
 
 
 

APPLICATION No: 20/75719/FUL 

APPLICANT:  Richard Austin Alloys Ltd 

LOCATION: Plot 39, Northbank Industrial Estate, Cadishead Way, Irlam, M44 

5BL 

PROPOSAL: The erection of 3,454 sq.m storage and distribution unit with 

ancillary office accommodation, together with other associated 

infrastructure 

WARD: Cadishead 

 
 
Description of Site and Surrounding Area  
 
The application relates to a vacant site which is located at plot 39 Northbank Industrial Park, Brinell Drive, Irlam. The 
site measures approximately 10,045m2 (1.0 hectares) and is broadly triangular in shape. The site is located just off 
the roundabout at the junctions with Cadishead Way and Bessemer Road. The site has a vehicular access point from 
Cadishead Way.  
 
To the south of the site is an open storage facility which has a large amount of plant and equipment on site, whilst to 
the east across Cadishead Way is large single storey light industrial building that houses Mach 4 Pharma Systems. 
To the west of the site across Brinell Drive are two large light industrial buildings and an area of public open space. 
 
The site is located within an allocated employment area populated by offices, light industry, general industry and 
storage and distribution. 
 
The site has a relatively flat topography and comprises mature vegetation with a number of large trees along the 
external boundaries; none of which are protected by way of Tree Preservation Orders. The site is not located within 
a Conservation Area, nor are there any listed buildings or other designated or non-designated heritages assets on, 
or adjacent to it. The Site is located in Flood Zone 1 (low risk of flooding).  
 
Description of Proposal  
 
Background 



 
 
The applicant, Richard Austin Alloys, was founded in 1981. It is one of the UKs largest independent aluminium and 
stainless steel stockholders. It has warehouses located across the country which house a comprehensive stock range 
and modern processing facilities. 
 
The requirement for the application has arisen due to the need to expand the company’s existing operations. There 
is no capacity to expand at their existing premise off Bessemer Road and they are therefore seeking to expand 
operations on to the application site. 
 
Proposal 
 
Planning permission is sought for the erection of a 3,454m2 storage and distribution unit with ancillary office 
accommodation, together with other associated infrastructure. 
 
The proposed development will comprise: 
 

 A 3,081 sq.m storage and distribution unit; 

 A 372 sq.m ancillary office; 

 30 car parking spaces; 

 A further 2 accessible car parking spaces and 3 EV charging spaces; and, 

 10 secure cycle spaces. 
 

 
Fig.1 – Proposed site locaiton plan 
 
The layout of the proposal has been influenced by the proposed access point and the need to provide sufficient space 
for HGV movement within the Site. The proposed unit has therefore been orientated and set back from the road to 
ensure that vehicles ingressing and egressing the site have sufficient room to manoeuvre. An HGV turning circle is 
identified to the north of the proposed unit. 
 
The building has been designed to offer a functional and high quality structure which will satisfy the occupier’s 
requirements whilst simultaneously contributing towards the areas strong identity as a location for economic 
development. The proposed outdoor canopy will extend off the unit’s northern elevation. The canopy will provided 
covered access to the two loading doors located on the north elevation of the proposed unit. 
 



 
 
The unit would be approximately 7.5m in height, 81m in length and 40m in width. It would be finished with microrib 
and trapezoidial cladding. There would be glazing serving the ground and first floor office accommodation.  
 
The site’s means of enclosure is a paladin fence which will be complimented by a landscaping scheme. 
 
Vehicular access to the site will be delivered off Brinell Drive which runs to the north west of the site. The Entrance 
to the office building would be via an entrance door in the north eastern elevation of the building. 
 
It would potentially employ up to 36 full time employees. 
 
Publicity 
 
Site Notice: Non HH Article 15  
Reason: Wider Publicity 
 
Press Advert: Manchester Weekly News Salford Edition Date Published: 3 September 2020 
Reason: Article 15 Standard Press Notice 
 
Neighbour Notification  
 
Five (5) neighbouring occupiers have been notified of the application. 
 
Representations  
 
No letters of representation have been received in response to the application publicity. 
 
Relevant Site History 
 
No relevant site history.     
 
