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APPLICATION No: 19/74587/FUL
APPLICANT: Mr C France
LOCATION: University Of Salford, Crescent, Salford, M5 4WT, 
PROPOSAL: Erection of four storey building, containing specialist laboratory 

facilities
WARD: Irwell Riverside

Description of Site and Surrounding Area 

The site and surrounding land is under the ownership of the University of Salford.  The development would be 
located within the heart of Peel Park Campus, which is located a mile and a half from Manchester city centre 
with a further campus 1.6 miles away at MediaCityUK.  The Peel Park Campus is bound to the West by a 
primary railway line, with Salford Crescent Station lying adjacent to the south-west of the site. To the East of the 
campus is Peel Park and beyond that is the River Irwell.  There are 5 grade II listed buildings and one 
scheduled ancient monument to the southern aspect of Peel Park Campus.  

The site was previously occupied by Horlock and Constantine student accommodation blocks, which were 
recently demolished to initiate the University of Salford’s masterplan.  Post demolition the site has been left as 
open space with footways providing connectivity to surrounding buildings.  

The boardwalk to the east of the site is the primary pedestrian circulation artery and axis through the campus, 
linking the Peel Building to the south to the student accommodation to the north.  University Road is situated to 
the west and provides vehicular access to the rear of the campus. The road connects the A6 to the student 
accommodation and the Frederick Road Industrial Area beyond. The road also provides pedestrian access to 
the rear of the campus.  

The other primary access cuts across diagonally from Salford Crescent Train Station through to Peel Park. The 
route dissects the boardwalk at the south-east corner of the site establishing a key circulation node for the 
campus, elevating the prominence of the south-east corner of the site. A secondary circulation route runs from 
west to east across the southern edge of the site connecting University Road to Peel Park.

The development would house the School of Science, Engineering and Environment.  These disciplines 
primarily operate from within the Newton building currently. The existing Newton building is positioned between 
University Road, New Adelphi, Cockcroft and Peel Hall.  An analysis of the current building stock undertaken as 
part of the Masterplan identified that the Newton building is in poor condition.

Description of Proposal 

The development concerns the erection of one four storey building to house the three schools of School of 
Computing, Science and Engineering, the School of the Built Environment and School of Environmental Life 
Sciences.  This would facilitate the creation of one school: the School of Science, Engineering and Environment 
(SEE). Therefore, the purpose of the development is to create a high quality learning environment promoting 
collaboration across directives. 

The site forms a central part of the future masterplan and is key to activating the public square at the heart of 
the campus.  The proposal would define the northern edge of a public square shaped by the Chapman, New 
Adelphi, Lady Hale and Clifford Whitworth Library buildings.   These buildings provide active frontage and 
amenities such as cafe/retail offerings to encourage activity within the square.  The position of the building is 
such that the primary entrance can be from the square and the development can showcase the institution and 
facilities, creating an engagement between the square and the activity happening inside the building.  The 
development would integrate into the existing landscape to activate the square and boardwalk adjacent to the 
site.
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The primary vehicular site access is via University Road off the A6 with parallel secondary access provided from 
University service road. There would be a service yard fronting the service road for delivery / maintenance 
purposes to meet with functional requirements.

Publicity

Site Notice: Non HH Article 15 Date Displayed: 16 January 2020
Reason: Wider Publicity

Four site notices were erected around the site (one to each adjacent side) to ensure users of the University and 
those accessing the grounds are aware of the proposal.  

Press Advert: Manchester Weekly News Salford Edition Date Published: 16 January 2020
Reason: Article 15 Standard Press Notice

Neighbour Notification 

Given that the application site is surrounded by University owned property consultation letters have not been 
sent to individual properties.   

Representations 

No letters of representation have been received in response to the application publicity.

Relevant Site History

15/66334/DEMCON
Prior notification for the demolition of Horlock Court and Constantine Court.  No objection - 03.07.2015

Consultations

Air Quality, Noise, Contaminated Land
No objection subject to conditions concerning a construction management plan, working in accordance 
within the acoustic mitigation plan, that plant and equipment shall not exceed certain parameters, 
development shall be undertaken in accordance with the remediation strategy and a verification report 
submitted.     

Design for Security
No comments received to date  

Greater Manchester Ecological Unit
The Ecological Survey & Assessment are considered acceptable.  There is sufficient information 
presented on ecology to allow the application to be forwarded for determination, with a number of 
conditions recommended to ensure the implementation of the measures identified to protect and 
enhance biodiversity.

Highways
No fundamental concerns have been raised.  The Local Highway Authority (LHA) have requested that 
the access arrangements to the service yard are revisited to ensure that pedestrian safety is 
maintained, further information was requested concerning proposed service arrangements and loss of 
existing parking and proposed disabled parking.  In response to this, the applicant has altered the 
design of the yard’s access and provided the requested information.  Subject to conditions the LHA 
have not raised an objection. 

Senior Drainage Engineer
No objections subject to conditions.  

United Utilities Water Ltd
No objection subject to a condition concerning surface water drainage management.  
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Local Planning Policy

Development Plan Policy

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

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

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

Unitary Development Plan 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 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 EHC5  -  University of Salford
This policy states that development proposals within Peel Park, Adelhpi and Frederick Road campuses will be 
permitted, provided they i) contribute to the integration with the surrounding area and improve public access; ii) 
secure public transport, walking and cycling access improvements; iii) retain a mix of uses in the surrounding 
areas iv) are of high quality design; v) retain a network of open space; vi) contribute towards infrastructure 
provision vii) are consistent with other policies in the plan.

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
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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 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.

