention of spread) and again a condition is recommended to ensure this.

Landscaping and Enhancement: The development provides an opportunity to provide ecological enhancement 
within the site, and the planning process is encouraged to deliver such enhancements through both local and 
national planning policy. GMEU have recommended that a condition be attached to ensure that the measures 
suggested within the ecology report are incorporated into the development where possible, including nest 
boxes, use of native vegetation within the landscaping scheme and incorporating planting for bats within the 
infilled former canal etc. Landscaping is a matter reserved for future consideration and will therefore be 
considered at reserved matter stage. A condition is however recommended to require that any reserved matters 
for landscaping incorporates the recommendations set out in the submitted ecology report. 

Other protected species: No evidence of any other protected species was found on the site, however suitable 
habitat was present (e.g. for badgers) within the former canal.  Due to the constraints of the site (a high retaining 
wall) there would be no impact of the building demolition on badgers, however any future proposals in this area 
will require an updated survey of this area. An ecology survey is a validation requirement for any future reserved 
matters application and an informative is recommended to ensure that updated badger surveys are included.

Subject to the attachment of appropriately worded conditions and informatives it is considered that the re-
development of the site would accord with the requirements of the NPPF, saved UDP policy ST13 and the 
Nature Conservation and Biodiversity SPD at this stage. Further assessment will be required of the 
additional/updated reports at the reserved matters stage.

Highways



This application does not include the quantum of residential dwellings, however the Transport Assessment (TA) 
assesses for 283 houses and 186 apartments and this equates to total of 469 residential dwellings across the 
development.

Likely Trip Generation 
The submitted TA examines the potential trip generation for the site using the industry standard national trip rate 
database TRICS. Table 1 below provides a summary of the vehicular trips likely to be generated by the 
proposals: 

Table 1: Generated Trips
Private House

Trip Generation
Private Apartment Trip 

Generation Total Combined Trip Generation
Peak Hour Arrival Departure Arrival Departure Arrival Departure Two-way

AM 41 123 13 46 54 169 223
PM 106 60 42 22 148 28 176

Table 1 demonstrates that the proposed development is likely to generate 223 two-way trips in the 
morning peak hour and 176 two-way trips in the evening peak hour. 

Table 2 – Percentage Impact at Key Junctions
Weekday AM Peak Weekday PM Peak

Additional 2-Way Movement Additional 2-Way MovementJunctions
2024 Base 

Traffic
Proposed 

Trips
% 

Impact
2024 Base 

Traffic
Proposed 

Trips
% 

Impact
Rainsough Brow / Kersal Vale Road / Agecroft 
Road Roundabout 1984 52 2.6% 2186 54 2.5%

Agecroft Road / Langley Road Signal Junction 2025 74 3.7% 2258 81 3.6%
Gerald Road / Littleton Road / Cromwell Road 
Roundabout 2060 43 2.1% 2208 47 2.1%

Cromwell Road / Langley Road South Signal 
Junction ** 1909 145 7.6% 2219 148 6.7%

Cromwell Road / Lissadel Street / Orchard 
Street South Signal Junction ** 2017 103 5.1% 2216 102 4.6%

Broughton Road / Broad Street / Hankinson 
Way Roundabout 3366 93 2.8% 3175 96 3.0%

** Please note that Cromwell Road / Langley Road South signal junction and Cromwell Road / Lissadel Street / Orchard Street 
South Signal Junction are linked and operation as one larger signal junction.  

It can be seen from Table 2 how traffic from the development is envisaged to disperse into the local highway 
network with the highest percentage impact on junction of Cromwell Road / Langley Road South and at 
Cromwell Road / Lissadel Street / Orchard Street South, with percentage impact of 7.6% during the morning 
and 6.7% during the evening. This would approximately equate 1 two-way trip per minute and every 24 seconds 
in the AM and PM peaks.

Other key junctions will receive percentage impact of between 2.1% and 3.7%, which is considered acceptable, 
particularly when daily traffic fluctuation can be in region of 10%. 

When considering the acceptability of any planning application in terms of its impact on the highway network, 
due regard must be given to national planning policy which states (National Planning Policy Framework (NPPF), 
paragraph 109) the following:-

“Development should only be prevented or refused on highways grounds if there would be an unacceptable 
impact on highway safety, or the residual cumulative impacts on the road network would be severe.”  

Quantifying the magnitude of change and number of additional vehicles on the network per minute associated 
with the development allows an opinion to be formed on the impact and whilst ‘severe’ is not defined in NPPF a 
judgment can be made.

The applicants have agreed to provide a package of mitigation, which includes a financial contribution towards 
upgrading 3 signal junctions to include the provision of Microprocessor Optimised Vehicle Actuation (MOVA) 
systems at each junction to enhance their capacity. 



To further offset the impact of the development measures to enhance the sustainability of the development by 
enhancing pedestrian and cycle routes / crossing facility within the vicinity of the development are proposed. 

Proposed Access Arrangements

The suggested overarching access strategy is shown in drawing P17032‐001C, with more detail shown in 
drawings P17032‐002C; ‐003D; ‐004C; ‐005C & ‐006A. Notwithstanding this each junction will be subject to 
detailed design for approval by the highway authority under S38/S278 of the Highways Act (1980). 

The visibility splays and forward visibility at each proposed access point is compliant with Manual for Streets 
guidance and is therefore considered acceptable.

