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

APPLICATION No: 19/73709/FUL
APPLICANT: New Care (Worsley) Ltd.
LOCATION: 301 Walkden Road, Worsley, M28 2RZ
PROPOSAL: Demolition of existing public house and construction of a 70 bed 

care facility (Use Class C2), alterations to existing access point, 
car parking and landscaping 

WARD: Worsley

Figure 1: Location plan

Description of site and surrounding area 

The subject site is located on the south-western side of Walkden Road, south of the A580. The Cock Hotel, a 
two-storey public house, stands towards the centre of the site. A small garden is located at the rear together 
with car parking and services spaces. Additional parking/service space is located forward of the building along 
the Walkden Road frontage.

Protected woodland surrounds the site and extends some distance to the south and north-west. A service 
station stands immediately to the north and to the east, across Walkden Road, stand a row of dwellings. Beyond 
this, land is generally used for residential purposes.

To the west of the site are Worsley Cricket Club and Ellesmere Sports Club. These clubs are located within a 
designated minerals safeguarding area and are also within the Green Belt. 



Description of proposal 

This application seeks permission to demolish the existing public house on site and construct a care facility (Use 
Class C2) in its place.  

The proposed building would stand to a height of three storeys and comprise 70 ensuite bedrooms and 
associated living, dining and laundry facilities. A range of services would also be provided on site, including 
general nursing and dementia care. Independent residents would occupy ground floor bedrooms whilst 
dependent residents would occupy the upper floors. The facility would employ 40 part time and 60 full time 
nursing and administration staff.

The building would be constructed generally towards the centre and rear of the site behind a 27-space car park 
and service area. Amenity spaces would be located at the sides and rear of the building and may be accessed 
via private rooms or communal areas. Figure 2 below shows the site layout in greater detail.

Figure 2: Site layout plan



In addition to bedrooms and the aforementioned living, dining and laundry facilities, the building would also 
comprise a resident’s café, salon and offices at ground floor level. Figure 3 below shows the ground floor layout 
of the building in greater detail.

Figure 3: Ground floor plan

The building would be finished in brick and feature contrasting banding and a hipped roof as shown in Figure 4 
below.

Figure 4: Walkden Road elevation

The total floor area of the existing public house is 968 square metres. The total floor area of the proposed facility 
would be 3,522 square metres; a net increase of 2,554 square metres. Whereas 88 car parking spaces are 
currently provided on site, 27 spaces only would be provided in association with the proposed facility; a net 
reduction of 61 spaces. 



Publicity

Notice: Displayed on site 30 August 2019  
Reason: Wider publicity

Press advert: Notice placed in Manchester Weekly News, Salford Edition, 5 September 2019
Reason: Wider publicity

Neighbour notification 

Notice of the application was sent to 23 surrounding properties on 23 August 2019. 

Representations 

Ten representations were received in response to the application. The concerns of objectors are:

 The application represents the loss of a much needed community facility;
 The existing public house is in poor condition only as a result of the mismanagement of the proprietor;
 The building is part of the heritage of the area and should be retained;
 On the basis that a petrol station is located adjacent to the site and Walkden Road is very busy, the 

proposed use is not appropriate here;
 The proposed building does not complement the character of the area;
 Overlooking/loss of privacy; 
 The development will cause further congestion along Walkden Road and, in turn, impact upon highway 

safety;
 What will be the condition of resident patients?; and
 The impact of construction activities upon the general amenity of the immediate surrounding area, 

including by way of noise.

Site history

A number of permissions have previously been issued to extend and improve the existing public house on site. 
None of these are however of particular relevance to this application.

Consultations

The following responses have been received from consultees -

 Arborist - One Category B tree (T15) and four Category C trees/groups (T12, G2, G3 and G4) would be 
removed to accommodate the development. 11 uncategorised trees are recorded on site and these 
should also be removed. New planting is required in place of the Category B tree to be lost (T15). The 
submitted documents contain some errors. As such, a condition should be included upon any 
permission issued requiring the submission of an amended Arboricultural Method Statement (AMS).

 Coal Authority - The site is located within an identified ‘Development High Risk Area’ and it is 
understood that a mine entry exists on site. This entry must be treated in accordance with industry 
standards. Once ground conditions have been appropriately categorised, a mitigation strategy can then 
be prepared. Notwithstanding this, the proposed building appears to be located outside the zone of 
influence of the presumed location of the mine entry. Intrusive investigations are required prior to the 
commencement of building works and a condition to this effect should be included upon any permission 
issued. 

 Design for Security (DfS) - An informative should be included upon any permission issued requiring the 
implementation of the physical security specification detailed in the submitted Crime Impact Statement. 

 Drainage - The site is located in Flood Zone 1 (FZ1) and measures less than one hectare. A Flood Risk 
Assessment (FRA) is therefore not required. Though the proposed use is considered to be acceptable 
in FZ1, the site remains subject to surface water flooding. As such, ground levels should not be altered 
within one metre of boundaries and finished floor levels should be a minimum of 300mm above 
surrounding ground levels. On the basis that the site is brownfield and located within the Core 



Conurbation Critical Drainage Area, surface water run-off should be reduced to 50% of the existing, or 
greenfield equivalent, whichever is the greater. 