Revised Draft Greater Manchester Spatial Framework and Local Plan

The Revised Draft Greater Manchester Spatial Framework (‘GMSF’) was subject to public consultation at the 
start of 2019. The next version of the plan is expected to be published in summer 2020. In accordance with 
paragraph 48 of the National Planning Policy Framework it is considered that very limited weight can be given to 
the policies in the GMSF.

The Publication Salford Local Plan: Development Management Policies and Designations (‘Local Plan’) was 
published on 27 January 2020 and comments are being invited until 20 March 2020.  This is the version of the 
document that the city council would like to adopt and has been subject to a significant amount of public 
consultation in previous stages of its production. However, in accordance with paragraph 48 of the National 
Planning Policy Framework the weight that can be given to the Local Plan currently is limited. Following the end 
of the period for comments, the city council will consider the comments made to determine the extent to which 
there are unresolved objections to the policies in the Plan. Those policies with less significant (or no) objections 
will be capable of carrying more weight than those with significant unresolved objections.

Supplementary Planning Documents

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 - 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.

National Planning Policy
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In addition, following the publication of the National Planning Policy Framework (NPPF) it is necessary to 
consider the weight which can be afforded to the policies of the Council's adopted Unitary Development Plan 
(paragraph 213 NPPF February 2019).

In terms of this application it is considered that the relevant policies of the UDP can be afforded due weight for 
the purposes of decision making as the relevant criteria within the UDP policies applicable to the proposed 
development are consistent with the policies contained in the NPPF.

Appraisal 

Principle

The National Planning Policy Framework 2019 (NPPF) Annex 2 defines previously developed land as land that 
‘is or was occupied by a permanent structure, including the curtilage of the developed land (although it should 
not be assumed that the whole of the curtilage should be developed) and any associated fixed surface 
infrastructure.  This excludes… land in built-up areas such as residential gardens… and land that was 
previously developed but where the remains of the permanent structure or fixed surface structure have blended 
into the landscape..’.  As outlined above, the student accommodation was demolished five years ago and the 
site has greened over and is landscaped to the extent that there are footpaths running through it.  However, it 
does not have a specific recreational function.  

At the heart of the NPPF is a presumption in favour of sustainable development with a definition given in 
paragraph 7.  Paragraph 8 states that there are three dimensions to the concept of sustainable development: 
economic, social and environmental. These roles should not be undertaken in isolation because they are 
mutually dependent. All in all, the NPPF is clear that “local planning authorities should approach decision taking 
in a positive way to foster the delivery of sustainable development”. 

The NPPF states that applications should be considered in the context of the presumption in favour of 
sustainable development.  This does not preclude greenfield sites. The development would provide a modern 
facility that would potentially draw investment into the University and would be sited on an existing campus 
within walkable distance of inter-connected facilities with access to the facility being made available to the 
public.  The site itself does not have any formally designated biodiversity value and the development would not 
undermine the existing connectivity experienced by those accessing the campus and could be said to enhance 
the experience.  With regards to sustainable travel, the site is in close proximity to cycle parking facilities, a train 
station and bus stops.  Considering this, the site in a sustainable location.  

The Regeneration Team have been working with Salford University for some time to draft a Masterplan with the 
aim of efficiently utilizing assets in the area and attracting inward investment to create a high quality place to 
study, live, work and visit.  The following Masterplan objectives specifically relate to the University:

• To transform the University’s Campus and the surrounding areas to make it an outstanding place to 
study, work, live and visit and to raise the profile of Salford regionally, nationally and internationally;

• To bring investment to the area which rejuvenates the campus, nurtures culture and generates wealth, 
jobs and knowledge that will enhance Salford’s economy;

• To put students and the community at the heart of the strategy for change, to deliver a University that is 
powering the skills economy and delivering cutting-edge research and innovation in world-class 
facilities; and

• To use the Industrial Collaboration Zone (ICZ) agenda as a fundamental principle to all campus and 
surrounding neighbourhood development proposals to encourage industry partnership schemes.

This application proposal follows the granting of planning permission for Energy House 2.0 on the Frederick 
Road Campus (consented in May 2018) and a new Centre of Excellence in Intelligent Automation & Robotics 
located to the north of the Peel Park Campus on land currently occupied by Technology House on Frederick 
Road (consented in August 2019). Delivery of the new Science, Engineering and Environment Building (SEE), 
which is the subject of this application, along with the above consented schemes, will have a transformational 
impact on the University Campus over the coming years, contributing significantly to delivery of the objectives of 
the Salford Crescent and University District Masterplan and supporting the University’s role as an establishment 
of national and international importance.
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There are a number of listed buildings to the south of the Peel Park Campus.  Saved UDP policy CH2 outlines 
proposals that have an unacceptable impact upon the character and appearance of the setting of a listed 
building would not receive planning permission.  In determining a planning application, the Local Planning 
Authority (LPA) should consider the desirability of sustaining and enhancing the significance of heritage assets 
along with their positive contribution to sustainable communities and, the desirability of new development 
making a positive contribution to local character and distinctiveness (para 192, NPPF 2019).  In this case, the 
development would not introduce harm to the setting of the nearby listed buildings given the number of non-
designated buildings between the host and the heritage assets and the height of the proposal.  In other words, 
the proposal would not be seen in the same line of sight with the designated assets to the south.

Saved UDP Policy EHC5 of Salford’s adopted Unitary Development Plan covers the University of Salford 
specifically and sets out the Council’s support for development proposals that will support the University’s role 
as a higher education establishment of national and international importance.  However, this is subject to a 
number of environmental criteria including high quality design, highway safety, integration/connectivity and 
public access.  These matters will be discussed in detail below; however, it is considered the proposal would be 
fully compliant with policy EHC5 by making an effective use of an existing site.  