However, in relation to drawing P17032‐001C, it is noted that no details are provided for the proposed 
pedestrian access to canal, proposed pedestrian / cycle access (via Orchard Street south disused access) and 
Right of Way Access (located to north of site boundary). This will be considered at reserved matters stage and 
an informative is recommended to ensure details are submitted through reserved matters for each relevant 
phase of the development.

Highway Works 

As set out above the applicants have agreed to provide a financial contribution for MOVA and school crossing 
patrol, which will be secured through the S106 agreement and comprise of:

 £60,000 to introduce MOVA system at Broughton Rd/Cromwell Rd/Lissadel St/Langley Rd S (6/72);
 £42,500 to introduce MOVA system at Broughton Rd East/Frederick Rd/Seaford Rd (856);
 £42,500 to introduce MOVA system at Lower Broughton Rd/Frederick Rd (855); and
 £12,000 to allow the council to employ additional school patrol attendants to assist school children to 

cross Langley Road during the term time. This cost will cover the initial cost of employing an additional 
school patrol attendant and thereafter this will be covered by the LA.

The applicants have also agreed to fund the required S278 works. These will sit outside of the planning system 
but will comprise:

 Provision of 2 new access point on Langley Road South with informal pedestrian crossing facility;
 Provision of 2 new access point on Holland Street;
 Provision of 2 new access point on Orchard Street;
 Provision of informal pedestrian crossing facility on all approaches to the junction of Holland Street / 

Langley Road South;
 Provision of informal pedestrian crossing facility including widening of carriageway to accommodate a 

refuge island on Langley Road South at junction of Orchard Street / Langley Road South and Concord 
Place / Langley Road South;

 Provision of a two set of informal pedestrian crossing facility within vicinity and at  junction of Alderson 
Street / Langley Road South;

 Provision of a two set of toucan signal controlled crossing facility at  junction of Lissadel Street / 
Langley Road South and including closing of Orchard Street south approach;

 Provision of 2 active Driver Feedback Signs (DFS) to enhance the safety of Orchard Street by warning 
driver of their approach speed. Ideally one DFS should be located to the north just before the 
development and one to the south just before Alderson Street. (Exact locations to be agreed during 
the road safety Audit)

 The re-kerbing, re-surfacing and (where needed) alterations to the drainage system on the existing 
footway and carriageway fronting the development.

 Upgraded of 2 bus stops to current standard: NF4059 and NF4060 - Langley Road South adjacent to 
Holland Street or NF4055 and NF4056 - Langley Road South adjacent to Douglas Green. The 
upgrade would include provision of a shelter, raised footway and bus clearway road marking.



 Redundant access points to be closed up, reinstated as continuous footway with appropriate kerb 
height, re-surfaced where needed and necessary alterations to the drainage system on the existing 
footway and carriageway on Langley Road South, Holland Street, Orchard Street and Broughton Road 
fronting the development.

 Provision of a traffic management scheme comprising of a 20mph zone and traffic calming features on 
old and new roads associated with the development (to include Holland street, Orchard Street, 
Alderson Street and all new internal roads) to also include details of any physical works necessary to 
facilitate the restricted speed limit.

 Provision of a street lighting scheme to include renewal of the existing street lighting on Langley Road 
South, Holland Street, Orchard Street and on Broughton Road fronting the development and provision 
of street lighting on new estate roads. With the provision of new junctions and new driveways the 
current lighting system is either not sufficient or located in the wrong location and as such a new street 
lighting scheme is required. 

A Travel Plan Framework has been submitted with the application and a condition is recommended requiring 
the submission and operation of an updated Travel Plan. Urban Vision Highways also recommend conditions 
requiring site access and highway works to be implemented prior to first occupation of the development, and 
relating to the requirement for off-site highway works, construction environmental management plan and the 
submission of full details of the proposed pedestrian access to the line of the canal, proposed pedestrian / cycle 
access via Orchard Street south disused access) and to the right of way access (located to north of site 
boundary). The recommended conditions have been attached.

Trees

The application has been supported by an Arboricultural Report which has been assessed by the Council’s 
consultant Arborist. 

The submitted Tree report identifies 10 x category C groups of trees, 1 Category C tree and one category B 
tree. The Category B tree looks from the tree constraints plan to be sited just outside of the redline boundary for 
the site and would therefore require the landowners permission for any works to be carried out. 

It is noted that the impact of any development will only be known once the final design of the scheme is known 
however given the quantum of development expected to be proposed it is unlikely that the identified trees would 
be retained within the future re-development of the site. Therefore, it is imperative that any application for 
reserved matters is accompanied by a Tree survey This would be a validation requirement for reserved matters 
application and an informative is recommended to advise the applicants of this. .

The loss of trees will have some impact on the visual amenity of the site. Policy TD6 requires replacement trees 
planting on the basis that two will be planted for every one tree lost. It is considered that there is sufficient space 
across the site for replacement planting to be provided. Any proposed landscaping scheme will ensure the type 
and location of trees are suitable and this in the long term will have a greater impact on the visual amenity of the 
area. 

Subject to conditions, it is considered that the development will accord with UDP policy EN12 and Trees and 
Development Supplementary Planning Document.

Planning obligations

Policy DEV5 of the UDP 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.