 Environment Agency (EA) - Contaminated materials could be mobilised during the construction phase 
and this could affect controlled waters. A precautionary approach should be taken and conditions 
reflecting this should be included upon any permission issued.

 Environmental Health Officer - Air: The site is not located within the bounds of the Greater Manchester 
Air Quality Management Area (GMAQMA). Given the scale and nature of the proposed development, it 
will not likely impact upon local air quality.

Noise: The local noise environment is dominated by road traffic and intermittent emissions from the 
adjacent petrol station. The impact assessment submitted in support of the application accurately 
describes these sources. The findings of the assessment are accepted, including the recommended use 
of acoustic glazing and mechanical ventilation systems. A detailed noise mitigation scheme is required 
and it is recommended that a condition to this effect be included upon any permission issued. 

Land contamination: On the basis this area was previously mined, the site may be contaminated. To 
this end, an intrusive Phase 2 investigation is required. 

 Greater Manchester Ecological Unit (GMEU) - There is no evidence to suggest that bats occupy the site 
and existing buildings/structures are of limited roosting potential. Nesting birds are however present and 
as such demolition works should not be carried out during nesting season (1 March to 31 August 
inclusive). Biodiversity enhancements should be provided on site and a condition to this effect should be 
included upon any permission issued.

 Greater Manchester Archaeological Advisory Service (GMAAS) - An inn once stood upon the car park 
occupying the Walkden Road frontage of the site. Given the proposed development would not 
significantly disturb this frontage, any permission issued need not be encumbered by conditions 
requiring archaeological mitigation works.

 Highways - Whilst the Council’s Consultant Highways Officers originally raised concerns regarding the 
layout of the on-site car park and associated facilities (including adjacent footways and the locations of 
the bin store and bicycle parking racks), these concerns have now been resolved (as per the amended 
site layout plan received on 12 December 2019). 

 United Utilities (UU) - Foul water should drain to the public sewer and surface water in the most 
sustainable way in accordance with the hierarchy of options set out in the National Planning Policy 
Framework. The culverted watercourse which extends through the site is not a UU asset. The applicant 
should contact the riparian owner to discuss potential impacts upon this watercourse. 

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 ST13 - Natural Environmental Assets
This policy states that development that would result in an unacceptable impact on any of the city's natural 
environmental assets will not be permitted.

Unitary Development Plan DES1 - Respecting Context
This policy states that development will be required to respond to its physical context and respect the positive 
character of the local area in which it is situated and contribute towards a local identity and distinctiveness.



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

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

Unitary Development Plan DES9 - Landscaping
This policy states that hard and soft landscaping should be provided where appropriate that is of a high quality 
and would enhance the design of the development, not detract from the safety and security of the area and 
would enhance the attractiveness and character of the built environment.

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

Unitary Development Plan EHC3 - Provision and Improvement of Health and Community Facilities
This policy states that planning permission will be granted for the provision of new, and improved existing, 
health and community facilities by public, private and voluntary agencies, provided that the development would: 
not have an unacceptable impact on residential amenity and character; not have an unacceptable impact on 
environmental quality; be accessible to the community it serves by a range of means of transport; not give rise 
to unacceptable levels of traffic congestion, or have an adverse impact on highway safety; have the potential to 
act as a community focus and encourage linked trips wherever possible; and be consistent with other policies 
and proposals of the UDP.

Unitary Development Plan EHC4 - Reuse of Existing Health and Community Facilities
This policy states that planning permission for the reuse or redevelopment of existing or former health or 
community facilities will be granted where there is a clear lack of demand for the existing use, or alternative 
provision is made and where the development is consistent with the other policies and proposals of 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 and Motorcycle Parking in New Developments
This policy states that there should be adequate provision for disabled drivers, cyclists and motorcyclists, in 
accordance with the Council’s minimum standards; maximum car parking standards should not be exceeded; 
and parking facilities should be provided consistent with the provision and maintenance of adequate standards 
of safety and security.

Unitary Development Plan EN1 - Development Affecting the Green Belt
This policy states that carrying out engineering and other operations and making material changes to the use of 
land are inappropriate development unless they maintain openness and do not conflict with the purposes of 
including land in the Green Belt. Planning permission will not be granted that might be visually detrimental by 
reason of its siting, materials, or design, even where it would not prejudice the purpose of including land in the 
Green Belt. Planning permission will be granted for the working of minerals, provided that high environmental 
standards are maintained, the affected sites are well restored, and the development is consistent with other 
policies and proposals of the Plan.



Unitary Development Plan EN13 - Protected Trees
This policy states that development which would result in an unacceptable loss of, or damage to protected trees 
will not be permitted. Where the loss of trees is considered acceptable adequate replacement provision will be 
provided.

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

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

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

Other Material Planning Considerations

National Planning Policy

National Planning Policy Framework (NPPF)
National Planning Practice Guidance (NPPG)

Local Planning Policy

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

Supplementary Planning Document - Design and Crime
The design and crime supplementary planning document is used to help assess and determine planning 
applications and is intended to guide architects, developers, landscape architects and urban designers in 
designing out crime.