Consultations 
 
Design For Security - No comments received to date; 
 
Air Quality, Noise, Contaminated Land – No objections, subject to conditions being attached to ensure the 
development is carried out in full accordance with the remediation strategy described in the submitted Geo-
Environmental Assessment and that a verification report, which validates that all remedial works undertaken on site 
were completed in accordance with those agreed with the Local Planning Authority. 
 
Senior Drainage Engineer - No comments received to date;  
 
Highways – No objections in principle (please refer to the highway section of the appraisal for further details) 
 
Environment Agency - No comments received to date;   
 
Landscape Design - No comments received to date;   
 
City Airport And Heliport - No comments received to date;  
 
United Utilities Water Ltd - No objections subject to conditions to control surface and foul water drainage from the 
site. 
 
Planning Policy 
 
Development Plan Policy 
 
Unitary Development Plan A2  -  Cyclists, Pedestrians and the Disabled 
This policy states that development proposals, road improvement schemes and traffic management measures will 
be required to make adequate provision for safe and convenient access by the disabled, other people with limited or 
impaired mobility, pedestrians and cyclists 
 



 
 
Unitary Development Plan A8  -  Impact of Development on Highway Network 
This policy states that development will not be permitted where it would i) have an unacceptable impact upon highway 
safety ii) cause an unacceptable restriction to the movement of heavy goods vehicles along Abnormal Load Routes. 
 
Unitary Development Plan A10  -  Provision of Car, Cycle, Motorcycle Parking 
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 DES1  -  Respecting Context 
This policy states that development will be required to respond to its physical context and respect the positive 
character of the local area in which it is situated and contribute towards a local identity and distinctiveness. 
 
Unitary Development Plan DES2  -  Circulation and Movement 
This policy states that the design and layout of new development will be required to be fully accessible to all people, 
maximise the movement of pedestrians and cyclists through and around the site safely, be well related to public 
transport and local amenities and minimise potential conflicts between pedestrians, cyclists and other road users. 
 
Unitary Development Plan DES7  -  Amenity of Users and Neighbours 
This policy states that all new development, alterations and extensions to existing buildings will be required to provide 
potential users with a satisfactory level of amenity in terms of space, sunlight, daylight, privacy, aspect and layout.  
Development will not be permitted where it would have an unacceptable impact on the amenity of occupiers or users 
of other development. 
 
Unitary Development Plan DES9  -  Landscaping 
This policy states that hard and soft landscaping should be provided where appropriate that is of a high quality and 
would enhance the design of the development, not detract from the safety and security of the area and would enhance 
the attractiveness and character of the built environment. 
 
Unitary Development Plan DES10  -  Design and Crime 
This policy states that developments must be designed to discourage crime, antisocial behaviour, and the fear of 
crime. Development should i) be clearly delineated ii) allow natural surveillance iii) avoid places of concealment iv) 
encourage activity within public areas. 
 
Unitary Development Plan E5  -  Develop. in Established Employment Areas 
This policy states that planning permission will only be granted for the reuse or redevelopment of sites or buildings 
within an established employment area for non-employment uses where the development would not compromise the 
operating conditions of other adjoining employment uses, and where one or more of the following apply: 
a) The developer can demonstrate there is no current or likely future demand for the site for employment purposes 
b) There is a strong case for rationalising land uses or creating open space 
c) The development would contribute to the implementation of an approved regeneration strategy or plan for the area 
d) The site is allocated for another use in the UDP. 
 
Unitary Development Plan EN18  -  Protection of Water Courses 
This policy states that development will not be permitted where it would have an unacceptable impact on surface or 
ground water. 
 
Unitary Development Plan EN19  -  Flood Risk and Surface Water 
This policy states that any application for development that it is considered likely to be at risk of flooding or increase 
the risk of flooding elsewhere will need to be accompanied by a formal flood risk assessment. It should identify 
mitigation or other measures to be incorporated into the development or undertaking on other land, which are 
designed to reduce that risk of flooding to an acceptable level. 
 
Unitary Development Plan 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 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 ST3  -  Employment Supply 
This policy states that a good range of local employment opportunities will be secured by enabling the diversification 
of the local economy and by using planning obligations to secure local labour contracts and training opportunities. 
 