Principle Conclusion

The proposal would contribute positively to the three dimensions of sustainable development so the construction 
of the SEE building on this greenfield site is considered acceptable with regards to the delivery of sustainable 
development.  With regards to the Masterplan and policy EHC5, the proposal would contribute to the delivery of 
the objectives and criteria set and support the University’s role going forward.  Lastly, the development would 
not have an adverse impact upon the national designated assets within the immediate area.  Therefore, the 
principle of development is considered acceptable subject to compliance with other policies in the Local Plan.

Character and Appearance 

As outlined above, the site forms part of the Masterplan and is considered key to activating the public square to 
the south of the site.  The southern boundary line of the development would complete the square and forms the 
ideal location to enter the building.  Complimentary to this, the new boundary allows the SEE building to 
showcase the institution and facilities creating an engagement between the square and the activity happening 
inside the building.

In relation to the layout of the development a couple of factors had to be borne in mind when determining the 
position and internal organization of the SEE building.  Firstly, the Campus Living Villages’ student 
accommodation is situated directly to the north of the site and required a suitable separation distance (40m).  
Secondly, the location of the site at the heart of the campus results in it being bound by various key routes that 
the development would have to connect with and enhance. 

To the east, the proposal is set back to align with the existing building line of the New Adelphi and the student 
accommodation to strengthen the urban grain of the campus. In addition, the proposed development would 
directly interact with the boardwalk and the existing secondary circulation route (running from west to east 
across the Southern edge of the site) would form the hard landscaped edge to the proposed SEE building.  The 
adjacency to the existing vehicular route to the west presents the ideal location for a yard to accommodate 
deliveries and maintenance requirements.

To encourage users to engage with the public square and bring students/academics directly into the heart of the 
atrium, the main entrance has been located relatively centrally within the plan.  The use of defined public 
walkways and soft landscaping signposts the approach to the main entrance from the centre of the square and 
the boardwalk, assisting with wayfinding, enhancing the soft landcaping of the area and creates a clearly 
defined entrance plaza that interconnects the internal and external.

The public realm extends internally into the building to the central atrium and then continues as users travel 
vertically through the building. Platforms of shared spaces create opportunities for casual learning and 
collaboration. As users move upwards through the building, the visual connection shifts from views to the 
chapman square at ground and first floor, to long views to peel park at second and third floor once above the 
tree line, enhancing the user’s sense of place.
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Whilst the building’s primary entrance would be from the square, the location of the building, as identified above, 
is such that it is visible from all approaches. As such, the development would be required to respond to all sides 
to address each elevation.  Therefore, care has been taken to ensure each elevation is balanced and avoids a 
back of house feel.

Victorian warehouses have a key historical standing within the Salford area.  The scale, form and unifying 
language of the design has been heavily influenced by this building typology.  Victorian warehouses are 
prominent architectural buildings renowned for flexible spaces, simple architectural quality that extends beyond 
architectural ‘Trend’ and an expression of function.  

Akin to Victorian warehouses the fenestration of the development would have a regular rhythm and proportion.  
Additionally, the widow opening/cills are raised with tall windows to allow maximum light into the deep plan 
spaces.  The fenestration pattern would also allow for maximising future flexibility and the opportunity for 
daylight.  Furthermore, the windows facilitate the natural ventilation strategy.  The large format windows allow 
significant fresh air whilst the smaller opening allows controlled/minimal purge fresh air.  The windows are 
expressed as a cut reveal behind a single layer of white aluminium.  The chamfered reveal provides a ‘scoop 
effect’ to assist the natural ventilation flows, whilst offering views of the full reveal from below. Further to this, the 
feature colour reveal is offset behind the opening to create a dynamic reveal whereby the visible section of 
colour varies as you move around the building from straight on to oblique views.

Given the uses with the building areas of double height spaces were required through the design brief.  
Therefore, curtain height walling has been used to the south east corner of the building; collaboration areas 
(atrium ends); Civil Engineering Strong Floor Testing Area; and, aeronautical laboratory mezzanine area.  
Another advantage of the double height space to the south eastern corner is to showcase the internal activities 
and teaching taking place; Maker Space and Robotics whilst emphasizing their working relationship defined as 
Industry 4.0. This provides a key architectural feature and facilitates an important statement regarding the 
function of the facility and the aspirations of the University of Salford.  Collaboration zones create vibrant and 
active learning and circulation spaces at the heart of the building. Views from the collaboration zones at the 
upper floor capitalise on long views of Peel Park to the east and to Salford to the west. 

In addition, to the large format windows the door openings and louvre openings reflect the feature openings in 
breaking the window pattern. The use of these features strengthens the principle fenestration character by 
disrupting the rigorous window pattern. 

To support the translucency of the south east corner a solar shading strategy is required to meet the Building 
Regulations Part L requirements. To meet Part L requirements the design team will look at a combination of 
horizontal solar shading fins and a frit. The use of fins will look to reduce the performance requirement of the 
glass and limit the percentage of vision panel covered with frit to ensure the visual connectivity is not lost. The 
design of the hybrid frit/fin solar shading strategy has not been fully designed yet; the recommendation includes 
this detail to come forward as a condition.

The proposed massing unifies the development within one volume (albeit internally two number accommodation 
blocks and a service spine and atrium).   Due to the internal spatial requirements of the accommodation on each 
floor, there are various floor heights. The floor-to-floor height of the ground and first floor is 5.2m, whilst second 
floor is 4.6m and third floor is 4.4m. This results in a naturally reducing proportioned mass to the proposal.  The 
overall massing would sit well with surrounding buildings and the site’s topography, with the scale of the 
proposal sympathetic to both the New Adelphi and student accommodation.  