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

Supplementary Planning Document - 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: affordable housing, open space, education, transport, public realm, and 
other infrastructure and services where appropriate. 

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 - Contaminated Land
Contamination is a material consideration in the determination of planning applications. Decisions should ensure 
that:

 A site is suitable for its new use taking account of ground conditions and land instability, including from 
natural hazards or former activities such as mining, pollution arising from previous uses and any 
proposals for mitigation including land remediation or impacts on the natural environment arising from 
that remediation and;

 adequate site investigation information, prepared by a competent person, is presented.

Failing to deal adequately with contamination could cause harm to human health, property and the wider 
environment.

Other documents

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

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

Appraisal 

Following the publication of the National Planning Policy Framework (NPPF) it is now necessary to consider the 
weight which can be given to the policies of the Council's development plan.
 
It is considered that those policies of the development plan relevant to this application can be afforded due 
weight given the criteria of each is consistent with the related policies of the NPPF.

The principle of the development

Retained Policy EHC3 of the Salford UDP states that planning permission will be granted for new health care 
facilities (including by public, private and voluntary agencies) where these:

 Do not unacceptably impact residential amenity and character;
 Do not unacceptably impact local environmental quality; 
 Are accessible to the community by a range of transport options; 
 Do not give rise to unacceptable levels of traffic congestion;
 Do not have an adverse impact on highway safety; and 
 Have the potential to act as a community focus.

In response to these criteria, it is noted that:

 The provision of a care facility in this location would not likely impact upon the amenity or character of 
adjacent residential areas. Though the proposed use would generate certain activities, these would 
generally be passive and not to the extent necessary to cause adverse off-site effects. Whilst 
emergency vehicles may be required on site, this would be infrequent and again not generate adverse 
effects;



 Though various degrees of care would be provided on site, for the most part the building would be used 
for residential purposes. Given the separation distances which would exist between the facility and 
adjacent dwellings, it is considered that the use would not impact upon the environmental qualities of  
nearby residential areas;

 Though the site is not near to a designated town/neighbourhood centre, local bus services extend along 
both Walkden Road and East Lancashire Road a short distance to the north. These services provide 
direct access to nearby centres and, in turn, add to the sustainability credentials of the area. 
Importantly, some car parking would also be provided and this, together with bus services, would 
provide staff/visitors with the necessary means of access to/from the site. Due to care needs, only a 
limited number of residents will likely drive; and

 Given the nature of the proposed use, it is considered that the facility need not also provide other 
community services. This policy requirement is perhaps best applied to Class D2 uses (halls and sports 
facilities for example) and not a private health care facility such as that proposed.  

The provisions of Retained Policy EHC4 of the Salford UDP should also be considered. This policy states that 
planning permission for the reuse or redevelopment of existing or former health and community facilities will be 
granted where there is a clear lack of demand for the existing use or appropriate alternate provision is made 
[elsewhere]… .  The NPPF also seeks to guard against the unnecessary loss of valued facilities, particularly 
where this would reduce the community’s ability to meet its day-to-day needs (para 92).

A public house is considered to be a ‘community facility’. The proposed development therefore represents the 
potential loss of a community asset.  

The pub was formally part of the Spirit Group’s Flaming Grill brand which was acquired by Greene King in June 
2015.  The pub was operating at a loss for the two years following acquisition despite menu and management 
changes.  Green King have considered closing the pub but as business rates remain payable and to avoid the 
site becoming attractive to anti-social behaviour, it has remained open.  

CBRE were commissioned to market the building in June 2018 and by October 2018 there had been 14 detailed 
enquiries and 7 viewings.  Interest in continuing to run the building as a pub was limited in part due to the 
location and nearby competition (e.g.  Ellesmere Sports Club, Worsley Park, Barton Arms, John Gilbert, 
Worlsey Old Hall, Woodside, Bridgewater, JD Wetherspoon, Alberts, Shamrock, New Inn, New Albion, Bulls 
Head and Whitehorse).  3 offers were made for the building with no offers from anybody wishing to continue the 
pub use.  

Given the trading position of the pub, lack of interest from any purchasers wishing to continue with the existing 
use and also due to the other pub offers in the wider area, it is considered that the loss will not reduce the 
community’s ability to meet their day-to day needs and that an alternative use can be considered.  Importantly, 
like the existing public house, the proposed facility will also deliver community benefits. Indeed, health facilities 
such as that proposed are considered alongside other community uses in accordance with the provisions of 
Retained Policies EHC3 and EHC4 of the Salford UDP. To this end, the site will remain in community use, albeit 
accommodating a private facility. 

As previously noted, the site is also located adjacent to Green Belt land. In accordance with Paragraph 12.4 of 
the Salford UDP, the purposes of this land include (as relevant):

 To check the unrestricted sprawl of large built up areas;
 To prevent neighbouring towns from merging into one another; and
 To assist in safeguarding the countryside from encroachment.

This is complemented by Part 13 of the NPPF, Paragraph 144 of which states ‘Local Planning Authorities 
should place substantial weight upon the potential harm development may cause to the Green Belt,’ including 
impacts upon openness.  