Paragraph 56 of the NPPF and Regulation 122(2) of the Community Infrastructure Levy Regulations 2010 
states that planning obligations must only be sought where they meet all of the following tests:

a) necessary to make the development acceptable in planning terms;
b) directly related to the development; and
c) fairly and reasonably related in scale and kind to the development.



The application proposes the redevelopment of the site for residential purposes. Given the application is in 
outline form, the specific mix and size of units are not known at this stage. This will be fixed through subsequent 
reserved matters applications.

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

The refreshed 2019 Planning Obligations SPD was adopted on 9th December 2019.

Given the scale of the development, an assessment of its impact on nearby transport infrastructure (as set out 
in the previous section of this report), public realm, open space, education and affordable housing is required in 
accordance with UDP Policy DEV5. If considered necessary, planning obligations will be sought to mitigate the 
impact of the development. The required highways obligations have been set out in the previous section of this 
report and in addition to this the proposed development triggers the need for obligations in respect of education, 
open space, public realm and affordable housing and transport infrastructure which are considered necessary to 
mitigate the impacts of the development in line with the refreshed SPD. 

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

The applicant, whilst in agreement to provide financial contributions in respect of open space, public realm and 
education as well as affordable housing, has stated that a viability statement would need to be submitted to 
ensure that the development remains viable. Given that the application is in outline and details such as the 
housing mix and dwelling sizes are not known, it is not possible to calculate a maximum contribution at this time. 
Therefore it is appropriate for a viability appraisal to be submitted and reviewed at the reserved matters stage. 

Notwithstanding this, a S106 agreement would be associated with any Outline consent and used to secure 
contributions towards education, open space, public realm, transport infrastructure and affordable housing, as 
set out in the heads of terms below. 

Conditions

Planning permissions are tightly controlled to encourage the timely commencement of development.  Ordinarily, 
outline applications allow 3 years for the submission of reserved matters and a further two years following 
approval for commencement.  The applicant is seeking an additional two years for the submission of reserved 
matters (except for the first phase which would be within 3 years) due to a number of challenges with the site:

 Part of the site is tenanted and therefore reasonable time is required to be left to ensure that the 
occupiers can find suitable, alternative premises; 

 The site is a major proposal which could result in the delivery of a significant number of units;
 This is a heavily contaminated brownfield site which is likely to need significant, phased remediation 

which will take time to agree and therefore increase the development lead in time; 
 It is unlikely that the current applicants will deliver the permission and therefore they will need to go out 

to market, finder a purchases and then agree terms before any further reserved matters application can 
be made.

The LPA consider this a reasonable request.  Therefore, a condition is recommended that requires the reserved 
matters application for the first phase of development to be submitted within three years of the date of decision 
and the remaining phases within a further two years. Commencement of development would then be expected 
to commence within two years from the decision date of the final reserved matters.

Recommendation

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



1) The City Solicitor 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:

 An open space contribution using the formula of: £1,594 per bed space (houses) and £1,151 per bed 
space (apartments) towards the following projects:
- Bolton Road Playing Fields; and 
- Duchy Lagoons (Brindleheath Lagoons)

 A public realm contribution of: £150,000 towards a high quality traffic free scheme (including 
elements of play, artworks, seating, green infrastructure, Sustainable Drainage and resurfacing) on 
Holland Walk to link the development to St Georges C of E Primary, Charlestown Park and St 
Sebastian’s RC.

 A financial contribution towards education using the formula £10,553 per primary pupil place;  
 Affordable housing - 20% from houses and 10% from apartments
 A financial contribution of £157,000 towards MOVA (Microprocessor Optimised Vehicle Actuation) 

improvement and school patrol
 Monitoring fee of 1.5% of the value of all obligations (financial and non-financial) up to a cap of 

£5,000

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 application for the approval of reserved matters for the first phase of development must be 
made not later than the expiration of three years beginning with the date of this permission. The 
application(s) for reserved matters concerning all other phases shall be submitted within 5 years 
from the date of this decision. The development must be begun not later than whichever is the 
later of the following dates: 
(a) The expiration of five years from the date of this permission; or 
(b)The expiration of two years from the final approval of the reserved  matters, or in the case of 
approval on different dates, the final  approval of the last such matter to be approved.

Reason: To comply with the requirements of Section 92 of the Town and Country Planning Act 
1990 as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.

2. The approval of the Local Planning Authority shall be sought for each phase of the development 
in respect of the following reserved matters prior to the commencement of that phase of 
development: appearance; landscaping; layout; and scale.
 
Reason: The application is granted in outline only under the provisions of Article 5 of the Town 
and Country Planning (Development Management Procedure) (England) Order 2015 and details 
of the matters referred to in the condition have not been submitted for consideration.

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

 ORCHST_005 Rev 01 – Location plan
 ORCHST_004 Rev 01 - Demolition plan 
 ORCHST_001 – Rev 03 – Red line boundary plan
 P17032-001C – Proposed access strategy overview
 P17032-002C – Proposed Langley Road South access locations 
 P17032-003D – Proposed Holland Street Access locations 
 P17032-004C – Proposed Orchard Street northern access
 P17032-005C – Proposed Orchard Street southern access
 P17032-010 – Proposed Langley Road South pedestrian crossing
 P17032-006A – proposed Broughton road/Lissadel St pedestrian/cycle crossing scheme



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

4. The development hereby approved shall not exceed the height as shown on the submitted 
parameters plan, ref: ORCHST_003 rev 03.

