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APPLICATION No: 20/75154/FUL
APPLICANT: Mr Joe McTague
LOCATION: Peel Park Bowling Green, Manchester Road West, Little Hulton, 

M38 9EG 
PROPOSAL: Construction of a new asphalt all-wheel bike track, together 

with siting of two shipping containers for equipment storage 
and welfare facilities, hard surface, benches, bike racks, 
signage and soft landscaping.

WARD: Little Hulton

Figure 1 – the subject site

Description of Site and Surrounding Area

This application relates to the bowling green within Peel Park as highlighted in Figure 1, a local authority owned 
park, located in Little Hulton. The park is surrounded by residential dwellings to most boundaries with a social 
club located to the north west and Ram Street Gospel Hall to the north east. There are numerous access points 
to the park from Manchester Road West and Ram Street to the north, Kenyon Way and Briar Hill Close to the 
west, Leavale Close to the south and Peel Park Crescent to the east. To the north west, behind the social club 
is an area of hardstanding, currently used as access to the park for maintenance vehicles.

There is an existing galvanized steel weld mesh fence and lockable gate surrounding the bowling green. This 
fence would remain and surround the proposed track and club area. 
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Figure 2 – the subject site (taken from Google Earth)
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Figure 3 – site photographs

Description of Proposal

The proposed pump track would be a continuous loop of bends and smooth mounds. All wheel tracks are surfaced 
with asphalt, which is largely maintenance free and is designed to be used by non-motorised bikes. The track 
would be open access and free to all to use but also offers a coaching space. In addition, associated landscaping 
surrounding the pump track is proposed to provide areas for an audience.

2no. storage containers are proposed to the south of the track. One unit would be used for storing the equipment 
and the other would be used as an indoor space for parents/children during club sessions. The containers will 
have green roofs and are proposed to be painted, which is a project that will be delivered in partnership with the 
local schools and club. 

It is proposed that the new club areas which sit within the former bowling green are furnished with contemporary 
concrete and timber furniture. It is proposed that the track and access paths are constructed from tarmac and the 
club areas are surfaced in resin bound gravel. There would be wayfinding and track signage, as well as galvanised
steel cycle racks.

Figure 4 – proposed landscaping plan
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Publicity

Letters have been sent to 21 surrounding properties
Representations

There have been 21 letters of support received. The following comments were made:

 This is an excellent idea and a much-needed investment into the Little Hulton community.
 This is exactly what we need to drive footfall and bring money and resources back into the area. Excellent 

proposal.
 This is a brilliant idea to increase outdoor exercise. A lot of people are now turning to bikes as a means 

to get fit and making a safe, local area where they can go is a great idea. 
 This would be a resource that is relevant and accessible for the younger members of the Little Hulton and 

Walkden community.
 I think this is an excellent idea and will enable the young people in the community meet somewhere that 

is safe and where they can be active.

There has been 1 objection received. The following comments were made:

C – comment received         R – officer response
C I feel this would cause noise pollution and an increase in antisocial behaviour, by gangs of 

children and teens that already linger in the park area.
R Refer to ‘Impact on amenity of neighbours’ section of report 
C I also believe this would attract more vehicles to park on Peel Park Crescent, which is 

already a nightmare for resident to park.
R This has been assessed within the ‘Impact on highways network’ section of the report. 
C I am sure there is much more suitable, unused land away from public dwellings that can 

be used, without interfering with people's quality of life.
R This has been assessed within the ‘Principle of development’ section of the report.

Relevant Site History

  93/32050/DEEM3 - Siting of metal unit for use as changing rooms - Approve - 16 February 1994
 97/37030/DEEM3 - Erection of 1.8m high vehicle gates and fencing - Approve - 16 October 1997
 98/37664/DEEM3 - Erection of pavilion, erection of two multi-use sports facilities, 1.8m high railings, ball 
fencing and floodlighting around the multi-purpose facility and associated parking - Approve - 21 May 1998
 99/39735/DEEM3 - Erection of new single storey youth and community centre - Application Withdrawn - 6 
October 1999
 07/55302/DEEM3 - Erection of a single storey park rangers building to incorporate bowling club, kitchen and 
toilet facilities - Approve - 10 October 2007
 08/56054/DEEM3 - Construction of a new putting green, erection of 2.4m high fencing around putting green 
and construction of new footpath - Approve - 9 April 2008
     

Consultations

Highways - No objections.  