Though this provision is perhaps best applied to development within, rather than adjacent to the Green Belt, it 
may reasonably be applied here also given the relationship of the site to adjacent Green Belt land.

On the basis that the site is generally concealed from view from this land by adjacent protected woodland, it is 
considered that the development would not impact upon the openness of the Green Belt. In addition to this, 



given the proposed facility would be constructed upon a brownfield site, it would not contravene the 
aforementioned purposes for which adjacent Green Belt land is reserved.

The site is also located adjacent to a minerals safeguarding area in accordance with the provisions of the 
Greater Manchester Joint Minerals Development Plan Document (DPD). Policy 8 of this DPD states that all non-
mineral development proposals within the Minerals Safeguarding Area should extract any viable mineral 
resource present in advance of construction.  Though this requirement remains, it is understood that the site 
and surrounding area have previously been mined and as such it is presumed all minerals of value have now 
been extracted. Notwithstanding this, as the site is outside the defined safeguarding area it is not considered 
that there is any conflict with policy 8.

Built form

Retained Policy DES1 of the Salford UDP states that development will be required to respond to its physical 
context, respect the positive character of the local area in which it is situated and contribute towards local 
identity and distinctiveness. 

It is considered that the existing building on site is of limited architectural value and is neither locally or 
nationally listed. To this end, it is considered that its demolition is acceptable in principle.

Though the scale of the proposed facility would exceed that of the existing building, a large part of the proposed 
building’s mass is located towards the rear of the site. To this end, the perceived scale of the building when 
viewed from Walkden Road would be significantly less than the actual. This is important in this context given the 
prevailing finer grain nature of adjacent dwellings.

These dwellings are perhaps the most relevant reference with regard to built form character. Though remaining 
largely traditional in appearance, these dwellings feature a variety of architectural elements, including gable, 
hipped and saddle back roofs as well as rectilinear additions. To this end, these dwellings underscore the mix of 
architectural styles that are present here.

Notwithstanding this, the proposed building will largely present as a traditional form. Finished in brick and 
featuring window openings generally matching the proportions of those of the adjacent dwellings, the proposed 
building will also comprise a hipped roof. This is again a common feature of many adjacent dwellings.
Though the scale of the building will again exceed that of existing surrounding forms, given the separation 
distances which would exist, it is considered that the proposed building would again not present as a dominant 
element of the streetscape. Importantly, the street front wall will be relatively narrow when compared to that of 
the existing public house. Given the building will also be setback from side property boundaries and be largely 
bounded by amenity space, it will comfortably nestle into the woodland backdrop.

Though the use of brick is acceptable in principle, further details of this are required in order to ensure the 
precise finish of the building is appropriate. To this end, it is recommended that a condition be included upon 
any permission issued requiring details of all external materials to be used to be submitted for further 
assessment.

It is considered that the proposed building appropriately responds to its physical context, respects the character 
of the local area and will contribute positively to the street scene in accordance with the requirements of 
Retained Policy DES1 of the Salford UDP.

Amenity impacts 

Retained Policy DES7 of the Salford UDP states all new development …will be required to provide 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 the occupiers or users of other 
developments.

Each resident room will feature a direct source of natural light and ventilation (windows/glazed doors) opening 
out onto the semi-private amenity spaces bounding the building. Each room will also feature an ensuite and 
residents will benefit from direct access to a number of ancillary facilities, including communal living and dining 
spaces, a salon and resident’s café. In addition to this, residents will also enjoy outlook towards the adjacent 
protected woodland



Though the local noise environment is dominated by road traffic and intermittent emissions from the adjacent 
petrol station, the installation of acoustic glazing and mechanical ventilation systems will assist in preventing the 
transfer of noise through the building. This, in turn, will safeguard the general amenity of residents. This is 
especially important given the nature of the facility.

In addition to this, it should be noted that the site is not within the Greater Manchester Air Quality Management 
Area (GMAQMA) and as such residents will not be exposed to excessive air-borne pollutants. Given the 
proposed building would be setback from the Walkden Road frontage, vehicle emissions will have largely 
dispersed prior to drifting across the facility.

The setback of the building from the Walkden Road frontage and the presence of mature trees surrounding the 
site also ensures that it will not unreasonably impact upon the outlook of adjacent residents..

In accordance with the preceding discussion, it is considered that the proposed development will offer future 
residents a satisfactory level of both internal and external amenity and, by virtue of the separation distances 
which would exist to adjacent dwellings, not impact upon the general amenity of nearby residents. This, in turn, 
ensures general compliance with the provisions of Retained Policy DES7 of the Salford UDP.  

Landscape treatment of site

Retained Policy DES9 of the Salford UDP states that development will be required to incorporate appropriate 
hard and soft landscaping …where appropriate. This policy also states that where landscaping is required …it 
must …be of a high quality in terms of design and materials and reflect and enhance the character of the area 
and the design of development…

Though a number of trees would be lost to accommodate the development, only one of these is high quality 
(T15, Category B). Given the landscape character of the immediate surrounding area, it is recommended that a 
condition be included upon any permission issued requiring a landscaping proposal that will include some 
replacement tree planting.  There is opportunity for new landscaping along the frontage and within the amenity 
spaces which need to be usable and attractive. 

