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APPLICANT: Belz Community
LOCATION: Former B&M Bargains, Bevendon Square, Broughton, M7 4TF
PROPOSAL: Change of use from a retail warehouse (Use Class A1) to a 

school (D1), associated alterations, construction of single storey 
building and a 3.5 metre high infill fence

WARD: Broughton,

Figure 1: Location plan
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Description of site and surrounding area 

The subject site is located on the northern side of Bevendon Square, within the bounds of the Broughton Village 
Neighbourhood Centre. This centre extends some distance to the south and west along Great Cheetham Street 
East and comprises of a variety of commercial uses. This includes a supermarket (ASDA) and local conveniences 
such as hairdressers and hot food take-aways. 

A vacant retail warehouse currently stands on site. This warehouse was previously occupied by B&M Bargains and 
operated in association with the adjacent loading/unloading bay immediately to the east. Beyond this 
loading/unloading bay stands a single storey brick building formerly used as a medical centre. This building is also 
now vacant.

Immediately to the south of the site lies a car park, access to which may be obtained via Bevendon Square or, to 
the west, Basten Drive. Beyond this stands a row of commercial buildings fronting Great Cheetham Street East.

To the west of the site stands a terrace, elements of which appear to front both Rigby Street to the west and 
Bevendon Square and, in turn, the subject site. Residential dwellings are located to the immediate north and east 
on Bennett Drive and also to the west on Rigby Street.

Description of proposal 

This application seeks permission to change the use of the existing warehouse on site into a school. To facilitate 
this, the warehouse would be reconfigured internally and remodeled externally. A second school building would 
also be constructed on site immediately to the east of the existing warehouse upon the area of the existing 
loading/unloading bay. This building would comprise a Beis Hamedrash (or hall) and staff and student amenities. 
These facilities would complement the classrooms, administration spaces and staff/student amenities provided 
within the converted warehouse.

The site would operate as a school only and the school would not be open to the general public. The proposed 
opening hours would be from 7.00am to 11.00pm. This is in order to provide for prayer times at 7.00am and at 
10pm (nightfall) during summer months.

In addition to this, a new weldmesh fence with a maximum height of approximately 3.5m in height would be 
constructed around the site and the adjacent car park. Though 8 parking spaces (including three disabled person’s 
spaces) would be retained, the car park would otherwise be converted into a playground. 

Publicity



Notice: Displayed on site 6 September 2019  
Reason: Wider publicity

Press advert: Not applicable
Reason: Not applicable 

Neighbour notification 

Notice of the application was sent to 37 surrounding properties on 2 September 2019. 

Representations 

Nine letters of support (including a petition signed by 29 interested parties) was received in response to the 
application. Supporters have stated that:

 The site is sustainably located and well suited to a use of this nature;
 The development will generate wider benefits for the local community, including improved education 

services, enhanced built environment and increased security;
 The proposed development is vitally important and will provide for much needed independent school 

places in Broughton; and
 The site is situated such that students may comfortably walk and/or cycle to the school and this will 

generate environmental and personal health benefits. 

In addition to this, one objection has been received in response to the application. The concerns of objectors are:

 The use is not appropriate in this neighbourhood centre location; 
 The proposed development will be unsightly;
 The development will overshadow surrounding dwellings and, in turn, impact upon the general amenity of 

residents; and
 The use will exacerbate existing parking issues in the immediate surrounding area. 

Site history

No permissions of relevance have previously been issued for this site.

Consultations

The following responses have been received from consultees -

 Arborist - Of the 25 affected trees on site, one is uncategorised, 18 are Category C and six are Category B 
trees. Tree Nos. 14, 15 and 20 would be removed to accommodate the development. These are all 
Category C trees and their loss is considered to be acceptable. The crowns of tree Nos. 17, 18, 19, 21, 22, 
23, 24 and 25 would be raised to five metres above ground level and this is also considered to be 
acceptable. A condition should be included upon any permission issued requiring the development to be 
carried out in accordance with the provisions of the submitted tree survey.  

 Design for Security - The physical security specification noted in the submitted Crime Impact Statement 
(CIS) should be incorporated into the development

 Drainage – No comments received to date 

 Environmental Health Officer - Air: The site is not within the Greater Manchester Air Quality Management 
Area (GMAQMA). Given the scale and nature of the development is it unlikely that it will generate 
significant vehicle movements and as such not impact upon local air quality. 

Noise - Given the nature of the use it is unlikely it will generate excessive noise. This is however subject to 
the appropriate management of the site. A condition should be included upon any permission issued 
requiring all plant and equipment to be installed and operated in accordance with relevant British 
Standards. 



Land contamination: The submitted Phase 1 site assessment concludes that there is a low/moderate risk of 
contamination being present on site. The assessment also states that there are no known viable sources of 
ground gases within the area. Notwithstanding this, a Phase 2 intrusive site investigation and verification 
report should be submitted for further assessment.  