Reason: In order to ensure that buildings are of an appropriate height in relation to their 
surroundings and do not result in an unacceptable impact on the setting of listed and locally listed 
buildings within the vicinity in accordance with policies DES1, CH2 and CH8 of the Unitary 
Development Plan and the national planning Policy Framework. 

5. No development of each phase of the development shall take place, including any works of 
excavation or demolition, until a Construction Method Statement for that phase of development 
has been submitted to, and approved in writing by, the local planning authority. The approved 
Statement shall be adhered to throughout the construction period for that phase. 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; 
(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 watercourses;
(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 for that phase, 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; and
(xi) an intended date for the commencement of development for that phase and, following 
commencement, evidence of the material start on site.

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

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

6. If building demolition has not been completed by May 2020 then the bat assessment of the site 
shall be repeated and appropriate activity survey work (if required) shall be carried out in the 
survey season (May - August) prior to development commencing. This shall be undertaken by 
suitably experienced ecologist following best practice guidance. The assessment must be 
submitted to and approved in writing by the Local Planning Authority prior to the commencement 
of any ground works on site and the development must be carried out in accordance with the 
approved details.

Reason: To safeguard protected species in accordance with the Nature Conservation and 
Biodiversity Supplementary Planning Document and the National Planning Policy Framework.



7. Prior to the commencement of any phases of development (except for demolition and enabling 
works) a Phase 2 Site Investigation report shall be submitted to and approved in writing by the 
Local Planning Authority.  The investigation shall address the nature, degree and distribution of 
land contamination on site and shall include an identification and assessment of the risk to 
receptors focusing primarily on risks to human health, groundwater and the wider environment.  

Should unacceptable risks be identified the applicant shall also submit and agree with the Local 
Planning Authority in writing a contaminated land remediation strategy prior to commencement of 
development.  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, to protect the underlying secondary A 
aquifier and nearby Butts beck water course 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 or occupation of each phase of the development, a 
verification report, which validates that all remedial works undertaken on that phase of the 
development were completed in accordance with those details agreed with the Local Planning 
Authority and the effectiveness of the remediation shall be submitted to and approved in writing 
by the Local Planning Authority. The report shall include results of sampling and monitoring 
carried out in accordance with the approved verification plan to demonstrate that the site 
remediation criteria have been met.

Reason:  To prevent pollution of the water environment, to protect the underlying secondary A 
aquifier and nearby Butts beck water course 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. If, during development, contamination not previously identified is found to be present at the site 
then no further development (unless otherwise agreed in writing with the local planning authority) 
shall be carried out until a remediation strategy detailing how this contamination will be dealt with 
has been submitted to, and approved in writing by, the local planning authority. The remediation 
strategy shall be implemented as approved.

Reason: To ensure that the development does not contribute to, is not put at unacceptable risk 
from, or adversely affected by, unacceptable levels of water pollution from previously unidentified 
contamination sources at the development site. This is in line with paragraph 170 of the National 
Planning Policy Framework.

10. Piling or any other foundation designs using penetrative methods shall not be 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 groundwater. The development shall be carried out in accordance with the approved 
details.

Reason: To ensure that the proposed piling activity is protective of controlled waters in line with 
paragraph 170 of the National Planning Policy Framework.

11. Each phase of development shall be carried out in accordance with the Reasonable Avoidance 
Methodology outlined in the Ecology report by Bowland Ecology, October 2019 which includes 
the protection of the vegetated area (former canal) along the south west boundary of the site from 
lighting within the development. 



Reason: To safeguard protected species in accordance with the Nature Conservation and 
Biodiversity Supplementary Planning Document and the National Planning Policy Framework.

12. If any building demolition is to take place within 5m of the Japanese knotweed, then a 
management plan to prevent the spread of this species must be submitted to and approved in 
writing by the Local Planning Authority. The demolition shall be carried out in accordance with the 
approved management plan. 

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. Species such as Japanese Knotweed 
are included within this schedule.

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

1. A phased programme and methodology of investigation and recording to include:
- historical research and enhanced desk based assessment
- informed by the above, a historic building survey to Historic England Level 2/3
- an evaluation of below-ground archaeological remains
- where merited by the evaluation, targeted archaeological excavation (subject of a separate 
WSI)

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

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

4.   A scheme to disseminate the results of the archaeological investigations for the benefit of 
the local and wider community

5.   Prior to occupation, an agreed scheme for displaying the site’s industrial heritage.

6.   Provision for archive deposition of the report and records of the site investigation.

7.   Nomination of a competent person or persons/organisation to undertake the works set out 
within the approved WSI.

Reason: In accordance with NPPF Section 16, Paragraph 199 - To record and advance 
understanding of the significance of any heritage assets to be lost and to make this evidence 
publicly accessible.

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

14. No above ground construction works shall take place on any plot(s) or building(s), until a 
Biodiversity Enhancement scheme for that phase of development has been submitted to and 
approved in writing by the Local Planning Authority. The Biodiversity Enhancement scheme shall 
identify the opportunities for biodiversity enhancement on site. The approved scheme shall be 
implemented in accordance with the approved details and retained thereafter.