The development will also result in a net increase in amenity space on site. Whilst this may not otherwise be 
regarded as primary habitat, it will nevertheless complement the ecological values of the neighbouring 
woodland. This amenity space may also allow for the natural filtration of a large part of the site and this, in turn, 
might assist in relieving pressures upon local drainage infrastructure.

The provision of replacement planting and increased amenity space on site will ensure that the development 
appropriately complements the landscape character of the immediate surrounding area in accordance with the 
provisions of Retained Policy DES9 of the Salford UDP.

Ecological impacts 

Surveys submitted in support of the application confirm that bats do not occupy the site. Whilst nesting birds are 
present, these will not be disturbed during nesting season (1 March to 31 August inclusive). 

The submitted surveys also set out the measures to be provided on site to enhance its ecological value. This 
includes the planting of native species, the installation of bat/bird boxes and the provision of fencing which 
allows for the free passage of wildlife. It is recommended that a condition be included upon any permission 
issued requiring the provision of such measures.

Highways matters

Paragraph 109 of the NPPF states that applications for planning permission should only be refused on highways 
grounds where the residual impacts of a development are considered to be severe. 

In addition to this, Retained Policy A8 of the Salford UDP states that development will not be permitted where it 
would ….have an unacceptable impact on highway safety …by virtue of traffic generation, access, parking or 
servicing arrangements…



The Council’s Consultant Highways Officer and TfGM consider that the net impact of the development upon the 
function of the surrounding road network would be negligible. This is on the basis that the vehicle movements 
likely to be generated by the use would not significantly exceed those currently generated by the existing public 
house. Again, whilst some residents may drive, many will not and to this end only staff, visitor and a limited 
number of residents movements would be generated.

This, in turn, ensures that the development would not cause severe highways impacts or unacceptable safety 
concerns in accordance with the provisions of Paragraph 109 of the NPPF and Retained Policy A8 of the 
Salford UDP respectively.

Whilst concerns were originally raised with regard to the design/layout of the on-site car park, these have now 
been resolved. To this end, measures will be put in place to safeguard pedestrian access through the site 
(including raised walkways, traffic calming measures and bollards), refuse vehicles may now comfortably 
access the bin store and bicycle parking spaces are now conveniently located. These measures together 
ensure that the car park is fit for purpose and, in turn, contains all parking/servicing activities associated with the 
use within the curtilage of the site. Again, this assists in safeguarding the function of the surrounding road 
network.

Importantly, the site is also relatively well served by public transport (local bus services). This, together with on-
site car and bicycle parking spaces, provide staff, residents and visitors with a suite of transport options. This, in 
turn, will assist in reducing any residual demands for on-street parking spaces generated by the use. 

Recommended conditions also require the submission of a Travel Plan tailored to the individual needs of staff. 
This will assist in promoting the use of sustainable modes of transport and again reduce impacts upon the 
surrounding road network.  

Land contamination

Retained Policy EN17 of the Salford UDP states that in areas where existing levels of pollution exceed local or 
national standards, planning permission will be granted for environmentally sensitive developments only where 
these incorporate adequate measures to ensure there is no unacceptable risk or nuisance to occupiers…

The site is located in a ‘Development High Risk Area’ (as advised by The Coal Authority). Given this, it is likely 
the land is contaminated. To this end, building works could liberate harmful materials and this, in turn, could 
impact upon the local environment, including controlled waters.

It is recommended therefore that conditions be included upon any permission issued requiring intrusive site 
investigations. Should these investigations confirm that the land is indeed contaminated, a remediation strategy 
would then be required. Prior to the occupation of the development, a verification report confirming that all 
measures were implemented as necessary, would then be required for final approval.

Drainage

Retained Policy EN19 of the Salford UDP states that development …will not be permitted where it would …be 
subject to an unacceptable risk of flooding, materially increase the risk of flooding elsewhere or result in an 
unacceptable maintenance liability for the city council or any other agency in terms of dealing with flooding 
issues.

Though the proposed use is considered to be acceptable in this zone (FZ1), the site remains subject to surface 
water flooding. To this end, levels within one metre of boundaries should not be altered and the finished ground 
floor levels of the building should be no less than 300mm above surrounding ground levels. These measures 
will assist in ensuring that the development is not at risk of flooding in accordance with the provisions of 
Retained Policy EN19 of the Salford UDP.

Importantly, recommended conditions require the submission of a site drainage strategy setting out the manner 
in which water quality would be improved and how surface water run-off rates reduced. This should be no more 
than 50% of the existing rate, or greenfield equivalent, whichever is the greater. The strategy would be required 
prior to the commencement of building works in order to ensure that all necessary mechanisms are incorporated 
into the development. 



Planning contributions

The site is located in a high-value area in accordance with the Council’s Planning Obligations Supplementary 
Planning Document (as refreshed 2019). 

Given the nature of the end use, a public realm contribution only is considered necessary. On the basis that the 
development would likely increase demands for public infrastructure surrounding the site, it is considered that 
this contribution should fund improved access points and footways throughout the adjacent Worsley Woods.  