The plant screen has been set back from the edge of the building generally to allow the primary building mass to 
be a single form and reduce the visual impact of the screen. The design team explored the integration of the 
plant into an extension of the primary facade. The technical requirements (ventilation) and the disruption of the 
uniform mass limited the success of this strategy. Whilst a recessive louvred plant screen is proposed it is 
intended for this to be of a high-quality finish. The louvres would be installed upside down to limit low level 
visibility through and the plant has been located to the north of the building to reflect the taller massing of the 
student accommodation to the north.  

The university buildings represent the evolution of the campus from mid-nineteenth century to the present day 
as you move south to north through the campus in terms of detailed design and materials.  The campus’ 
materiality is mix of brick types, natural stone, curtain walling, aluminium and cladding.  The SEE building is 
proposed to utilise a metallic palette. Utilising a contemporary material is in keeping with the campus language 
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as well as the contemporary warehouse concept.  When considering the buildings scale and feature windows it 
was felt that a white aluminium colour provides a neutral palette enabling the building features and engineering 
quality to stand out. When looking at the surrounding context white also offers a complimentary colour to the 
variety of finishes and colours around the local campus.  The solid red reveal links to Salford’s branding and 
context; to all small punch windows with a lighter grey to the large format windows. Whilst the final colour of the 
plant screen is to be confirmed (via condition), the anticipated finish is proposed to be white or light grey to 
maintain a relationship with main building facade and minimise the visual impact of the plant screen.

Landscaping

The site housed 34 individual trees, 2 groups and 1 hedge until recently.  To facilitate the scheme and avoid any 
disturbance to nesting birds the trees were removed.  As compensation, the University will replace (all) the trees 
2:1 (in accordance with policy TD6 of Trees and Development Supplementary Planning Document) within the 
site and in the immediately surrounding area.  To enhance the compensation offer the Landscape Architect has 
requested that the applicant diversify the tree species selection by including London Plane, which is a species 
being removed from the site, and the use of larger tree stock.  A condition to secure the replacement trees (and 
enhancements) are delivered is recommended.

The design approach has provided a functional perimeter landscape to the SEE building offering a 
complementary environment within the established University of Salford (UoS) campus. The landscape layout 
provides links, connections and interfaces with the surrounding UoS campus and principles within the UoS 
Masterplan. Circulation at the SEE building is key and has resulted in a predominantly hard landscape 
environment where high end surfaces highlight key entrances. 

Hard landscape components extend and enhance the established conditions within the UoS campus. Granite 
and natural aggregate products are provided at front of house locations whilst robust, functional surfaces are 
included at back of house areas to cater for the specific requirements of maintenance and emergency access. 
Terrace seating is provided along the Boardwalk interface offering views out to the wider campus and Peel Park 
to the east. The terrace seating is integrated into a stepped access where diminishing risers blend into a 1:23 
sloped connection from Boardwalk level to the proposed building. 

Areas of soft landscape offer amenity enhancement, seasonal interest, and ecological value. Amenity planting 
areas include appropriate species referencing the planting palette established at the UoS campus. Species will 
be selected to maintain view corridors, passive surveillance and secure by design principles across the site. 
Fencing is limited to screen and security provision at the service yard where back of house activities would be 
screened from view with louvre fencing and gated access. Areas to be made good following construction 
activities include amenity lawn grass seed and turf edge to aid establishment.

Design for Security 

The Greater Manchester Police (GMP) have produced the Crime Impact Statement and outline within the report 
that the SEE building has been very well designed from a crime prevention perspective.  The principal security 
issues to be addressed are outlined as follows:

 Ensure the service yard and support building are suitably secure
 Install measures to control access into and through the building
 Prepare CCTV, intruder alarm, and lighting plans
 Fit tracker devises to expensive portable equipment
 Specify security-rated doors, shutters, windows, curtain walling and glazing in the construction of 

the building

The recommendations made by GMP concern specifications for doors and glazing, access control systems, use 
of lanyards and so on, which are beyond what is reasonable for the LPA to control.   One recommendation 
concerns the use of CCTV.  The University operate their own central security team who assist with the campus 
security. This is supported by CCTV with a ‘full coverage’ strategy.  In addition, the following would be 
implemented to support the CCTV system:  

 Swipe card access control to laboratories
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 Any enhanced security measures or additional CCTV coverage will be determined based on a room 
by room basis to be completed post completion by the university security in conjunction with the 
stakeholders.

The Peel Park campus is an open campus to both students and the general public, this presents problems for 
the internal security team, especially from opportunist theft and vandalism, which the University has campus 
wide strategies to minimise the risk.  The principle exits have alarmed controls linked directly to the central 
security base. Primary accessible entrances are on access control linked to the university’s card swipe system. 
Internally, principle high value laboratories and IT spaces are included to the access control system.  With 
regards to out of hours use, the University operates a notify and application process whereby additional security 
measures will be applied, as required, to support the proposed out of hours use.  In addition, the management 
of the building would be such to restrict community use to the Atrium and Maker Space.  These measures seem 
reasonable.  

Character and Appearance Conclusion

The simplified form and mass create a unified language whilst facilitating long-term adaptability, maximising the 
quality of the design and achieving visual and physical connectivity to the surrounding context. The 
development would take full advantage of the opportunities to re-develop the site to provide a high standard of 
urban design without increasing opportunities for crime and anti-social behaviour. Considering these factors the 
proposal is compliant with the aforementioned policy.

Amenity

In accordance with paragraph 127 of the NPPF (2018) development should provide a high standard of amenity 
for existing and future users. Development will not be permitted where it would have an unacceptable impact on 
the amenity of the occupiers or users of other developments (in accordance with saved UDP Policy DES7).  As 
outlined previously, the development is situated within the heart of the campus so all surrounding uses relate to 
the University.  Enough distance is provided between the proposal and surrounding buildings not to introduce 
harm in terms of overshadowing, overlooking, or dominance.  