 Landscape Officer – No objections in principle to the scheme. The submission of a detailed soft & hard 
landscaping scheme which should include planting plans, species, numbers, densities and stock sizes, 
including tree pit details and any root barriers which are required adjacent to hard surfaces. The scheme 
should include details to enhance the outside amenity space.

 Highways Following the submitted revised drawing: 1646/01 the Local Highways Authority have no 
objections to the proposed application. 

 Transport for Greater Manchester (TfGM) - The site is located in close proximity to public transport 
services. It is likely the traffic movements generated by the proposed use would exacerbate existing access 
issues along surrounding streets, including Bennett Drive immediately to the north

A designated coach drop off/pick up zone should be provided. Details of this could be included in a site 
Travel Plan (TP). This TP should promote active forms of travel and discourage private car use. Measures 
to facilitate the safe dropping off/picking up of students should also be provided. 

'School Keep Clear' road markings should be provided where necessary in order to safeguard access to 
the site. 

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 ST9 - Retail, Leisure, Social and Community Provision
This policy states that the provision of a comprehensive and accessible range of retail, leisure, social and 
community facilities will be secured by protecting and enhancing the vitality and viability of existing town and 
neighbourhood centres, adopting a sequential approach to the location of new retail and leisure development and 
facilitating enhanced education, health and community services.

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 DES4 - Relationship of 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 defined 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 DES8 - Alterations and Extensions



This policy states that planning permission will only be granted for alterations or extensions to existing buildings 
that respect the general scale, character, rhythm, proportions, details and materials of the original structure and 
complement the general character of the surrounding area.

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 S1 - Retail and Leisure Development within Town and Neighbourhood Centres
This policy states that planning permission will only be granted for retail and leisure uses where these would be of 
an appropriate scale to the centre; are or can be accessible by a choice of means of transport, walking and cycling; 
would not give rise to unacceptable levels of traffic congestion or highway safety; make car park facilities, where 
practicable, available to all short stay visitors; be of a high standard of design and would not have an unacceptable 
impact on environmental quality or residential amenity.

Unitary Development Plan S3 - Loss of Shops
This policy states that a change of use from Class A1 retail will only be permitted where it would not have an 
unacceptable impact on vitality and viability. Consideration will be given to the following in the determination of the 
extent to which development would have an unacceptable impact: over concentration of non-A1 uses in the main 
shopping streets; pedestrian inactivity; loss of shop frontage; unacceptable impact on environmental quality or 
residential amenity; the development of a wide range of attractions and amenities and the extent to which the non-
A1 use contributes to the regeneration of the centre.

Unitary Development Plan EHC1 - Provision and Improvement of Schools and Colleges
This policy states that planning permission will be granted for the improvement, replacement or provision of new 
schools and colleges provided that the development would i) not have an unacceptable impact on the amenity of 
neighbouring uses; ii) secure adequate, accessible playing field provision iii) be accessible by a range of means of 
transport iv) incorporate disabled access v) not give rise to unacceptable levels of traffic generation, impact on 
highway safety, parking or servicing and vi) make provision, where possible, for community use of buildings and 
grounds.

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



Unitary Development Plan 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.

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.

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.

Supplementary Planning Document - Planning Obligations
This policy document expands upon 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. 

National Planning Policy

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 

The principle of the development

National planning guidance presents a high level of in principle support for the provision of additional education 
facilities. NPPF paragraph 94 is the Government’s most up to date planning policy guidance on the provision of 
schools and fully reflects the Government’s commitment to the delivery of new schools. NPPF states, “It is important 
that a sufficient choice of school places is available to meet the needs of existing and new communities. Local 
planning authorities should take a proactive, positive and collaborative approach to meeting this requirement, and to 
development that will widen choice in education. They should:

 give great weight to the need to create, expand or alter schools; and 
 work with schools promoters to identify and resolve key planning issues before applications are submitted.”

There is also support within local policy for the provision and improvements of schools and colleges with UDP Policy 
EHC1 advising that there should be a general presumption in favour of the provision and improvement of schools 
and colleges providing six criteria are met. Specifically, the development should – 

• Not have an unacceptable impact on the amenity of neighbouring uses;
• Secure an adequate standard of playing field and other recreation provision in an accessible and convenient 

location;
• Be accessible to the community it serves by a range of means of transport, particularly foot, cycle, and public 

transport;
• Incorporate adequate provision for disabled access;
• Not give rise to unacceptable levels of traffic congestion, or have an adverse impact on highway safety in 

terms of traffic generation, parking or servicing; and
• Make provision, wherever possible, for community use of the buildings and grounds

The proposal would therefore have the support of local policy EHC1 and paragraph 94 of the NPPF providing the 
development is acceptable in terms of its visual impact, its relationship to neighbouring residents, its impact upon the 
highway network and in all other regards including policies S1 and S3 of the UDP (which are discussed in further 
detail below).