Other Material Planning Considerations 
 
National Planning Policy 
  
National Planning Policy Framework 
 
Local Planning Policy 
 
Supplementary Planning Document  -  Sustainable Design and Construction 
This policy document expands on policies in Salford’s Unitary Development Plan to provide additional guidance for 
planners and developers on the integration of sustainable design and construction measures in new and existing 
developments. 
 
Supplementary Planning Document  -  Design 
This document  reflects the need to design in a way that allows the city to support its population socially and 
economically, working with and inviting those affected into an inclusive decision making process. Equally, 
development must contribute to the creation of an environmentally sustainable city supporting the natural 
environment minimising the effects of, and being more adaptable to, the potential impact of climate change. 
 
Supplementary Planning Document  -  Design and Crime 
This policy document contains a number policies used to assess and determine planning applications and is intended 
as a guide in designing out crime. 
 
Supplementary Planning Document  -  Established Employment Areas 
This document contains a number of polices that promotes sustainable economic growth, which both enhances 
prosperity and reduces inequalities.  The document encourages the provision of a wide range of employment 
opportunities, having regard to evidence based conclusions on need and demand. 
 
Supplementary Planning Document  -  Planning Obligations 
This policy document expands on the policies in Salford’s Unitary Development Plan to provide additional guidance 
on the use of planning obligations within the city. It explains the city council’s overall approach to the use of planning 
obligations, and sets out detailed advice on the use of obligations in ensuring that developments make an appropriate 
contribution to: the provision of open space; improvements to the city’s public realm, heritage and infrastructure; the 
training of local residents in construction skills; and the offsetting of greenhouse gas emissions. 
 
Supplementary Planning Document  -  Trees and Development 
The policy document has been prepared to give information to all those involved in the development process about 
the standard that the Local Planning Authority requires for new development proposals with specific reference to the 
retention and protection of trees. 
 
Planning Guidance -  Flood Risk and Development 
The overarching aim of the planning guidance is to ensure that new development in areas at risk of flooding in the 
city, is adequately protected from flooding and that the risks of flooding are not increased elsewhere as a result of 
new development. 
 
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 
 
The main issues for consideration in the determination of this application are as follows:- 

 Principle 

 Design & Layout 

 Design & Crime 

 Residential Amenity 

 Transport and Highways 

 Flood risk and drainage 

 Environmental 

 Trees 

 Ecology 

 Landscaping 

 Planning Obligations 
 
Principle 
 
The National Planning Policy Framework (NPPF) published in 2012 (and updated in February 2019) is a key part of 
reforms to make the planning system less complex and more accessible; to protect the environment; and to promote 
sustainable growth. 
 
At the heart of the NPPF is a presumption in favour of sustainable development with a definition given in paragraph 
8. This states that there are three dimensions to the concept of sustainable development: economic, social and 
environmental. 
 
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”. 
 
In addition the NPPF planning core principles states that LPA’s should “proactively drive and support sustainable 
economic development to deliver the homes, business and industrial units, infrastructure and thriving local places 
that the country needs” 
 
Policy E5 of the UDP has several stipulations on development within employment areas, and sets out that planning 
permission would be granted for the following types of development where consistent with other relevant policies and 
proposals of the UDP, these are set out below; 
 
1. the modernisation and refurbishment of existing buildings; 
2. the redevelopment of land and buildings for employment purposes; 
3. improvements to access, circulation, parking and servicing, particularly where this would foster 
sustainable transport choices; 
4. the environmental improvement of the area including, where appropriate, the landscaping of vacant 
sites; and 
5. improvements to property and personal security, where this is consistent with the need to maintain high 
standards of design. 
 



 
 
The applicant, Richard Austin Alloys, was founded in 1981. It is one of the UKs largest independent aluminium and 
stainless steel stockholders. It has warehouses located across the country which house a comprehensive stock range 
and modern processing facilities. 
 
The requirement for the application has arisen due to the need to expand the company’s existing operations. There 
is no capacity to expand at their existing premise off Bessemer Road and they are therefore seeking to expand 
operations on to the application site. 
 