Reason:  To ensure that the site is satisfactorily landscaped having regard to its location and to 
support protected species in accordance with the policy DES9 of the City of Salford Unitary 
Development Plan, Nature Conservation and Biodiversity Supplementary Planning Document and 
the National Planning Policy Framework.



15. Prior to the installation of any external plant or equipment, for each phase of development, the 
applicant shall submit an assessment of the noise from the plant and equipment to demonstrate the 
rating level (LAeq,T) from such equipment associated with the development, when operating 
simultaneously, shall not exceed the typical background noise level (LA90,T) by more than -5 dB at 
any time when measured at the boundary of the nearest noise sensitive premises.  Noise 
measurements and assessments shall be carried out according to BS 4142:2014 "Methods for 
rating and assessing industrial and commercial sound".  'T' refers to any 1 hour period between 
07.00hrs and 23.00hrs and any 15 minute period between 23.00hrs and 07.00hrs.

Reason: 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.

16. No development shall commence apart from enabling works until such time as a site wide phasing 
plan has been submitted to and approved in writing by the Local Planning Authority. The site wide 
phasing plan shall include the sequence of providing the following elements:
- Site accesses;
- Residential development phases;
- Open space areas including LEAP.

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

17. Prior to first occupation of the dwellings hereby approved a scheme for the provision of electric 
vehicle charging points in accordance with the ‘Land-Use Planning & Development Control:
Planning for Air Quality’ document by the Institute of Air Quality Management shall be submitted for 
the written approval of the Local Planning Authority. The development shall be carried out in 
accordance with the approved scheme and shall be implemented prior to first occupation and 
retained as such thereafter. 

Reason: In accordance with paragraph 110, 170 and 181 of the NPPF, to encourage the uptake of 
ultra-low emission vehicles and ensure the development is sustainable. To safeguard residential 
amenity, public health and quality of life.  

18. A minimum 3m gap shall be retained between any buildings, structures and supporting 
infrastructure on site and the line of the former canal.

Reason: To ensure an acceptable relationship between the proposed development and the line of 
the canal in accordance with Policies DES1, DES6, CH7, R7, EN23, H1, and H8, the reasoned 
justification for UDP Policy R2, the Salford Greenspace Strategy SPD and the National Planning 
Policy Framework

19. A minimum 3m gap shall be retained between any buildings and structures on site and the railway 
boundary. 

Reason: To prevent any works from impacting the railway in accordance with Unitary Development 
Plan Policy A4.

20. The development hereby permitted shall be carried out in accordance with a Network Rail 
approved RAMS (Risk Assessment and Method Statement) and BAPA (Basic Asset Protection 
Agreement), a copy of which shall be submitted to the Local planning Authority before development 
of any phase commences. The RAMS shall include:

- Measures to protect the operation and integrity of operational railway and Network Rail land;
- Risk and Method Statements to be accepted by Network Rail;
- Cutting down of trees in the vicinity of the boundary;
- Works to install new boundary treatment;
- Excavation works;
- Demolition works;
- Use of Piling Rigs;
- Use of scaffolding; 
- Use of mobile cranes - tor information also see attached guidance “Requirements for Mobile 

Cranes Alongside Railways Controlled by Network Rail



- Noise and vibration from the existing railway.

Reason - To prevent any works from de-stabilising or impacting the railway in accordance with 
Unitary Development Plan Policy A4.

Reason for pre-commencement condition:  Any works on site could harm the operation of the 
railway line if not properly managed so details must be submitted and agreed in advance of works 
starting.

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

Reason: To secure proper drainage and to manage the risk of flooding and pollution.in accordance 
with policy EN19 of the City of Salford Unitary Development Plan and the National Planning Policy 
Framework.

22. No phase of development shall take place until a strategy of surface water drainage for that phase 
of the development based on recommendations of the submitted ‘Land at Orchard St/Langley Rd 
South Salford Proposed Residential Development Flood risk and Surface Water Drainage 
Assessment Ref: 3030-FRA Rev A Apr 2019 by Integra Consulting’, using sustainable drainage 
methods and which includes details of how water quality will be improved, and how existing surface 
water discharge rates will be reduced, has been submitted to and approved in writing by the Local 
Planning Authority. Surface water discharge rate shall be restricted to 50% of the existing 
discharge rate or to greenfield runoff, whichever is greater. The approved strategy shall be 
implemented prior to first occupation or use of that phase of the development hereby approved 
unless alternative timescales have been agreed in writing as part of the strategy.

Reason: To ensure surface water run off does not impact on the railway in accordance with UDP 
Policy A4 and to ensure a satisfactory method of surface water disposal to reduce the risk of 
flooding elsewhere in accordance with policy EN19 of the City of Salford Unitary Development Plan 
and seeks to provide betterment in terms of water quality and surface water discharge rates and 
meets requirements set out in the following documents; 
- NPPF,
- Water Framework Directive and the NW River Basin Management Plan
- The national Planning Practice Guidance and the Non-Statutory Technical Standards for 
Sustainable Drainage Systems (March 2015)
- Manchester, Salford, Trafford Strategic Flood Risk Assessment (SFRA) (2011) and associated 
technical guidance
- Environment Agency Pollution Prevention Guidelines (now withdrawn)
- Flood Risk Assessment/SuDS Requirements for new developments (Salford's SuDS Checklist)

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.