Whilst a contribution of £1,500 per dwelling is typically sought, given the function of the use and the community 
benefits its delivers, it is considered that a reduced sum only should be required. To this end, a contribution of 
£500 per resident room (£35,000 in total) is considered appropriate.

In accordance with the applicant’s preferences, this contribution would be provided following the occupation of 
the development. This is to ensure the facility is first able to move to a positive trading position. This is 
anticipated to be within 12 months of occupation. 

The Council’s S106 Officer accepts this arrangement and as such it is recommended that any permission 
issued be subject a legal agreement enshrining these terms.

Conclusion

Though the proposed development represents the loss of an existing community facility, in accordance with the 
provisions of Retained Policy EHC4 of the Salford UDP, this is acceptable in principle given there is a clear lack 
of demand for this use. Importantly, the proposed use would also serve local needs and as such the site would 
effectively remain a community asset.

Importantly, the proposed use would assist in addressing increasing demands for aged care services, including 
dementia care. The applicant, a development-led care home operator, advises that the number of dementia 
sufferers in the United Kingdom will increase from 700,000 to one million by 2025 and to 1.8 million by 2050. 
This underscores the need for facilities such as that proposed. Whilst the loss of the existing public house is 
regrettable, the proposed facility would again serve increasingly important needs and this, on balance, 
outweighs concern regarding the loss of the existing use.

It is also considered that the proposed building would contribute positively to the street scene. Whereas the 
existing public house extends across much of the width of the site, the more recessive form of the proposed 
building ensures it will not dominate this stretch of Walkden Road. The recessive and articulated form of the 
building also allows for the provision of sizeable open spaces on site. These, in turn, will not only assist in 
softening the appearance of the building but also provide future residents with an increased level of on-site 
amenity.

Importantly, given the nature of the use and the separation distances to existing nearby dwellings, it is 
considered that the building would also not impact upon the general amenity of surrounding residents. Again, 
the facility would largely act as a residential building, albeit with varying elements of medical care. To this end, 
the proposed use will generally be passive and not generate the types of off-site effects generally associated 
with commercial uses. 

Notably, many residents will not drive. Whilst some residents may do so, vehicle movements will generally be 
limited to staff and visitor comings and goings. When considered against the vehicle movements generated by 
the existing public house, it is considered that the movements generated by the proposed facility will not alone 
impact upon the function of the surrounding road network.   

Recommendation

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

1) The City Solicitor be authorised to enter into a legal agreement in accordance with Section 106 of the Town 
and Country Planning Act 1990 to secure a £35,000 public realm contribution to be put towards access and 
footpath improvements at Worsley Woods;



2) That the applicant be informed the Council is minded to grant permission, subject to the conditions listed 
below and overleaf; and
3) The authority be given to issue the permission upon completion of the agreement.

Conditions:

1. The development hereby permitted shall be begun no later than three years beginning with the date of this 
permission.

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

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

 Dwg. No. 01, Revision C entitled ‘Site plan’ dated February 2018 and prepared by Pharaoh Designs; 
 Dwg. No. 02 entitled ‘Proposed ground floor plan’ dated May 2019 and prepared by Pharaoh Designs;
 Dwg. No. 03 entitled ‘Proposed first floor plan’ dated May 2019 and prepared by Pharaoh Designs;
 Dwg. No. 04 entitled ‘Proposed second floor plan’ dated May 2019 and prepared by Pharaoh Designs;
 Dwg. No. 05 entitled ‘Proposed roof plan’ dated May 2019 and prepared by Pharaoh Designs;
 Dwg. No. 06 entitled ‘Elevations’ dated May 2019 and prepared by Pharaoh Designs; and

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

3. The development hereby permitted shall not be commenced until such time as all retained trees within or 
overhanging the site as shown on the submitted Tree Protection Plan (Drawing No. 4237 03)  have been 
surrounded by substantial fences. These fences shall be installed in accordance with the provisions of the 
submitted Tree Protection Fencing Plan (Drawing No. 4237 10) and shall remain in place until all building works 
are completed. No work, including any form of drainage or storage of materials, earth or topsoil shall take place 
within the perimeter of any protective fences.

Reason: To ensure the preservation of valued landscape features in accordance with the provisions of Retained 
Policy EN13 of the Salford Unitary Development Plan and the National Planning Policy Framework.

Reason for pre-commencement condition: The retention of trees is imperative and all required protective fencing 
must therefore be installed prior to the commencement of building works.

4. Prior to the commencement of the development hereby permitted, the applicant shall submit to and have 
approved in writing by the Local Planning Authority, an updated Arboricultural Method Statement (AMS). The 
development shall thereafter be carried out in strict accordance with the provisions of this AMS.

Reason: To maintain the landscape character and general amenity of the immediate surrounding area in 
accordance with the provisions of Retained Policy DES9 of the Salford Unitary Development Plan and the 
National Planning Policy Framework.

Reason for pre-commencement condition: All works to/in close proximity to retained trees must be considered 
and approved prior to the commencement of building works.