Policy S3 of the UDP establishes that within such areas proposals involving a change of use from Class A1 retail 
use will only be permitted where they would not have an unacceptable impact on the vitality or viability of the 
centre, either individually or cumulatively. It sets out a number of criteria to guide this assessment.

i. lead to an over-concentration of non-A1 retail uses on main shopping streets within the centre;
ii. result in an area of relative pedestrian inactivity within the centre due to the nature of the use;
iii. result in the loss of a shop front that contributes to the maintenance of the retail character of the frontage;
iv. have an unacceptable impact on environmental quality or residential amenity; 
v. assist in the development of a wide range of attractions and amenities; and
vi. contribute to the regeneration of the centre, in terms of removing a long term vacancy and/or improving 
the condition of the property.

In response to these tests, it is noted that, the application site has been vacant since 2016 and was actively 
marketed from 1st March 2017 by WT Gunson and BPC Retail Property Specialists and was advertised on the web 
through  Rightmove, Movehut, Zoopla, Nova, Loca, Boxpod, EG property link and W T Gunson’s own website. 
Along with mailshots to agents, investors and through the Estates Gazette Publication. The property was also 
matched in the marketing agents internal database to cross reference whether or not there were any potential 
clients for a premises of this use (A1) and size.

As a result of the marketing exercise the vendors received enquiries from 15 interested parties, with 6 of these 
proceeding to view the premises. This resulted in 5 offers for the premises from 2 local Jewish schools, a charitable 
discount store and two other offers from investors. Notwithstanding this the premises were still open to offers between 
the period of the schools offer being accepted and the sale being completed on the 04th May 2019.

Other than the charitable discount store there was no interest to continue the premises in its current format as an A1 
retail store. The Charitable retail shop that made an initial offer, subsequently withdrew this offer as they found 
alternative premises on Bury Old Road in a location and size that was deemed more suitable for them than the 
application site. The investors were potentially looking at re-developing the site for non-retail uses.

The proposal would result in the loss of approximately 752m2 of retail floorspace within the centre. As of the last 
survey (SCC 2017) the centre has a total net amount of internal floor floorspace of approximately 3719m2. This total 
includes all uses with the centre and is not limited to retail. There are 33 properties within the centre, which comprises 
of a good mix of independent and multiple retailers and is currently anchored by the Asda Store which makes a 
significant contribution to the wider centre fulfilling its function.

Point (i) of policy S3 states that development would not be permitted where it would lead to an over-concentration of 
non-A1 retail uses on main shopping streets within the centre; Whilst the proposal would result in a substantial 
percentage of retail floor space on offer within the centre being lost, it comprises of one large purpose built store that 
does not lend itself to smaller independent retailers, nor to potential investors. Whilst there could be scope to sub-
divide the retail floorspace, it would be commercially unviable to take on such an oversized unit (within this centre) 
with no certainty that the remaining floorspace could be let in the current market. In addition it is highly unlikely 
another larger retailer would chose to occupy a site within such close proximity to the ASDA store. Indeed, there has 
been little interest in the unit for this purpose since it became vacant in 2016. Within the wider area there is the Asda 
store which provides a substantial retail offer as well as other smaller retail units within the centre. There are also a 
number of other premises (currently operating or vacant) that could revert back to an A1 use without the need for the 
need for planning permission. 

Whilst the site is located on the fringe of the centre there is a clustering of Class A1 retail uses immediately around 
the application site which would be maintained. It is considered for the reasons given above that the proposal would 
not substantially affect this important core of the centre and the proposal would bring a large vacant unit back into 
use.

Furthermore, the proposed change of use would not result in a substantial shift in the mix of uses in the centre as a 
whole. In this context the reference to ‘over-concentration’ in policy S3(i) could be read as relating to the centre as a 
whole. Indeed class A1 retail uses would still account for 42% of the units and the proposal would not substantively 
alter this.

Balancing the provisions of the aforementioned policies of the Salford UDP and the NPPF, it is considered that a 
wide range of complementary uses can, if suitably located, help to support the vitality of town centres, including 
residential, employment, office, commercial, leisure/entertainment, healthcare and educational development. The 



site is sustainably located and the application represents the opportunity for the complete redevelopment of a vacant 
brownfield site.

Having regard to the points set out above it concludes that the proposed development would not cause material 
harm to the viability and vitality of the Broughton Village Centre having regard with the relevant provisions of policy 
S3 of the UDP and would support the expansion of this community facility and the provision of needed for school 
places in accordance policy EHC1 and paragraph 94 of the NPPF. 

Built form

To facilitate the proposed development the warehouse would be reconfigured internally, extended to the east and 
remodelled externally. A second school building would be constructed on site immediately to the east of the 
existing warehouse upon the area of the existing loading/unloading bay.