It is considered that the development would be in accordance with policy E5 given that the development would be 
consistent with item (2) above. 
 
The site is located in an established employment and urban area with industrial uses (both light and general) within 
close proximity, with the site benefiting from being in an accessible and sustainable locality. Having regard to the 
above, it is considered that the principle of developing the site for storage and distribution purposes (with ancillary 
office accommodation) is considered acceptable. 
 
Design and Layout 
 
Cadishead way is a thoroughfare through Irlam/Cadishead which is characterised by open vistas and landscaped 
areas. There are existing container facilities located approximately 320m to the north east of the site. It is noted that 
there is no height restriction for the storage of containers on the site adjacent to the Manchester Ship Canal although 
it appears to be generally stacked four high. The existing universal containers site has a condition attached which 
restrict the container stack height to five. The majority of buildings in close proximity to the site are single storey. 
 
The site is surrounded by a large number of well-established trees which provides an element of ornamental 
screening to the site, particularly where it is close to Brinell Drive and Cadishead Way. Of the 10 tree features on 
site, 2 individual trees, 2 groups and part of another group will need to be removed to facilitate the proposed 
development. These are located along the north western boundary of the site fronting onto Brinell Way. There loss 
will be discussed in further detail within the tree section of this report.  
 
The proposed building is of a simple utilitarian commercial design and would be in keeping with that of the other 
commercial units within the area. 
 

 

 
Figure 2: Proposed elevations 

The layout of the proposal has been influenced by the proposed access point and the need to provide sufficient space 
for HGV movement within the site. The proposed unit has therefore been orientated and set back from the road to 
ensure that vehicles ingressing and egressing the site have sufficient room to manoeuvre. An HGV turn circle is 
identified to the north of the proposed unit. 
 
The building has been designed to offer a functional and high quality structure which will satisfy the occupiers’ 
requirements whilst simultaneously contributing towards the areas strong identity as a location for economic 



 
 
development. The proposed outdoor canopy will extend off the unit’s northern elevation and will provide covered 
access to the two loading doors located on the north elevation of the proposed unit. 
 
The unit would be approximately 7.5m in height, 81m in length and 40.m in width. It would be finished with blue 
microrib and grey trapezoidial cladding. There also would be glazing elements serving the ground and first floor office 
accommodation.  
 
The scale and massing of the proposed development would be sympathetic to the immediate area and the materials 
used would respect the industrial nature of the site and buildings. 
 
The site’s means of enclosure is a paladin fence which will be complimented by a landscaping scheme (discussed 
below). 
 
Having regard to the above, it is not considered that the proposed physical development raises any issues in terms 
of impact upon the visual amenities of the area or that it would appear incongruous, particularly given the industrial 
setting. The proposal is therefore considered to be in accordance with policies DES1 and DES8 of the adopted UDP. 
 
Design and Crime 
 
A Crime Impact Statement (CIS) has been submitted in support of the application which has been prepared by 
Greater Manchester Police – Design for Security.  
 
The development has been assessed against the principles ‘Crime Prevention through Environmental Design’. The 
development could be vulnerable to opportunist or premeditated attack and theft.  
 
The proposed building has a simple rectangular footprint which features no recessed areas, or similar, which could 
conceal an offender from view. The development is positioned on the junction of Cadishead Road and Brinell Drive 
but it will be subject to surveillance from passing vehicles and pedestrians.  
 
On street parking in the local area is in high demand. The proposed development includes a number of parking 
spaces for staff and visitors, allowing them to park their vehicles in close proximity of the industrial unit without having 
to rely on street parking, where cars are typically more likely to be targeted by offenders.  
 
The above are all positive aspects of the development.  
 
The CIS recommends that appropriate security measures are incorporated into the proposed scope of work by way 
of the following measures:- 
 

 The canopy area should be illuminated to a high standard to determine would be offenders or those anti 
socially minded from targeting this area. 

 The boundary treatment and pedestrian gates should be to a height of 2.4m, to prevent them being easily 
scaled and have robust construction to prevent them being damaged to gain entry. It is recommended that 
close knit paladin fences used such as a 358 style panel. 