5. 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, an amended landscape plan generally in accordance with 
the submitted plan entitled ‘Landscape strategy’ (Dwg. No. 3) dated 19 November 2019 and prepared by DEP 
Landscape Architecture but amended to reflect the approved site layout plan (Condition 2). This plan shall 
include details of all tree species, their sizes (including minimum heights and circumference of stem one metre 
above ground level), a plan showing the locations of all replacement trees, a planting timetable and details of 
after care. The plan shall also show the provision of four additional visitor bicycle parking spaces behind Car 
Parking Space No. 20 and forward of the cycle store.  

Reason: To maintain the landscape character and general amenity of the immediate surrounding area in 
accordance with the provisions of Retained Policy DES9 of the Salford Unitary Development Plan and the 
National Planning Policy Framework.

6. Prior to the commencement of the development hereby permitted (except for enabling works) a Phase 2 Site 



Investigation report shall be submitted to and approved in writing by the Local Planning Authority. This 
investigation shall address the nature, degree and extent of any contaminated materials on site and identify and 
assess risks to receptors, focusing primarily on risks to human health and the wider environment, including 
controlled waters.  

Reason: In the interests of public safety in accordance with the provisions of Retained Policy EN17 of the 
Salford Unitary Development Plan and the National Planning Policy Framework.

Reason for pre-commencement condition: Works on site have the potential to liberate contaminated materials 
and the nature of any such materials must first be understood prior to the commencement of development.

7. Should the Phase 2 assessment required by Condition 6 identify any unacceptable risks to receptors, prior to 
above ground works commencing the applicant shall submit to, and have approved in writing by the Local 
Planning Authority, a contaminated land remediation strategy. This strategy shall be prepared by a suitably 
competent person(s) and the development shall thereafter be carried out in complete accordance with the 
strategy or any variations thereto, as may be agreed in writing by the Local Planning Authority.

Reason: In the interests of public safety in accordance with the provisions of Retained Policy EN17 of the 
Salford Unitary Development Plan and the National Planning Policy Framework.

8. Pursuant to Condition 6 and prior to the first use or occupation of the development hereby permitted, a 
Verification Report shall be submitted to and approved in writing by the Local Planning Authority. This report 
shall validate that all required remedial works were completed in accordance with those agreed by the Local 
Planning Authority.

Reason: In the interests of public safety in accordance with the provisions of Retained Policy EN17 of the 
Salford Unitary Development Plan and the National Planning Policy Framework.

9. Prior to the commencement of development hereby approved, the applicant shall submit to and have 
approved in writing by the Local Planning Authority in consultation with the Coal Authority, a scheme of intrusive 
site investigations. This scheme shall be designed by a competent person(s) and allow for the proper 
assessment of ground conditions in order to establish the risks posed to the development by past coal mining 
activity on site (including in relation to Mine Entry No. 374401-004). The scheme shall detail all findings arising 
from site investigations as well as all remedial works/mitigation measures considered necessary, including a 
layout plan which illustrates the exact location of the mine entry and the calculated zone of influence (no build 
zone) and how this relates to the approved layout. All remedial works/mitigation measures shall be implemented 
prior to the first occupation of the development and maintained in perpetuity thereafter.

Reason: In the interests of public safety in accordance with the provisions of Retained Policy EN17 of the 
Salford Unitary Development Plan and the National Planning Policy Framework.

Reason for pre-commencement condition: Intrusive site investigations are considered necessary to ensure 
adequate coal mining legacy information is available prior to the commencement of development. This will 
ensure the safety and stability of the development.

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

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

11. Prior to the commencement of the development hereby permitted, a site surface water drainage strategy 
incorporating sustainable drainage methods and which includes details of how water quality will be improved 
and how existing surface water discharge rates reduced, shall be submitted to and approved in writing by the 
Local Planning Authority. The approved strategy shall be implemented prior to the first occupation or use of the 
development unless alternate timescales are agreed in writing as part of the strategy.

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



Reason for pre-commencement condition: It is imperative that the drainage scheme for the site is finalised prior 
to the commencement of building works to ensure that it can be incorporated into the development. 

12. Surface water discharge rates shall not exceed 50% of the existing, or greenfield equivalent, whichever is 
the greater.

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

13. Site levels within one metre of boundaries shall not be altered and the finished ground floor level of the 
building shall be no less than 300mm above surrounding ground levels.

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

14. Notwithstanding the description of any materials upon the approved plans, prior to the commencement of 
above ground works, the applicant shall submit to and have approved in writing by the Local Planning Authority 
details and/or samples of all materials to be used. Such details/samples shall include the type, colour and 
texture of all materials and only those finishes so approved shall be used in accordance with the terms of this 
permission.

Reason: To ensure the satisfactory appearance of the building in accordance with the provisions of Retained 
Policy DES1 of the Salford Unitary Development Plan and the National Planning Policy Framework.

15. Prior to the first occupation of the development hereby approved, the applicant shall submit to and have 
approved in writing by the Local Planning Authority, a scheme of biodiversity enhancement measures generally 
in accordance with those set out in the report entitled ‘Cock Hotel, Worsley Supplementary Bat Survey’ (Section 
4) dated October 2019 and prepared by Dunelm Ecology. The approved scheme shall be implemented prior to 
first occupation of the development (or in accordance with a phasing plan which shall first be agreed in writing 
with the Local Planning Authority) and be retained in perpetuity thereafter.