Amenity Conclusion

The development would not introduce harm to neighbouring residents in terms of space, sunlight, daylight, 
privacy, aspect, and layout. Therefore, the development would not have an unacceptable impact on the amenity 
of the occupiers or users of other developments

Highway Safety

UDP policies A2 and A10 seek to ensure provision for safe and convenient pedestrian access and sufficient car, 
cycle and motorcycle parking is provided in new developments.  

The Travel Statement confirms the new building will be delivering existing courses, which were previously 
delivered elsewhere on campus. This means that there will only be a minor increase in net student numbers of 
112 (5% increase from Newton Building student number of 2258) compared with previous years.

The primary site access is via University Road off the A6 with parallel secondary access provided from 
University service road. Parking is consolidated to key areas to the perimeter of the campus, located at the 
South entrance to the campus (Irwell Place car park), student residential accommodation to the North (Delaney 
and Lowry) and to Frederick Campus. The University is connected to the city by Salford Crescent train station. 
In addition, regular bus services (12 unique services) connect the University to the wider local region. 

The campus scale is compact resulting in no more than a fifteen minute walk between primary facilities. This is 
complimented by on campus student accommodation facilities. Primary pedestrian routes are located within the 
campus area with a low quantity of vehicular traffic resulting in the site hierarchy informally being pedestrian led. 
Central / shared bike stores are located throughout the campus. The SEE building will make use of the existing 
bike storage facility adjacent to the site.  The applicant has justified this approach.  It is understood that the 
university has a travel plan and it is recommended that the travel plan is to be updated within 6 months of first 
occupation.
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Deliveries would be directed to the small yard fronting University Road.   The new service access point is off a 
formal junction, which terminates at the back of the footway and immediately enters into an external L shape 
service yard.  Originally, the access point was approximately 23.3m wide with 3m kerb radius and dropped 
kerbs on either side secured by a single 23.3m length of bi-folding gate.  This would significantly impact on 
pedestrian environment with the loss of existing footway that fronts University Road and result in a large access 
for pedestrians to cross.  Subsequently the applicant has amended the service yard access point to 16.75m 
wide with a 2-part gate open access and small fixed central section. This is considered to be a safer and more 
desirable access arrangement than before, which will significantly reduce the time spent for a pedestrian to 
negotiate the access point.  It is recommended that dropped kerb with tactile block paving should be provided to 
ensure visually impaired pedestrians or wheelchair/mobility scooter users can safely negotiate the access point, 
which can be secured by way of condition.

Located to the northern section of the service yard there is a 14m long x 6 m wide hard standing area with the 
bins storage compound, skip storage area and a gas bottle storage compound also located to the north of the 
this area.  This facility would require refuse / Skip Loader / delivery trucks to reverse on or off the service yard. 
The loading area / hard standing associated to the large internal storage area of the building is approximately 
7.8m long between the building and the back of mouth of access point, which is relatively short.  However, the 
Highways Supplementary Information note confirms that the service yard is to support the SEE building only 
and as such will have far less usage than a campus wide service yard.  The service yard will be managed by the 
building occupants and to ensure suitable visibility for access a Servicing Management Strategy Plan is 
recommended, which could be secured by way of condition.

There are currently 20 general parking bays and 2 disable bays located to the southwest corner of the site, 
which would be removed as part of the proposal and are frequently accessed by contractors.  Additionally, the 
proposal provides 4 disabled parking bays on the opposite side of University Road, which is inaccessible due to 
lack of suitable crossing facility and too far from the building entrance.  A car parking strategy is being agreed 
under the Masterplan, which would provide sufficient car parking to compensate for this loss.  With respect to 
contractors, the University has its own in-house teams as well as management strategies for visiting contractors 
so the loss of parking should not introduce harm in this regard.

With reference to drawing SEE-AJM-XX-XX-DR-L-2201-S2-P07, Landscape Masterplan, the details concerning 
the proposed accessible vehicle parking bays is rather limited.  However, the drawing does confirm the parking 
requirement, location and crossing requirement to be confirmed during subsequent work stages.  The Highways 
Supplementary Information note confirms that these accessible parking bays will be used by SEE building staff 
with disabilities or by visitors and level access from the parking bays to the building entrance will be provided.  
Considering this, it is recommended that details of the accessible parking bays with level access and crossing 
facility from the parking bays to the building entrance are secured by way of condition.

Highway Safety Conclusion 

Given the nature of the development and the sustainable location of the site, the proposed development with 
limited car parking is considered unlikely to introduce harm to the safe and free flow of the highway network. 
With the suggested conditions in place, the proposal would be acceptable with regards to layout, service 
arrangements and encouraging sustainable travel. Considering these factors, the proposal would not introduce 
harm to highway safety and so would be compliant with aforementioned policy.

Environmental Protection / Residential Amenity

UDP Policy EN17 seeks to ensure that development does not cause or contribute towards a significant increase 
in pollution to the air (including dust pollution), water or soil, or by reason of noise. The proposed development is 
not considered to introduce harm in these regards subject to conditions, as discussed below. Therefore, the 
proposal complies with policy EN17.

Air Quality

The proposed development is not within the Greater Manchester Air Quality Management Area. The scale and 
nature of the development is unlikely to have a significant impact on traffic. There is potential for dust generated 
during the construction phase to create poor air quality conditions or nuisance. Therefore, any grant of consent 
should be subject to a Construction Environmental Management Plan.
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Noise

A noise impact assessment has been submitted in support of the application. The assessment uses the results 
of noise monitoring to determine the noise insulation requirements to ensure that internal noise levels within the 
building are suitable for the use as a teaching facility.  The report also sets noise limits for external plant and 
equipment to ensure there is no impact on surrounding uses including nearby student accommodation.  The 
report has been reviewed and the conclusions are accepted.  Therefore, any grant of consent should be subject 
to conditions concerning acoustic mitigation and any externally mounted plant and equipment should be 
designed within certain limits.