 Shutters and sectional overhead doors had been regularly targeted by offenders to gain access to industrial 
properties in the area. To prevent shutters or sectional overhead doors being forced open they should be 
certified to a burglary resistant standard. 

 Solid block walls should be provided behind any lightweight cladding to a height of 2.4 metres to prevent 
attacks to the cladding to gain access to the buildings. 

 The industrial unit should be covered with monitored alarm systems. 

 Staff lockers should be provided so that staff can safely store personal items during the working day. 

 The proposed parking areas should be illuminated in accordance with BS5489, and display an average lux 
level of 10 with uniformity level of no less than 25% . Any pedestrian routes through the site should also be 
illuminated in accordance with BS5489. 

 
An informative will be attached to advise the applicant that the security measures which are discussed in section 3 
of the statement are implemented. 
 
Subject to the aforementioned informative the proposal is considered to be in accordance with policy DES10 of the 
adopted UDP and the Design and Crime SPD. 
 
Residential Amenity 



 
 
 
The proposed development is located within an established employment area and will comprise facilities 
commensurate with the context of the area and the aspirations of the UDP.  
 
Given the location of the application site within the industrial estate there are no residential dwellings within close 
proximity of the site. The nearest residential dwellings are located approximately 500m to the south west of the site 
on Colmere Lane and Roseway Avenue. The dwellings are separated from the industrial site by a number of other 
large industrial units, a line of dense tree and the Manchester to Liverpool Railway lines. 
 
The proposed warehouse building would be approximately 7.5m in height at its highest points. However, given the 
separation distance which would be retained as well as the presence of the industrial units, wooded area and railway 
line it is not considered that the building would result in an unacceptable visual impact or be overbearing to the 
occupiers of these residential dwellings.   
 
The proposed development/use has the potential to be a source of noise, arising mainly from the movement and the 
loading/unloading of heavy goods vehicles. However, given the siting of the application site in respect of the nearest 
residential dwellings it is not considered that the operations from the application site would have any unacceptable 
impact on amenity in respect of noise.  
 
Transport and Highways 
 
The application site is located within an existing Industrial Park setting, off Cadishead Way. The access to the 
proposed development site is therefore consistent with the access strategy across this industrial area. All vehicular 
access to the plot would be by way of Brinell Drive, which provides direct access to the primary and local road 
network. 
 
The site is most easily accessible by car; whilst there are also bus services (No’s 67 & 100) operating along Liverpool 
Road and Irlam Train Station is located approximately 1000m from the application site. No public rights of way would 
be created or changed as part of the development proposals. 
 
The applicants have submitted a Transport Statement in support of the application. The Transport Statement seeks 
to demonstrate that the travel arrangements to the development are appropriate and limits the effects of the increase 
in travel movements in accordance with Salford’s development plan policies ST14 and A8. 
 
Access Arrangement 
 
Access to the site is proposed via a new priority junction on the B5471 Brinell Drive. The access carriageway will 
have a width of 8.6m, with footways either side with a width of 2.2m and tactile paving with drop kerb. The site access 
will be gated and will benefit from 2.4m high steel gates. 
 
In accordance with Manual for Street (MfS) for a 30mph speed limit, 2.4 x 43m visibility splays are achievable in both 
directions on B5471 Brinell Drive and would be provided.  
 
Footways are proposed on both sides of the access into the site. Footways and crossings for pedestrians will also 
be provided throughout the internal car park, which will be demarcated using white lining. 
 
From the proposed car park, clear and direct pedestrian routes will be provided to the main entrance, allowing the 
safe and convenient movement of pedestrians throughout the site, and with minimal conflict with vehicle movements. 
 



 
 

 
 
Figure 3: Proposed site plan 

 
Delivery and Servicing Arrangements 
 
Swept path analysis has been undertaken which shows that a 16.5m articulated HGV can access and egress from 
the proposed access junction in a forward gear. The analysis also shows that a 16.5m articulated HGV can 
manoeuvre safely within the site to access the loading doors without impeding on car parking spaces or pedestrian 
walking routes. 
 