Senior Drainage Engineer - No objections.

Air Quality, Noise, Contaminated Land - No objections subject to the development being undertaken in strict 
accordance with the submitted and agreed noise action plan. In addition, the floodlighting shall not be used 
outside of the agreed opening hours plus 30 minutes beyond the closing time to allow for safe egress from the 
site.

Greenspace – No objections. 
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Planning Policy

Development Plan Policy

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 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 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 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 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 R1  -  Protection of Recreation Land and Facilities
This policy states the development of existing Recreation Land and facilities will not be permitted unless: i. the 
development is for recreation purposes that would contribute to the continued recreation use of the site; ii. 
adequate replacement provision, of equivalent or better accessibility, community benefit and  management is 
made in a suitable location; iii. it has been clearly demonstrated that the site is surplus to recreational 
requirements; iv. the development is ancillary to the principal use of the site. 

Unitary Development Plan R2  -  Provision of Recreation Land and Facilities
This policy states that planning permission for recreational development will be granted unless the development 
would have an unacceptable impact on residential amenity, have an unacceptable impact on highway safety, fail 
to make provision for cyclists, pedestrians and disabled people, have an unacceptable impact on the quiet 
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enjoyment of the countryside, have an unacceptable impact on sites or features or archaeological ecological, 
geological or landscape value, or have an unacceptable impact on existing recreational facilities. The policy 
seeks to ensure that all households are within set distances of a range of facilities, and that there is at least 
0.73ha of high quality managed sports pitches per 1,000 population, 0.25ha of equipped children’s playspace 
per 1,000 population, and adequate amenity open space.
 
Other Material Planning Considerations

National Planning Policy

National Planning Policy Framework

Local Planning Policy

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

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 for a period of representations in 
November 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 were 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 overall is currently limited. The city 
council is in the process of considering 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.

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 of the Proposed Development 

Principle of development

The park, as a whole, has various recreation facilities and is protected by policy R1 of the Salford UDP, which 
applies to all existing sites and facilities that have a recreation use and value, irrespective of whether they are 
owned or managed by the public, private, or voluntary sectors. The Local Planning Authority (LPA) is satisfied 
that the loss of the bowling green does not need to be justified as it is currently in dormant use and is to be 
replaced by another form of recreational use. Furthermore, due to other bowling facilities available locally the 
green in Peel Park is considered to be surplus to requirements. 

The proposed use of a pump track is considered to be an acceptable form of recreational use that would offer a 
valuable amenity to many local residents, as demonstrated by the letters of support that have been received.   

Visual amenity 

The proposed development would be located within the middle of Peel Park. It would maintain its appearance as 
an open recreational space that would respect the context and character of the local area. It has multiple access 
points throughout the site that lead to the focal track. Its scale would be consistent with its surroundings and would 
appear as an integral part of the wider site in accordance with Policy DES3 of the Salford UDP. 
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The proposed storage containers have the potential to have the most visual impact upon the site. Whilst full details 
have not been provided, the applicant has stated that the containers will have green roofs and will be painted in 
artwork, which is a project that will be delivered in partnership with the local schools and the club. The artwork 
presents an opportunity to improve and add cultural value to the proposed development and there are examples 
elsewhere, such as the artwork on buildings at Kersal Wetlands, where this has been successful. A condition has 
been recommended to ensure details are provided prior to the development.

The proposed containers have been positioned to minimise hidden corners in line with Secured by Design 
guidance to ensure there is good surveillance of the track and also to the site entrances in accordance with Policy 
DES10 of the Salford UDP. 

The hard landscape material palette has been chosen to harmonise with the site character, be attractive, durable 
and easy to maintain. The natural colours would respect the context of the area in accordance with Policy DES1 
of the Salford UDP.