23. Prior to first occupation of any phase of development a scheme shall be to submitted and agreed in 
writing by the Local Planning Authority to detail on and off-site highway works for that phase as 
indicated on the approved plans as detailed in condition 2. The scheme shall include the following:
- Provision of 2 active Driver Feedback Signs (DFS) to enhance the safety of Orchard Street;
- Redundant access points to be closed up, reinstated as continuous footway with appropriate 
kerb height, re-surfaced where needed and necessary alterations to the drainage system on the 
existing footway and carriageway on Langley Road South, Holland Street, Orchard Street and 
Broughton Road fronting the development;
- The upgrading of 2 existing bus stops on Langley Road South to include provision of shelter, 
raised footway and bus clearway road marking. (The upgrading shall be two of the following bus 
stops NF4059 and NF4060 - Langley Road South adjacent to Holland Street or bus stop NF4055 
and NF4056 - Langley Road South adjacent to Douglas Green.);
- Provision of a traffic management scheme comprising of a 20mph zone and traffic calming 
features on old and new roads associated with the development  to also include details of any 
physical works necessary to facilitate the restricted speed limit;



- Provision of a street lighting scheme to include renewal of the existing street lighting on Langley 
Road South, Holland Street, Orchard Street and on Broughton Road fronting the development and 
provision of street lighting on new estate roads.

Each phase of the development shall be implemented in accordance with the approved details and 
the on and off site highways works for each phase shall be implemented in full prior to the first 
occupation of that phase and shall be retained as such thereafter.

Reason: In the interests of the safe and efficient operation of the highway network and to minimise 
potential conflicts between pedestrians, cyclists and other road users in accordance with policies 
DES2, A2 and A8 of the City of Salford Unitary Development Plan and the National Planning Policy 
Framework

24. Prior to the first occupation of the development hereby permitted, the applicant shall submit to and 
have approved in writing by the Local Planning Authority, a Travel Information Pack and details of 
the Travel Plan Co-ordinator. This pack shall detail all modes of sustainable transport available to 
the site including cycleways, footways, public transport and any other local options as well as full 
incentives available to staff/residents. The agreed pack shall be issued to all new residents at the 
point of occupation of any residential unit.

Within 6 months of first occupation of the development hereby approved (or alternative timeframe 
which has been agreed in writing by the Local Planning Authority), a Full Travel Plan (FTP) shall be 
submitted to the Local Planning Authority. The FTP should include results of travel surveys, targets 
for modal shift, an action plan, TP budget details  and real incentives and measures to encourage 
use of non-car modes of travel; 

Reason: To ensure that the travel arrangements to the development are appropriate and to limit the 
effects of the increase in travel movements in accordance with policies ST14 and A8 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework.

Informatives 
1. STANDING ADVICE - DEVELOPMENT LOW RISK AREA

The proposed development lies within a coal mining area which may contain unrecorded coal 
mining related hazards.  If any coal mining feature is encountered during development, this should 
be reported immediately to the Coal Authority on 0345 762 6848.

Further information is also available on the Coal Authority website at:

www.gov.uk/government/organisations/the-coal-authority 

This Standing Advice is valid from 1st January 2019 until 31st December 2020

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.

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

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

3. Demolition works, together with works to trees, hedgerows and scrub, including site clearance, 
should not be undertaken in the main bird breeding season (1st March to 31st August), unless 
nesting birds are found to be absent by a suitably qualified person immediately prior to clearance.



4. If at any time any protected species are found or are suspected of being present on the site and 
adversely affected by the development, work should cease immediately and an ecologist and the 
Local Planning Authority should be contacted.

5. The applicant’s attention is drawn to the comments from United Utilities dated 1st November 2019 
and in particular their reference to a public sewer which crosses the site and which they may not 
permit building over. 

6. In relation to condition 7 the applicants attention is drawn to the following advice from the 
Environment Agency - Groundwater and soil sampling should include Speciated polycyclic aromatic 
hydrocarbons (PAH) and TPH CWG.

7. In relation to condition 22 (surface water drainage) the applicants are advised of the following 
drainage comments:
 Any drainage in the basement should not be connected directly to sewers as this may result in 

a backflow, but should be pumped.
 The car park requires a suitable SuDS treatment train prior to discharge or an equivalent 

petrol/oil interceptor.
 Discharge rate should be calculated on 40% climate change.

8. The applicants attention is drawn to the comments from the Environment Agency dated 18th 
November 2019 in relation to waste on site; waste to be taken off site and piling methodogy. 

9. The applicant / developer is reminded of the need submit the BAPA and RAMS directly to: 
AssetProtectionLNWNorth@networkrail.co.uk

10. In relation to condition 17 the applicants attention is drawn to paragraph 5.10 of the 'Land-Use 
Planning & Development Control: Planning for Air Quality' document, bullet point 1 under the 
heading 'Operational Phase' which states ' The provision of at least 1 Electric Vehicle (EV) "rapid 
charge" point per 10 residential dwellings and/or 1000m2 of commercial floor space. Where on-site 
parking is provided for residential dwellings, EV charging points for each parking space should be 
made.'

For the avoidance of doubt the reference to '1 point per 10 residential dwellings' is in relation to 
apartment type development and the reference to 'where on-site parking is provided for residential 
dwellings, EV charging points for each parking space should be made' is in relation to dwelling 
houses.