Land Contamination

The site has previously been a timber yard, with associated saw mills, tramway and travelling cranes and a dye
works was located to the north-west of the site. The site was redeveloped as part of the university in the late
1970s, and is currently unoccupied with soft landscaping and footpaths.  Such historical uses have the potential 
to introduce pollutants into the site which may adversely impact human health, groundwater or the wider 
environment.

The proposed end use is for an educational establishment with areas of soft landscaping, which are considered 
a sensitive end use with respect to land contamination risk.  A factual ground investigation report and a 
remediation strategy (3 above) have been submitted in support of the application.  Site investigations showed 
significant depths of made ground on the site (between 5.5m and 12mbgl), underlain with alluvium and Chester 
formation sandstone.  Soil sampling showed contamination from asbestos containing materials, combined with 
localised exceedances of lead and polycyclic aromatic hydrocarbons. Leachability testing of metals within soils 
suggested the soil contamination may be contributing to groundwater contamination detected beneath the site.  
Ground gas monitoring showed elevated concentrations of CO2 in a number of monitoring wells, and the site
has been characterised as CS2, meaning gas protection measures are required.

The remediation strategy includes a clean cover system (using validated site won or imported materials), 
materials management and the installation of suitable gas protection measures.  The conclusions of the report 
are accepted.  Therefore, any grant of consent should be subject to the implementation of the remediation 
strategy.  

Environmental Protection Conclusion

With the recommended conditions in place the development would not cause or contribute towards a significant 
increase in pollution to the air (including dust pollution), water or soil, or by reason of noise. Therefore, the 
development is considered compliant with the aforementioned policy.

Flood Risk and Surface Water Drainage

The application site is located within Flood Risk Zone 2 which means the site has a medium probability of 
flooding. UDP Policy EN19 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. In 
addition, UDP Policy EN18 seeks to ensure that development would not have an unacceptable impact on 
surface or ground water.

The site is located within Flood Zone 1 and is less than 1ha. On this basis a flood risk assessment (FRA) is not 
required; however, one has been provided.  The development is classed as more vulnerable owing to its use as 
an education facility, which is deemed to be appropriate in this flood zone.

The development is a brown field site in the Core Conurbation Critical Drainage Area.  The FRA describes the 
approach to SuDS, including a run through the hierarchy of discharge methods. Large scale SuDS has been 
discounted for a range of reasons including ground conditions, potential underground contamination, site 
topography etc. The storm water would be discharged to a watercourse (River Irwell) instead of sewers.  The 
applicant has advised that the discharge rate will be set at 50% of existing run-off rates with full climate change 
criteria incorporated, which accords with the SFRA user guide.  

Drainage Conclusion
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With a condition in place supporting the delivery of the submitted drainage strategy, the development would not 
introduce significant harm with regards to increasing the risk of flooding or have an unacceptable impact upon 
ground or surface water.  Therefore, the development accords with the aforementioned policy.  

Ecology

The Ecological Survey & Assessment (The Report) was undertaken in November 2018, which is both outside 
the survey season and now over a year ago.  However, given the findings of The Report, the Greater 
Manchester Ecological Unit do not consider that this invalidates the survey findings.  The Report appears to 
have used reasonable effort to survey the habitats present and assess the site for the likelihood of protected 
species being present at other times.  As a result of the surveys The Report concludes that all protected 
species, excepting nesting birds, can be reasonably discounted and there are no requirements for additional 
surveys, which GMEU concurred with.

The Report found one area that supports rhododendron, which is considered a Non-Native Invasive Species 
(INNS), as identified under Schedule 9 Wildlife & Countryside Act 1981. Recommendations concerning the 
treatment of this species are presented and are acceptable.  Considering the NPPF, paragraph 170, states that 
development should improve local environmental conditions and it is an offence to ‘causes to grow in the wild’ 
invasive species, any grant of consent should include a condition that requires the undertaking of the 
recommended treatment.  

Section 170 of the NPPF 2019 sets out that the planning system should ensure that developments contribute to 
and enhance the natural and local environment.  The Report makes a number of recommendations in Section 5, 
which should be supported through condition on any grant of consent.  These recommendations include:

 Protection of trees and retained features;
 Ecological enhancement (e.g. bat/bird boxes, beehives, scrub and wildflower planting);
 Wildlife sensitive lighting scheme;
 Compensation for loss of trees and hedgerow); and,
 Recommendations for landscape specification.

Ecology Conclusion

With the recommended conditions in place, the development would provide significant biodiversity enhancement 
and eradication of invasive species on site.  Therefore, the development is considered compliant with the 
aforementioned policy.

Value Added 

Additional and amended information was sought regarding landscape and highway matters.  Considering that a 
number of attractive trees are being removed the applicant has agreed to provide a 2:1 replacement on all trees 
by way of compensation, even those that are categorized as U or C.