Impact on the amenity of neighbours

Policy EN17 of the UDP states that development proposals that would be likely to cause or contribute towards a 
significant increase in pollution by reason of noise will not be permitted unless they include mitigation measures 
commensurate with the scale and impact of the development. Policy EN17 states that particular regard will be 
had to the proximity of the development and its effect upon environmentally sensitive uses such as housing. 

It is acknowledged the site is located in close proximity to existing residential properties along Peel Park 
Crescent, and noise from users of the track has the potential to have a negative impact on their amenity, health 
and quality of life. As the development incorporates lighting, there is also potential for this noise to extend into 
the evening. 

The applicant has provided a Noise Management Plan to reduce the impact on the surrounding residential 
properties. This includes the following details:

 Peel Park is managed by the Greenspace department of Salford City Council and the proposed pump 
track will be included in the parks management plan. 

 Appropriate signage will be installed at the facility to ensure that users understand how to safely use the 
track.

 The hours of use will be clearly displayed on permanent signage on site, on online material relating to 
the facility and communicated in person by the coaches and volunteers delivering regular supervised 
sessions on site.  The nominated noise monitoring supervisor will regularly monitor activities on the bike 
track. All members of the coaches and volunteers will be made fully aware and conversant with the 
noise management plan. 

 All users are requested to follow the Code of Conduct which includes expectations of behaviour whilst 
on site. This includes ensuring the maximum user capacity of the bike track is not exceed during 
coaching sessions. 

 The sports lighting that will be installed will have an automated timer to turn the lights off at the desired 
time. A phased shut down will be used so that lighting does not completely go off but dims down in 
stages for user safety. 

 Peel Park is currently accessible at all times with lighting on the footpaths. The entrances to the park, 
play area or multi use games area are not currently locked at any time so neither will the new 
community bike track. 

 Landscaping work will be carried out to provide an additional barrier between the bike track and nearest 
residential properties to reduce any impact of the noise created. 

 There will be a mechanism provided whereby noise complaints can be logged.

However, with conditions to limit the times that the track can be used to 9am-9pm and for the lighting to be 
switched off within 30 minutes of closing to allow for safe egress, it is considered that the recreational amenity 
can be enjoyed by residents without significant harm to those who live closest to it. 

With the conditions listed, it is considered that the application would not result in unacceptable harm to the 
amenities of local residents and is in accordance with policies EN17 and DES7 of the Salford UDP. 
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Impact on the highway network

The NPPF states that development should only be prevented or refused on highways grounds where the 
cumulative impacts of development are severe. 

While it is likely that the proposed bike track will increase patronage to the park by those wishing to use the track, 
it is likely that the majority of these trips will be made by local residents and will unlikely lead to any significant 
impact on the local highway network. Thus, it is not considered that the proposal will have a detrimental impact 
either on highway safety or on parking provision within the surrounding area in accordance with Policy A8 of the 
Salford UDP.

Recommendation

Approve

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 plans:

 Drwg. No. P609-07-PL-L001 – Location Plan (Received: 17.04.2020)
 Drwg. No. P609-07-PL-L003 – General Arrangement Plan (Received: 17.04.2020)
 Drwg. No. P609-07-PL-L004 – Hard & Soft Landscpaing Plan (Received: 17.04.2020)
 Drwg. No. UKS17595 – External Floodlighting (Received: 17.04.2020)

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

3. The development hereby approved shall be operated in accordance with the submitted noise action plan 
(Access Sport, Received 20.07.2020) and the use shall be limited to the following hours:

 Monday – Sunday 0900 hours to 2100 hours. 
        

Reason: In the interest of the amenity of residents in accordance with Policy EN17 and DES7 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework.

4. The floodlighting shall not be used outside of the agreed opening hours plus 30 minutes beyond the closing 
time to allow for safe egress from the site.

Reason: In the interest of the amenity of residents in accordance with Policy EN17 and DES7 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework.

5. Prior to the siting of the shipping containers hereby approved, details of their size, colour and design 
(including details of the green roof) shall be submitted to and agreed in writing by the local planning 
authority.  The containers shall be installed and finished in accordance with the approved details and shall 
be maintained as such thereafter unless an alternative treatment is first agreed in writing with the local 
planning authority.   

Reason: In the interest of the amenity of residents in accordance with Policy DES1 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework.