11.       The applicants are advised of the following comments from Urban Vision Highways:
o The developer shall contact John Horrocks to arrange a full dilapidation/Condition Survey of all 

adopted highways surrounding the site and obtain all relevant permits/licenses in advanced of 
any works being undertaken on the adopted highway. Tel: 0161 603 4046.

o Applications for all forms of highway permits/licenses shall be made in advanced of any works 
being undertaken on the adopted highway Note: NO boundary fencing shall be erected or 
positioned on any part of the adopted highway without first seeking the relevant 
permits/licenses from the Local Highway Authority Tel: 0161 603 4046

o The developer shall contact Neil Ashmall to arrange for the S278 element of the development 
Tel: 0161 779 4883. 

o The developer shall contact John Proctor to arrange for the S38 element of the development 
Tel - 0161 779 4894. 

12. In relation to condition 23 (highway works) the applicants are advised that they will be required to 
enter into an agreement under the 1980 Highways Act with the Local Authority to cover works to 
the adopted highway within and outside the application. 

13. Any application for the approval of reserved matters for each phase of development shall: 

mailto:AssetProtectionLNWNorth@networkrail.co.uk


- Be accompanied by an updated Japanese knotweed survey (including mapping) and a 
management plan for the control (treatment and prevention of spread) of Japanese knotweed;
- Be accompanied by an updated badger survey of the in filled former canal area where the 
reserved matters includes the area of the line of the former canal;
- Incorporate the recommendations set out in the submitted Ecology report by Bowland Ecology 
October 2019 which include the provision (through nest boxes) for nesting birds, the use of native 
vegetation within the landscaping scheme and incorporating planting for bats within the infilled 
former canal (see paragraphs 5.8, 5.14 and 5.15);
- Include full details of proposed pedestrian accesses for that phase including pedestrian links to 
the line of the canal, pedestrian / cycle access via Orchard Street south disused access and public 
right of way access located to the north of site boundary. 
- Be accompanied by an updated noise impact assessment to determine appropriate mitigation 
(including to the building envelope and boundary treatment for external amenity spaces, both 
private and public) required to achieve internal and external noise levels in accordance with 
BS8233:2014 (Guidance on Sound Insulation and Noise Reduction from Buildings).  Industrial noise 
shall be assessed in accordance with BS4142:2014 (Methods for rating and assessing industrial 
and commercial sound). The assessment shall also provide details of ventilation requirements to 
ensure that the above internal noise levels are not compromised to achieve adequate ventilation 
requirements in accordance with the draft ANC guidance Acoustics Ventilation and Overheating 
Residential Design Guide (February 2018). The applicants are advised that The applicants are 
advised that any proposed acoustic fencing must also meet the requirements of conditions 18 and 
19. (Retain 3m from line of former canal wall and national rail land.);
- Include details of existing and proposed land levels;
- Be accompanied by a tree survey.

14.      The applicants attention is drawn to the following comments from Network Rail – 

The developer/applicant must ensure that their proposal, both during construction and as a 
permanent arrangement, does not affect the safety, operation or integrity of the existing operational 
railway / Network Rail land. There must be no physical encroachment of the proposal onto Network 
Rail land, no over-sailing into Network Rail air-space and no encroachment of foundations onto 
Network Rail land and boundary treatments. Any construction works on site and any future 
maintenance works must be conducted solely within the applicant’s land ownership.

Scaffolding which is to be constructed within 10 metres of the Network Rail / railway boundary must 
be erected in such a manner that at no time will any poles over-sail the railway and protective netting 
around such scaffolding must be installed. The applicant / applicant’s contractor must consider if they 
can undertake the works and associated scaffolding / access for working at height within the footprint 
of their land ownership boundary. The applicant is reminded that when pole(s) are erected for 
construction or maintenance works, they must have a minimum 3m failsafe zone between the 
maximum height of the pole(s) and the railway boundary.
This is to ensure that the safety of the railway is preserved, and that scaffolding does not:
 Fall into the path of on-coming trains
 Fall onto and damage critical and safety related lineside equipment and infrastructure
 Fall onto overhead lines bringing them down, resulting in serious safety issues

If vibro-compaction machinery / piling machinery or piling and ground treatment works are to be 
undertaken as part of the development, details of the use of such machinery and a method 
statement must be submitted to the Network Rail for agreement.
 All works shall only be carried out in accordance with the method statement and the works will 

be reviewed by Network Rail. The Network Rail Asset Protection Engineer will need to review 
such works in order to determine the type of soil (e.g. sand, rock) that the works are being 
carried out upon and also to determine the level of vibration that will occur as a result of the 
piling.

 The impact upon the railway is dependent upon the distance from the railway boundary of the 
piling equipment, the type of soil the development is being constructed upon and the level of 
vibration. Each proposal is therefore different and thence the need for Network Rail to review 
the piling details / method statement.



Maximum allowable levels of vibration - CFA piling is preferred as this tends to give rise to less 
vibration. Excessive vibration caused by piling can damage railway structures and cause movement 
to the railway track as a result of the consolidation of track ballast. The developer must demonstrate 
that the vibration does not exceed a peak particle velocity of 5mm/s at any structure or with respect 
to the rail track.