Recommendation

That planning permission be granted subject to the following planning conditions:

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

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

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

Location Plan SEE SRA XX XX DR A 20825 P01
Proposed Site Plan SEE SRA XX XX DR A 20826 P01
Indicative Site Levels SEE AJM XX XX DR L 6111 P6
Site Section SEE AJM XX XX DR L 6211 P1
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GA Long Section SEE SRA XX XX DR A 20850 P01
GA Short Section SEE SRA XX XX DR A 20851 P01
Typical Building Strip Sections SEE SRA XX XX DR A 20860 P01
Typical Punched Window Detail SEE SRA XX XX DR A 20861 P01
Ground Floor Plan SEE SRA XX GF DR A 20830 P01
First Floor Plan SEE SRA XX 01 DR A 20831 P01
Second Floor Plan SEE SRA XX 02 DR A 20832 P01
Third Floor Plan SEE SRA XX 03 DR A 20833 P01
Roof Plan SEE SRA XX 04 DR A 20834 P01
Plant Roof Plan SEE SRA XX RL DR A 20835 P01
South Elevation SEE SRA XX XX DR A 20840 P01
East Elevation SEE SRA XX XX DR A 20841 P01
North Elevation SEE SRA XX XX DR A 20842 P01
West Elevation SEE SRA XX XX DR A 20843 P01
Contextual Elevations SEE SRA XX XX DR A 20844 P01
Landscape Masterplan SEE AJM XX XX DR L 2201 P7
Trees to be Retained, Removed and Protected SEE AJM XX XX DR L 5111 P02

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

3. Notwithstanding any description of materials in the application, prior to the commencement of the facade 
and roofing works full details (including samples where appropriate) of the materials / finish to be used 
externally on the building (including plant screen, horizontal solar shading fins and frit) shall be submitted 
to and approved in writing by the Local Planning Authority.  A sample panel of the materials, the size of 
which shall first be agreed in writing by the local planning authority, shall be erected on site prior to any 
discharge application relating to this condition being submitted and shall be available for inspection by the 
local planning authority.  The sample panel shall include full details of the colour, type and design of 
jointing/coursing materials.  The development shall be constructed in accordance with the approved 
materials. 

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

4. a) Notwithstanding the details shown on the approved plans, the development hereby permitted shall not 
be occupied until full details of both hard and soft landscaping and ecological enhancement works have 
been submitted to and approved in writing by the Local Planning Authority. The details shall include, but 
not limited to the following:

1. the formation of any banks, terraces or other earthworks;
2. levels across the site;
3. construction and material details of the steps and walls (including retaining walls);
4. hard surfaced areas and materials;
5. boundary treatments and bollards;
6. external lighting and CCTV;
7. planting plans, specifications and schedules (including planting size, species and 

numbers/densities);
8. existing plants / trees to be retained; 
9. ecological enhancements as outlined by section 5 of the Ecological Survey & Assessment, dated 

January 2019; and,
10. a scheme for the timing / phasing of implementation works.

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

(c) Any trees or shrubs planted or retained in accordance with this condition which are removed, 
uprooted, destroyed, die or become severely damaged or become seriously diseased within 5 years of 
planting shall be replaced within the next planting season by trees or shrubs of similar size and species to 
those originally required to be planted.
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Reason:  To ensure that the site is satisfactorily landscaped having regard to its location and the nature of 
the proposed development and in accordance with Policies DES1 and DES9 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework.

5. The vehicle parking, servicing and other vehicular access arrangements shown on the approved plans to 
serve the development hereby permitted shall be made available for use prior to the development being 
brought into use (or in accordance with a phasing plan which shall first be agreed in writing with the local 
planning authority) and shall be retained thereafter for their intended purpose.

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

6. Notwithstanding the plans and documents hereby approved, prior to the first occupation of the 
development, an updated Travel Plan taking into account the requirements of the SEE building shall be 
submitted to and agreed in writing with the Local Planning Authority. The Travel Plan shall include the 
following (but not limited to):

 travel options to and from the site; 
 incentives to encourage sustainable travel (for staff/residents/customers);
 details of travel packs;
 timescales for implementation and monitoring; 
 procedures for monitoring the uptake of alternative modes of travel, providing evidence of 

compliance and updating the Travel Plan;
 Travel Plan coordinator details; and,
 details concerning how information for residents about the travel survey and full travel plan will be 

circulated. 

The agreed Travel Plan shall be implemented and reviewed in accordance with the timetable embodied 
therein.

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.

7. Prior to first occupation, a Servicing Management Strategy Plan outlining how the service yard would be 
used and managed shall be submitted to and approved in writing by the Local Planning Authority.  The 
agreed strategy shall be implemented on first use of the development and the management regime 
employed thereafter.  

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

8. Notwithstanding the plans and documents hereby approved, prior to the first occupation of the 
development, full construction details of the disable parking bays with level access and crossing facility 
shall be submitted to and agreed in writing with the Local Planning Authority.  The parking bays shall be 
implemented in accordance with the approved details prior to the first occupation of the development.

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

9. Notwithstanding the plans and documents hereby approved, prior to the first occupation of the 
development, full details of the dropped kerb with tactile block paving to the service yard access point 
shall be submitted to and agreed in writing with the Local Planning Authority.  The service yard shall be 
implemented in accordance with the approved details prior to the first occupation of the development.

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



$x5q4ojqz.rtf

10. The Drainage Strategy, referenced SEE-ARU-00-XX-RP-C-003, written by Morgan Sindall Group, dated 
6th December 2019, shall be implemented prior to first use of the development hereby approved unless 
alternative timescales have been agreed in writing as part of the strategy.

Surface water discharge rate shall be restricted to 50% of the existing discharge as per the user guide to 
the Salford City Council SFRA.

Foul and surface water shall be drained on separate systems.

Reason: To ensure a satisfactory method of surface water disposal to reduce the risk of flooding 
elsewhere in accordance with policy EN19 of the City of Salford Unitary Development Plan.

11. 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.

12. The development hereby approved shall be constructed and carried out in accordance with the acoustic 
mitigation specified within the submitted Noise Assessment, (December 2019, Ref: SEE-RAM-XX-XX-
RP-Y-00002, Ramboll) on first occupation of the development and retained thereafter.

Reason: In the interests of residential amenity and in accordance with policy EN17 of the City of Salford 
Unitary Development Plan.