The neighbourhood centre and immediate surrounding area have no discernible or well-developed local character 
or distinctiveness other than the surrounding buildings generally being of a brick and tile construction. The buildings 
within the immediate surrounding area primarily consist of single or two storey buildings with the exception of the 
former public house on the corner of Great Cheetham Street East and Bevendon Square, which is a large two 
storey building (with accommodation in the roof space).

The proposed converted building is generally rectangular in shape, would be single storey and has a utilitarian design. 
It would be re-clad in render to cover the existing clay facing brick and re-roofed with sheet metal roofing and 
composite insulated panel roofing. The existing brick piers within the front and rear elevations provide visual breaks 
along these elevations.  



There would also be a number of alterations to the existing fenestration which comprise of closing up a number of 
the existing entrances and introducing a number of windows and new entrances. 

The new building would be larger in scale and would be part single/part two storey in order to accommodate the 
main Beis Hamedrash (hall). It would reflect the design of the adjacent refurbished building, with comparable 
elevations to maintain formal facades to Bevendon Square and Bennett Street. It would incorporate a dual pitched 
roof set behind a parapet roof.  The glazing in the two-storey element would have large full length windows with a 
vertical emphasis. 

The use of matching cladding across the development would unite the refurbished building and the new building in 
order to provide a cohesive composition. The siting of the new building is such that it results in a development that 
would respect the building lines of the existing building and would allow the spacious character of the site to be 
retained.  

Having regard to these facets of the development, the range of property styles in the vicinity of the application site 
and the tree cover to the rear of the site the design of the buildings are considered acceptable. 

There are no locally or nationally listed buildings on or adjacent to site and it is considered development would not 
impact upon the setting of the locally listed Anglican Church of James to the east along Great Cheetham Street 
East. 

The proposed boundary treatment was originally going to be a 3.5m high solid rendered brick wall with infill railings. 
It was considered that this design would result in a fortress like development and that a softer more permeable 
approach should be considered. As a result of these discussions the plans were amended to a more appropriate 
3.5m (approx.) high permeable weldmesh fencing which ensures a more visually permeable treatment ensuring 
that the site better interacts with its surroundings. 

For these reasons it is considered that subject to the attachment of conditions to ensure the use of satisfactory 
materials and the implementation of an appropriate landscape scheme, the proposed development would have a 
positive impact on the visual amenity of the area. The proposal is therefore considered to be in accordance with UDP 
policies DES1 and DES9 and the thrust of the Design SPD.

Design and Crime

A Crime Impact Statement has been submitted in support of the planning application.

This executive summary for this statement confirms that Greater Manchester Police (GMP) are supportive of the 
scheme in principle, with section 3.2 of the report noting that the following aspects of the proposal will make a positive 
contribution to the prevention of crime and the fear of crime –



The following proposed features would make a positive contribution to the prevention of crime and fear
of crime.

 The proposed school will bring back into use a vacant, unsightly building which has, in the past, attracted 
criminal activity and anti-social behaviour. If it remains vacant it is very likely that it will suffer from further 
decay, anti-social activity and attract graffiti and fly-tipping, to the detriment of the local residents and the 
viability of the shopping centre. The extension, remodelling and recladding of the building will result in a great 
improvement in its appearance and be an asset to the neighbourhood.

 The proposed building will located within a defined perimeter, without elevations directly exposed to the 
public realm, and the building located in a position which facilitates surveillance of the school grounds, 
entrances and car park, as well as the public realm.

 The building is rectangular in shape, avoiding any problematic, secluded recesses
or internal courtyards.

 The main entrance to the building off Leicester Road / car park is clearly defined in an obvious location, 
readily apparent on approaching the site.

 The site frontage is well defined, providing a clear distinction between the public realm and the parking area.

 Car and cycle parking is provided in a secure locations.

 The proposed perimeter fence is visually permeable allowing surveillance of, and from, the school building 
and grounds from the surrounding streets, pathways and houses.

In order to enhance security for future occupants GMP have recommended that a number of security measures are 
incorporated into the development.  Given the over-arching support for the scheme, the security recommendations 
would be secured via the attachment of appropriately worded conditions and given that the building will benefit from 
natural surveillance from the neighbouring properties and general activity within the street it is not considered that 
additional revisions are required to make the development acceptable in design and crime terms. However an 
informative will be attached to advise the developer that the suggestions made by GMP in sections 3.1 and 4 of the 
report should ideally be incorporated into the development. 

For these reasons the proposal is considered to be in accordance with UDP policy DES10 and the Council’s Design 
and Crime SPD. 

Amenity impacts 

Residential Amenity

The application site is located within a neighbourhood centre but with residential dwellings located to the immediate 
north and east on Bennett Drive and also to the west on Rigby Street. There are no residential dwellings located 
directly to the front of the site.