Reason: To secure appropriate biological enhancements on site in accordance with the provisions of the 
National Planning Policy Framework.

16. Prior to the commencement of the development hereby permitted, the applicant shall submit to and have 
approved in writing by the Local Planning Authority, a detailed building envelope (roof, walls and windows) and 
internal features (ceilings, floors and internal walls) noise mitigation scheme. This scheme shall ensure that 
noise levels within internal living, dining and bedrooms comply with British Standard (BS) 8233:2014 (Guidance 
on Sound Insulation and Noise Reduction from Buildings) as set out below unless otherwise agreed:

Indoor/External Ambient Noise Levels for Dwellings
Location 07:00 - 23:00 23:00 - 07:00

Living Room 35 dB LAeq,16hour -
Dining rooms 40 dB LAeq,16hour -

Bedrooms 35 dB LAeq,16hour 30 dB LAeq,8 hour and 
45 dB LAmax for typical 

noise events
Private amenity spaces 
(including roof gardens/ 

balconies)

50 dB LAeq,16hour -

The scheme shall also include ventilation measures designed in accordance with the Draft ANC Acoustics 
Ventilation and Overheating Residential Design Guide. These measures shall ensure that the above acoustic 
standards are not compromised.

The development shall thereafter be constructed in accordance with the agreed scheme and all required 
measures retained in perpetuity.



Reason: To safeguard the general amenity of future residents in accordance with the provisions of Retained 
Policy EN17 of the Salford Unitary Development Plan and the National Planning Policy Framework.

Reason for pre-commencement condition: It is imperative that all necessary measures are incorporated into the 
building at the design stage and not applied afterwards. This will assist in ensuring that all required internal 
noise standards can be achieved.

17. All externally mounted plant (with the exception of that required for emergency purposes such as standby 
generators and smoke extract equipment) shall be designed and installed so as not to exceed the following 
noise levels;

 07:00 - 23:00 - 53 dB LAEQ 1-hour
 23:00 - 07:00 - 38 dB LAEQ 15-Minute

as assessed in accordance with British Standard (BS) 4142:2014 with corrections applied for any plant emitting 
noise of a tonal or irregular quality and measured one metre from the nearest noise sensitive window. 

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

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

(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, 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 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.

19. The development hereby approved shall not be brought into first use or occupation until such time as a Full 
Travel Plan has been submitted to, and approved in writing by, the Local Planning Authority. This Plan shall 
include personalised staff travel measures and initiatives to encourage the use of more sustainable modes of 



transport. Within six months of the first use or occupation of the development, a further updated Travel Plan 
shall be submitted to the Local Planning Authority for approval. This Travel Plan shall include updated 
budgets/targets, action plans, plan coordinator details, and details of all on-going initiatives (such as any 
weekly/monthly public transport tickets and staff bicycle coupons). This updated plan shall be implemented as 
agreed and reviewed in accordance with a timetable embodied therein.

Reason: To ensure that the development makes best use of available sustainable transport options and does 
not impact upon the local highway network in accordance with the provisions of Retained Policy A8 of the 
Salford Unitary Development Plan and the National Planning Policy Framework.

Notes to applicant

1. The applicant is reminded that, under the Wildlife and Countryside Act 1981 as amended, it is an 
offence to remove, damage or destroy the nest of a wild bird while the nest is in use or being built. 
Planning consent does not provide a defence against prosecution under this Act. If a bird’s nest is 
encountered or suspected, work should cease immediately and a suitably experienced ecologist 
employed to advise how best to safeguard birds. 

2. Whilst the existing building on site has low bat roosting potential, the applicant is reminded that in 
accordance with the Conservation of Habitats and Species Regulations (various amendments) (England 
and Wales) Regulations 2018, it is an offence to disturb, harm or kill bats. If a bat is encountered on site 
all work must immediately cease and a suitably licensed bat worker engaged to assess how best to 
safeguard the bat(s). Natural England must also be informed.

3. Please note that any buildings/structures which accommodate nesting birds shall not be demolished 
during nesting season (1 March to 31 August inclusive) unless a competent ecologist has carried out a 
detailed check of the buildings/structures immediately prior to the commencement of works and 
provided written confirmation that no birds will be harmed and/or that appropriate measures are in place 
to protect nesting birds. 

4. Please note the advice of United Utilities dated 17 September 2019 and available for viewing on the 
Council’s electronic case file.

5. Please note the advice of the Environment Agency dated 18 September 2019 and available for viewing 
on the Council’s electronic case file. 

6. The applicant is advised that it is his/her responsibility to adhere to the regulations of Part 2A of the 
Environmental Protection Act 1990, the National Planning Policy Framework (NPPF) and current 
Building Control Regulations with regards to contaminated land. Responsibility to ensure the safe 
development of land affected by contamination rests primarily with the owner.

7. 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 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. 

8. Please note that the verification of gas protection systems must be undertaken during the construction 
process or it will not be possible to discharge the requirements of related conditions. This can lead to 
issues with property searches and/or mortgages at a later date.