The demolition works on site must be carried out so that they do not endanger the safe operation of 
the railway, or the stability of the adjoining Network Rail structures and land. The demolition of the 
existing building(s), due to its close proximity to the Network Rail boundary, must be carried out in 
accordance with an agreed method statement. Review of the method statement will be undertaken 
by the Network Rail Asset Protection Engineer before the development and any demolition works on 
site can commence. Network Rail would like to add that the applicant is strongly recommended to 
employ companies to demolish buildings / structures belonging to the National Federation of 
Demolition Contractors. This will ensure that all demolition works are carried out to professional 
standards and the company itself will also include liability insurance as part of its service.

The NPPF states:
“178. Planning policies and decisions should ensure that:
a. A site is suitable for its proposed use taking account of ground conditions and any risks arising 
from land instability.”

In order to comply with the NPPF, the applicant will agree all excavation and earthworks within 10m 
of the railway boundary with Network Rail. Network Rail will need to review and agree the works to 
determine if they impact upon the support zone of our land and infrastructure as well as determining 
relative levels in relation to the railway. Network Rail would need to agree the following:
 Alterations to ground levels
 De-watering works
 Ground stabilisation works
 Works to retaining walls
 Construction and temporary works
 Maintenance of retaining walls
 Ground investigation works must not be undertaken unless agreed with Network Rail.
 Confirmation of retaining wall works (either Network Rail and/or the applicant).
 Alterations in loading within 15m of the railway boundary must be agreed with Network Rail.

Network Rail would need to review and agree the methods of construction works on site to ensure 
that there is no impact upon critical railway infrastructure. No excavation works are to commence 
without agreement from Network Rail. The council are advised that the impact of outside party 
excavation and earthworks can be different depending on the geography and soil in the area. The 
council and developer are also advised that support zones for railway infrastructure may extend 
beyond the railway boundary and into the proposal area. Therefore, consultation with Network Rail is 
requested. Any right of support must be maintained by the developer.

The council and the developer (along with their chosen acoustic contractor) are recommended to 
engage in discussions to determine the most appropriate measures to mitigate noise and vibration 
from the existing operational railway to ensure that there will be no future issues for residents once 
they take up occupation of the dwellings. 

The NPPF states, “182.Where the operation of an existing business or community facility could have 
a significant adverse effect on new development (including changes of use), in its vicinity, the 
applicant (or ‘agent of change’ should be required to provide suitable mitigation before the 
development has been completed.”
Network Rail is aware that residents of dwellings adjacent to or in close proximity to, or near to the 
existing operational railway have in the past discovered issues upon occupation of dwellings with 
noise and vibration. It is therefore a matter for the developer and the council via mitigation measures 
and conditions to ensure that any existing noise and vibration, and the potential for any future noise 
and vibration are mitigated appropriately prior to construction.

To note are:



• The current level of railway usage may be subject to change at any time without prior notification 
including increased frequency of trains, night time train running, heavy freight trains, trains run at 
weekends /bank holidays.
• Maintenance works to trains could be undertaken at night and may mean leaving the trains’ motors 
running which can lead to increased levels of noise and vibration.
• Network Rail carry out works at night on the operational railway when normal rail traffic is 
suspended and these works can be noisy and cause vibration.
• Network Rail may need to conduct emergency works on the existing operational railway line which 
may not be notified to residents in advance due to their safety critical nature, and may occur at any 
time of the day or night, during bank holidays and at weekends.
• Works to the existing operational railway may include the presence of plant and machinery as well 
as vehicles and personnel for works.
• The proposal should not prevent Network Rail from its statutory undertaking. Network Rail is a track 
authority.

It may authorise the use of the track by train operating companies or independent railway operators, 
and may be compelled to give such authorisation. Its ability to respond to any enquiries regarding 
intended future use is therefore limited.
• The scope and duration of any Noise and Vibration Assessments may only reflect the levels of 
railway usage at the time of the survey.
• Any assessments required as part of CDM (Construction Design Management) or local planning 
authority planning applications validations process are between the developer and their appointed 
contractor.
• Network Rail cannot advise third parties on specific noise and vibration mitigation measures. Such 
measures will need to be agreed between the developer, their approved acoustic contractor and the 
local planning authority.
• Design and layout of proposals should take into consideration and mitigate against existing usage 
of the operational railway and any future increase in usage of the said existing operational railway.
• Noise and Vibration Assessments should take into account any railway depots, freight depots, light 
maintenance depots in the area. If a Noise and Vibration Assessment does not take into account any 
depots in the area then the applicant will be requested to reconsider the findings of the report.
• Railway land which is owned by Network Rail but which may be deemed to be ‘disused ‘ or 
‘mothballed’, may be brought back into use. Any proposals for residential development should 
include mitigation measures agreed between the developer, their acoustic contractor and the LPA to 
mitigate against future impacts of noise and vibration, based on the premise that the railway line may 
be brought back into use.
• Works may be carried out to electrify railway lines and this could create noise and vibration for the 
time works are in progress. Electrification works can also result in loss of lineside vegetation to 
facilitate the erection of stanchions and equipment.

Where a proposal calls for the following adjacent to the boundary with the operational railway, 
running parallel to the operational railway or where the existing operational railway is below the 
height of the proposal site:
• hard standing areas
• turning circles
• roads, public highways to facilitate access and egress from developments
Network Rail would very strongly recommend the installation of suitable high kerbs or crash barriers 
(e.g. Armco Safety Barriers). This is to prevent vehicle incursion from the proposal area impacting 
upon the safe operation of the railway.