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

 07:00 - 23:00 - 45 dB LAEQ 1-hour
 23:00 - 07:00 - 40 dB dB LAEQ 15-Minute
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Measured 1m from the nearest noise sensitive premises, in accordance with BS4142:2014+A1:2019, with 
corrections applied for any plant emitting noise of a tonal or irregular quality.

Reason: In the interests of residential amenity and in accordance with policy EN17 of the City of Salford 
Unitary Development Plan.

14. The development hereby approved shall be undertaken in full accordance with the submitted 
Remediation Strategy, December 2019, Ref: TE1261RS, Tier Consult.

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

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

15. Pursuant to condition 14 and prior to first use or occupation a verification report, which validates that all 
remedial works undertaken on site were completed in accordance with those agreed with the Local 
Planning Authority, shall be submitted to and approved in writing by the Local Planning Authority.

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

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

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

17. No development shall commence until the retained trees as shown on the ‘Trees to be Retained, 
Removed and Protected’(SEE-AJM-XX-XX-DR-L-5111 Rev. P02, dated: 11-10-2019) have been 
surrounded by temporary protective fencing and ground protection. Such fences shall be erected in 
accordance with the layout and the description contained within plan SEE-AJM-XX-XX-DR-L-5111 Rev. 
P02 and shall remain until all development is completed.  No equipment, machinery or materials shall be 
used, stored or burnt within any protected area. Ground levels within these areas shall not be altered, nor 
any excavations undertaken including the provision of any underground services.

Reason: To ensure the continuity of amenity afforded by existing trees and protect root systems in 
accordance with policies EN12 and EN13 of the City of Salford Unitary Development Plan and the 
National Planning Policy Framework.

18. The development hereby approved shall be carried out in accordance with the submitted Arboricultural 
Method Statement shown at [Drawing No: SEE-AJM-XX-XX-DR-L-5111 Rev. P02].

Reason: To ensure the protection and preservation of trees, hedges, bushes and other natural features 
during construction works, in accordance with policies EN12 and EN13 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework.

19. Prior to above ground development being undertaken, a tree replacement scheme concerning the felled 
trees shall be submitted to and approved in writing by the Local Planning Authority.  The scheme shall 
include details of the following: 
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a) tree quantity and species (including London Plane); 
b) tree sizes (a minimum of 20-25cm girth) (including the minimum height and circumference of stem at 

1m from the ground level); 
c) plan indicating the location of the replacement trees; and,
d) a timetable for tree planting and details of aftercare.

The scheme shall be implemented in accordance with the agreed timetable and maintained in line with 
the agreed aftercare plan.

Reason: To ensure that lost landscape features are adequately replaced to allow continuity of amenity 
afforded by them in accordance with policy EN12 of the City of Salford Unitary Development Plan and the 
National Planning Policy Framework.

20. The recommendations for the eradication of the rhododendron within paragraph 5.3 of the Ecological 
Survey & Assessment (ERAP, January 2019) shall be implemented and completed in full prior to the 
commencement of development.

Reason: To control the spread of invasive plant species in accordance with the National Planning Policy 
Framework and the Wildlife and Countryside Act 1981.

Reason for pre-commencement condition: The works must be undertaken prior to commencement of 
development to avoid the invasive plant species being spread and to accord with the proposed method of 
eradication.

Notes to Applicant

1. 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.

2. The developer and contractor should ensure they are observant during groundwork for any visual or 
olfactory sources of ground contamination. This may take the form of (for example); locally discoloured 
soils, an oily sheen on water standing in puddles / trenches / footings, petroleum, hydrocarbon or 
chemical type odours.  Should such evidence be detected the Local Authority Contaminated Land 
Officer should be contacted for specialist advice

3. 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.

4. Construction & Environmental Management Plan (CEMP) 
The CEMP need to be a separate document and not form part of the Construction Phase Health and 
Safety Plan. It shall include comprehensive Traffic Management Plan to minimise any off-site disruption 
and to ensure no increase in risk to the pedestrians and road users. It is recommended the following to 
be included:

(i) The times of construction activities on site which, unless agreed otherwise as part of the 
approved Statement, 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 
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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;

 All construction traffic will be marshalled on and off site by qualified vehicle banksman;
 All heavy good vehicles shall be limited to between 9am-5pm Monday to Friday and 9am-

2pm Saturday only (no working on Sundays or Bank Holidays);
 Any traffic management measures required on the highway to be communicated with as 

much lead in time as possible;
 No parking of construction vehicles or operative vehicles on the adopted highway;
 The spaces for and management of the parking of site operatives and visitors vehicles;

(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;

 ‘Site entrance ahead’ signs shall be displayed on all approaches during working hours;
 If you do not intend to install a wheel wash, make every effort to clean mud/debris BEFORE 

a vehicle leaves your site i.e. pressure washing;
 If you have vehicle manoeuvres on and off site, that could potentially deposit mud and 

debris, you need to ensure that you deploy a street cleansing vehicle/vehicles during the 
activity and not just at the end of the morning or afternoon shift;

 You shall have signs available (on site) and deploy at the first signs mud being deposited 
on the adopted highway i.e. slippery road sign with ‘Mud on Road’ sub plates.

(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; 

measures to minimise disturbance to any neighbouring occupiers from noise and vibration, 
including from any piling activity;

(viii) measures to prevent the pollution of watercourses;
(ix) 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

(x) an intended date for the commencement of development and, following commencement, 
evidence of the material start on site.
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Useful contacts
Dilapidation Survey:

 Developer should contact John Horrocks to arrange a full dilapidation/Condition Survey of 
all adopted highways surrounding the site prior to works commencing on site. Tel: 0161 603 
4046

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

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

General Highway Information:
 Requests for general Information regarding the adopted highway network should be 

directed to the Local Highway Authority – John Horrocks- 0161 603 4046