Loss of privacy/overlooking



There would be a number of windows introduced into the new building and refurbished building facing the residential 
dwelling to the east on Bennett Drive. However, an adequate interface distance of approximately 15m would be 
maintained and there is also a 2m high boundary wall around the boundary of the dwelling which would prevent any 
unacceptable loss of privacy to this property.

The dwellings located on the northern side of Bennett Street would be separated from the proposed development by 
an interface distance of approximately 22m (at its nearest point). In addition there is row of large mature trees along 
the north boundary of the site which would screen large sections of the proposal, whilst also providing an element of 
privacy.

The properties to the east along Rigby Street are rotated 90 degrees from the application site and therefore have 
their rear elevations and yards facing the site. Notwithstanding this an interface distance of approximately 21m would 
be maintained and the rear boundary treatments to these properties would ensure that an additional element of 
screening is also provided. 

In addition, whilst the new building would have a two storey appearance, internally it only has a ground floor so there 
would not be any outlook from inside the building from a first floor level.

Loss of light/overbearing

There would be no increase in the finished height of the existing building which would be refurbished and therefore 
any issues in respect of loss of light or being overbearing already exist and which would not be exaggerated by the 
proposed development.

In respect of the proposed new building it is considered that the relationship and interface distances between the 
new building and the neighbouring properties is acceptable. The new building would not have an adverse impact 
upon the residential amenity neighbouring residents can reasonably expect to enjoy in terms of loss of light and/or 
an over bearing impact.

With regard to noise and disturbance the proposed site layout has sited the building towards the northern area of the 
site with car parking and the outdoor play space being provided towards the front boundary of the development on 
Bevendon Square.
 
An environmental noise survey and noise assessment report by Hann Tucker Associates has been submitted in 
support of the proposal. This report advises that a negligible change in the current noise climate is expected at 
surrounding residential properties as a consequence of the development. 

The site is on the edge of a commercial area, with residential uses to the north and west.  Noise sources including 
breakout from classrooms and the kitchen extract system has the potential to have a negative impact on the 
amenity of neighbouring residential properties.

Noise measurements have been undertaken to determine the existing conditions at the boundary of the site, and 
used to calculate appropriate limits for noise sources from the school to ensure there is no impact on residential 
amenity.

The report confirms that noise levels from the school (with appropriate management) will not have a significant 
impact on neighbouring dwellings.  Noise limits have been calculated for plant and equipment associated with the 
kitchen extract system. Subject to a condition in respect of maximum noise levels from fixed plant and machinery.

The proposal is considered to be in accordance with polices DES7 and EN17 (noise) of the adopted UDP.

Landscaping & Trees

Retained Policy DES9 of the Salford UDP states that developments will be required to incorporate appropriate hard 
and soft landscaping and that this must be high quality in terms of design and materials and reflect and enhance 
the character of the area and the design of development.

In addition to this, Retained Policy EN12 states development that would have a detrimental impact on, or result in 
the loss of, any important landscape features will not be permitted…



Whilst the existing trees along the Bennett Drive frontage of the site are not protected, these trees nevertheless 
add significantly to the outlook of adjacent residents to the north.  Though four of these trees (T14,T15, T16 & T20) 
will be lost to accommodate the development. These trees are all Category C, with the exception of tree T15 which 
is dead. Category 3 trees should not be allowed to constraint the development.  A number of others trees would be 
pruned to a minimum height above ground level in the interests of site security all remaining trees and vegetation 
will continue to add to the outlook for residents. Given the limited amount of space within and surrounding the site it 
is not deemed appropriate to request a tree replacement scheme in this particular case.

Opportunities to provide meaningful landscaping elsewhere will be limited and indeed the proposed boundary fence 
will enclose all other open spaces on site. The proposed boundary fence would be a maximum of 3.5m in height. 
Initially the development proposed a 3.5m high brick wall which the LPA considered to be austere and which would 
create a fortress like environment especially to the front of the site on Bevendon Square, (where the boundary 
treatment would enclose the existing open spaces car park areas) and also the rear on Bennett Drive. 

The fencing and gates would prevent any trespassing on site and provide improved safety for the children 
attending the School. Options to provide landscaping directly to the front of the fencing to offer some softening 
benefits was also considered, however due to the siting of the fencing on the extremity of the site it is not possible 
to provide landscaping in these areas. 

A condition has been included upon any permission issued requiring the submission of a further landscape plan. 
The plan would show the treatment of all open spaces on site, including the recreation space (playground). The 
size of the recreation space is considered acceptable for the size of the proposed school and number of pupils.

Having regard to this, the permeability and design of the proposed fencing and a condition ensuring a green colour 
treatment would help to minimise its visual impact.  The proposal is considered to be a visual improvement to the 
existing railings which enclose sections of the site and though the extent of landscaping on site will be limited, in 
this location this is considered to be acceptable and adequately responds to the prevailing character of the area in 
accordance with the provisions of Retained Policy DES9 of the Salford UDP.

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 applicant has confirmed that the car park forward of existing building was previously leased to the site owner 
by the Council and as such the application would not represent the loss of any ‘public’ car parking spaces.

A Transport Statement has been submitted in support of the application which advises that the proposal would 
accommodate up to 120 pupils aged from the ages of 11+.  The proposed Site access arrangements comprise 
access for pedestrians, cycles and vehicles.

It is proposed to introduce 3no pedestrian/cycle accesses to the Site. The pedestrian/cycle accesses comprise of 
the following:

Access 1:
Pedestrian/cycle gate on Bennett Drive at the north-eastern corner of the Site;

Access 2:
Pedestrian/cycle gate on Bennett Drive at the north-western corner of the Site;

Access 3:
Pedestrian/cycle gate on Bevendon Square, adjacent to the vehicular access.

It is proposed to provide a footway connecting access 2 to the existing footway at the western end of Bennett Drive, 
as there are existing pedestrian links between the eastern end of Bennett Drive and adjacent residential streets. 
Pedestrian/cycle Accesses 1 and 3 are served by existing footways.



There are 3 no. existing vehicular accesses to the Site from Bevendon Square. It is proposed to retain and improve 
the eastern vehicular access and to close the central and western vehicular accesses.

Impact on Highway(s)

There are 36 existing car parking spaces at the site, including 7.no accessible spaces and 29no standard spaces. It 
is proposed to reduce the level of parking at the Site to 8 no. spaces comprising; 6 no. standard spaces; and 3no 
disabled spaces. The disabled spaces are provided close to the main buildings entrance. The site is relatively level 
and the site would be accessible to disabled user of wheelchairs. Notwithstanding this a condition has been attached 
to ensure that adequate provision is made for disabled people to gain access to the building. 

The National Planning Policy Framework, states that "Development should only be prevented or refused on transport 
grounds where the residual cumulative impacts of development are severe." The proposed development is proposed 
to accommodate up to 120 students. 

The applicant has provided details of two cycle stores that they intend to install. The cycle stores, which would 
accommodate 40 cycle spaces, would be covered but they would not be lockable, however this is considered 
acceptable given that they will be installed at a secure school site. The proposed cycle storage is therefore considered 
to be acceptable. In order to secure the cycle parking a condition would be attached to ensure full details of the stores 
are submitted and made available for use prior to the occupation of the development. 

The existing Yeshivah Ohr Torah School is located to the north of the proposed development, on Broom Lane. In 
order to estimate the trip generation of the proposed development it is necessary to understand the travel patterns 
of the existing school.

An existing typical school day comprises:

0700: School Site opens,
0800: Start of the school day,
1330-1500: Lunch Break,
1800: End of main school day,
2130: End of school extra-curricular activities, Site closes.

It is anticipated that the proposed development will operate in a similar manner. At present, there is no catering facility 
at the existing site. This means that most students go home during the lunch break. The proposed development 
includes a kitchen and dining hall to allow students to remain at school during the lunch break.

Transport for Greater Manchester have advised that whilst traffic levels may be low, any increase in on street parking 
resulting from the development would exacerbate access issues, given the constrained nature of Bennett Drive. 
Schools of this nature and who cater for this particular age group for pupils, the Local Highway Authority would expect 
at least 50% of parents to travel by car to collect and drop off children. However, as the applicant has outlined, this 
is a Jewish school where most of the children are expected to walk to the school, so the expected number of trips 
are likely to be quite low, significantly below 50% in. This is borne out when comparisons are made with the existing 
School on Broom Lane, where there is limited drop off and pickups using vehicles.

In addition all staff trips to/from the existing site are undertaken by walking. It is anticipated that the proposed 
development will result in an increase in school staff. It is likely that the additional staff at the site will also be recruited 
from the local community. The site is accessible by public transport for staff travelling from further afield. It is therefore 
estimated that the number of daily staff generated vehicle trips will be negligible. This view is accepted by the Local 
Highway  Authority.

In addition the site was formerly occupied by B&M Bargains and used as a discount retail store. The Site therefore 
has an established A1 retail use. The retail store had a Gross External Floor Area (GFA) of circa 900m2. If the 
proposed development was not to proceed for whatever reason, the site could be brought back into use as a retail 
store as a consented use. The submitted Travel Plan demonstrates that if this were to be the case there would be a 
net increase in vehicle trips on the local highway network in both the AM and PM peak hours.

The proposed car parking spaces that would be lost are currently available for use for visitors to the centre, however 
whilst this may be the case, the car park is just/was solely for the benefit of the former B&M store and not for the 
wider retail offer.



Given the above and having due regard to the small number of spaces that will be provided (within the site), the 
availability of on street car parking in the area and on the public car park on Bevendon Square and the fact that the 
school serves the community within which it is located with many getting to the site on foot and public transport it is 
the proposal would not result in the development having a having a severe highway impact.

Servicing 

Bevendon Square presently provides servicing access to a number of retail units. It is proposed that all deliveries 
and refuse collections for the proposed development will be undertaken from Bevendon Square.

The Councils highway Engineers have been consulted and have no objections to the proposal subject to a condition 
being attached requiring that a Travel Information Pack and details of the Travel Plan Co-ordinator be submitted. The 
pack will include detail all modes of sustainable transport available to the site including cycleways, footways, public 
transport and any other local options as well as full incentives available to staff. The agreed pack would then be 
issued to all staff on appointment to occupation of building.

In addition and within 6 months of occupation of the development, a condition has been attached requesting that a 
Full Travel Plan (FTP) shall be submitted to the Local Planning Authority. The FTP will include results of travel 
surveys, targets for modal shift, an action plan, TP budget details and real incentives and measures to encourage 
use of non-car modes of travel.

Subject to the above conditions the proposal is therefore considered to be in accordance with policies A2, A8 and 
A10 of the adopted UDP.

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 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.

A Phase 1 desk top study has been submitted in support of the proposal. The development includes an area of 
new build for use as a dining room and offices.  Previous uses on the site include a former brickfield, housing, 
warehousing and the current retail use.

A land contamination assessment (3 above) has been submitted and reviewed.  The assessment considers there is 
a moderate/low risk from possible contamination of the soils, and a limited site investigation is recommended.  

There is not considered a viable source of ground gas, and any risks to controlled waters is considered low.

The LPA concurs with the conclusions of the report, and subject to a condition requesting a phase 2 report the LPA 
has no objection to the development in respect of land contamination. 

The condition will ensure that the development accords with the policy EN17 of the Salford UDP.

Drainage & Floodrisk

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.

The application site lies within Flood Zone 1, and therefore, as the site is below one hectare in size, a flood risk 
assessment will not be required to accompany he proposal. The site is however, located within a Critical Drainage 
Area. 

In accordance with the Strategic Flood Risk Assessment a reduction in surface water run off to 50% of the existing 
(or to Greenfield runoff, whichever is greater) will be required, before stating that the map showing the areas 
susceptible to ground water flooding shows that there is a risk of superficial deposits groundwater flooding is between 
50% and 75%. 



Given the above a condition has been attached requesting a scheme to be submitted which details the surface water 
drainage for the site using sustainable drainage methods and which will include details of how water quality will be 
improved, and how existing surface water discharge rates reduced. Subject to the above condition the proposal is 
considered to be in accordance with policy EN19 of the adopted UDP.

Planning obligations

The application site is located within an area mid/high value area. Public realm, transport and ‘other’ contributions 
are required where non-residential floor space exceeds 1,000 square metres. However, although the total floor 
space would be approximately 1,209m2, this includes 752m2 of existing floor space, resulting in a net increase of 
457m2. Under 1000m2 of non-residential floorspace only ‘other’ contributions are required. In this case there are 
no ‘other’ contributions necessary in order to deem the proposal acceptable. 

Other Issues

The applicant has not submitted any detailed information in respect of the proposed buildings sustainability 
performances. However, the case officer has been advised by the applicant’s agent that methods are being 
explored and all methods will result in significant sustainability performance benefits for both buildings which would 
go above all current standards and Building Regulations requirements.

Recommendation

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

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

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

DA17076.1. 001 Rev 1 Site - Location and Block Plan - dated 25 Feb 2019;
DA17076.1. 002 Rev 1 - Existing GA Plans and Elevations - dated 25 Feb 2019;
DA17076.1. 003 Rev 2 - Proposed GA Plan - dated 25 Feb 2019;
DA17076.1. 004 Rev 3 - Proposed GA Elevations - dated 12 November 2018;
DA17076.1. 005 Rev 2 - Proposed Site Elevations - dated 25 Feb 2019;
DA17076.1. 006 Rev 2 - Proposed Landscaping and Security Plan - dated 28 Jan 2018;
1646/01 Rev A - Proposed Site Access Arrangements - dated December 2019.

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

4. No development shall take place, including enabling works, 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 and 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-12 noon on Saturdays only (no 
working on Sundays or Bank Holidays). Quieter activities carried out inside  buildings such as electrical 
works, plumbing and plastering may take place outside of agreed working times so long as these do not 
result in significant disturbance to neighbouring occupiers;
(ii)details of all construction activities which generate noise or significant vibration. These details shall include 
the type of activity and an anticipated timetable of works. This timetable shall be drafted with regard to the 
provisions of (i) above; 



(iii)a comprehensive Traffic Management Strategy ensuring off-site disruption is kept to a minimum and that 
no increase in risk to pedestrians and other road users during the construction period will be caused;
(iv)the spaces for, and management of, the parking of site operative's and visitor's vehicles;
(v)the storage and management of plant and materials (including loading and unloading activities); 
(vi)the erection and maintenance of security hoardings including decorative displays and facilities for public 
viewing, where necessary and appropriate; 
(vii)measures to prevent the deposition of dirt on the public highway;
(viii)measures to control the emission of dust and dirt during excavation and construction; 
(ix)a scheme for recycling/disposing of waste resulting from construction works; 
(x)measures to prevent the pollution of watercourses; and
(xi)a community engagement strategy which explains how local neighbours will be kept updated on the 
construction process and 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 
strategy 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 Planning 
Authority upon request.

Reason:  In the interests of the general amenity of the immediate surrounding area in accordance with the 
provisions of Retained Policies DES7 and EN17 of the Salford Unitary Development Plan and the National 
Planning Policy Framework.

Reason for pre-commencement condition: The manner in which the site and adjacent roadways will be 
managed during the construction process must be approved prior to the commencement of building works.

5. 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 works have been submitted to and approved in 
writing by the Local Planning Authority. The details shall include the formation of any banks, terraces or other 
earthworks, hard surfaced areas and materials, boundary treatments, outdoor play/recreation area, external 
lighting, planting plans, specifications and schedules (including planting size, species and 
numbers/densities), existing plants / trees to be retained and a scheme for the timing / phasing of 
implementation works.

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

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

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.

6. The development hereby permitted shall be carried out in accordance with the provisions of the 
Arboricultural Method Statement submitted with the application entitled 'Tree Survey Report, Bevendon 
Square, Salford M7 4BW' dated 6 August 2019 and prepared by Rowbottom's Tree Services.

Reason: To ensure the retention of valued trees on site in accordance with the provisions of Retained Policy 
EN12 of the Salford Unitary Development Plan and the National Planning Policy Framework.

7. All externally mounted plant and equipment (with the exception of that required for emergency situations 
such as standby generators and smoke extract equipment) shall not exceed the following noise levels;

07:00 - 23:00 - 48dB LAEQ 1-hour, as assessed in accordance with British Standard (BS) 4142:2014 with 
corrections applied for any plant emitting noise of a tonal or irregular quality.



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

8. Prior to the commencement of the development hereby permitted (except for enabling works) a Phase 2 Site 
Investigation 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 human health and the wider environment.  

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.

9. Should the Phase 2 assessment required by Condition 8 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 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.

10. Pursuant to Condition 8 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.

11. 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. 

12. Prior to the commencement of the development hereby permitted, a surface water drainage scheme based 
upon the hierarchy of options set out in the National Planning Policy Framework, including evidence of an 
assessment of site conditions, shall be submitted to and approved in writing by the Local Planning Authority.

This scheme must accord with the Non-Statutory Technical Standards for Sustainable Drainage Systems 
(March 2015) or subsequent replacement standards. In the event that surface water is drained to a 
combined public sewer, the pass forward flow rate must not exceed 5 l/s. The approved scheme shall be 
implemented prior to the first use of the development. 

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.

13. 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.



14. Notwithstanding the details shown on the drawings hereby approved, details of secure cycle parking shall be 
submitted to and approved in writing by the Local Planning Authority. The approved cycle parking shall be 
implemented and made available for its intended use prior to the occupation of the development hereby 
approved and shall be retained thereafter.

Reason: To encourage more sustainable modes of travel in accordance with policies ST14, A2 and A10 of 
the City of Salford Unitary Development Plan and the National Planning Policy Framework.

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

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.

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

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

17. Before the development hereby permitted is commenced a scheme indicating the provision to be made for 
disabled people to gain access to both buildings hereby approved shall have been submitted to and 
approved in writing by the Local Planning Authority. The agreed scheme shall be implemented before the 
development hereby permitted is brought into use and be thereafter maintained.

Reason: To ensure that adequate provision for the safe and convenient access by the disabled, other people 
with limited or impaired mobility, pedestrians is provided in accordance with policy A2 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework.

Reason for pre-commencement condition: The development must provide disabled access that increases 
safety for and affords greater priority to the disabled and other people with limited or impaired mobility. 
These details must first be understood prior to the commencement of development.

Notes to Applicant

1. STANDING ADVICE - DEVELOPMENT LOW RISK AREA

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

Further information is also available on the Coal Authority website at:
www.gov.uk/government/organisations/the-coal-authority 

This Standing Advice is valid from 1st January 2019 until 31st December 2020
2. The applicant is 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 the bird(s). 



3. 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 Building Control 
Regulations with regards to contaminated land. Responsibility to ensure the safe development of land 
affected by contamination rests with the developer.

4. Please note the advice of Design for Security dated 26 September 2019 and available for viewing on the 
Council's electronic case file.

5. All drainage works shall be undertaken in accordance with Building Regulations Approved Document H.