 
Figure 4: Swept path analysis 

 



 
 
 
Proposed Parking Provision 

 
The development proposals will include a total of 35 on-site car parking space, including 2 disabled spaces and 3 
Electric Vehicle Charging Point (EVCP) spaces. The majority of the on-site car parking provision is located to the 
south of the unit, away from the delivery loading doors and HGV turning circle, which are located to the north of the 
site. 
 
The disabled parking spaces will be located within close proximity to the ancillary office space in order to provide 
safe and convenient access for all types of disability and visual impaired users. EVCP spaces will also be located 
within close proximity to the ancillary office space to encourage the use of electric vehicles. 
 
The development proposals will include 10 secure cycle parking spaces which will also be located adjacent to the 
ancillary office space. 
 
The location of the disabled/ EVCP parking spaces and cycle parking spaces are shown below:- 

 
Trip Generation and Traffic Impact 
 
In order to assess the traffic impact of development trips on the local network and car parking requirement, a trip 
generation exercise has been under undertaken within the Transport Statement for the proposed use. The applicant 
has calculated the trip rates using the TRICS database based on the ‘Employment – Industrial Estate’ land use 
categories. The proposed development is expected to generate 34 two-way trips during the AM peak hour and 31 
two-way trips during the PM peak hour. 
 
In terms of traffic impact on the local highway network, the proposed development is expected to generate 
approximately 1 trip every 2 minutes on average during the AM and PM peak period. When distributed across the 
local highway network, the applicant considers that the trip generation will have a negligible traffic impact on the local 
highway and strategic road networks. 
 
During consideration of the application the Councils Highway Engineer recommended the applicant to base their trip 
rate on existing branches within ownership of Richard Austin Alloys (the applicant). This is to ensure the validity of 
the traffic generation that is most related to this development and to establish that the appropriate level of on-site car 
parking is proposed. At the time of writing this report this additional information has not been received, therefore the 
findings will be reported in an addendum to accompany this report prior to the planning panel meeting. 
Notwithstanding this, the Highway Engineer has no in principle objections to the proposed development. 
 
Car Parking Provision 
 
The majority of the on-site car parking provision is located to the south of the unit, away from the delivery loading 
doors and HGV turning circle, which are located to the north of the site. The disabled parking spaces will be located 



 
 
within close proximity to the ancillary office space in order to provide safe and convenient access for all types of 
disability and visual impaired users. EVCP spaces will also be located within close proximity to the ancillary office 
space to encourage the use of electric vehicles. 
 
For storage and distribution uses the Councils UDP at Appendix C states that there should be a maximum of 1 space 
per 45m2 of floor space. This would equate to a maximum of 68 car parking spaces based on a floor area of 3081m2. 
The proposed development would incorporate 30 car parking spaces; 2 disabled car parking spaces and 3 Electrical 
Vehicle charging spaces. The proposals will deliver a 3,081m2 storage and distribution unit with a 372m2 of ancillary 
office space.  This equates to 44% of the maximum of 68 spaces normally required by the UDP. In consideration of 
Salford’s Revised Draft Local Plan parking standards for a 3,081m2 B8 unit, a total of 41 car parking spaces inclusive 
of 2 disabled car parking bays and 4 cycle parking spaces would be required. 
 
Based on the above information the proposed car parking provision complies with the maximum standards contained 
in the City of Salford Unitary Development Plan (2004-2016) and Salford’s Revised Draft Local Plan Annex C: Parking 
Standards (2019). 
 
It is noted that there is a difference between the maximum car parking standards specified in each document, and 
although the proposed car parking provision complies with both, it is acknowledged that the proposals comply more 
closely with the Council emerging standards in the revised draft local plan. 
 
As outlined above, in order to provide further reassurance that the proposed on-site car parking provision is adequate, 
further information has been requested from the applicant about the trip rates for existing branches within ownership 
of Richard Austin Alloys (the applicant). At the time of writing this report this additional information has not been 
received, therefore the findings will be reported in an addendum to accompany this report prior to the planning panel 
meeting.  
 
Flood Risk and Drainage 
 
The site is located within a critical drainage area and in flood zone 1. As the site area is greater than 1 hectare then 
a Flood Risk Assessment is required. In this case a sequential test was required. A Flood Risk Assessment and 
Drainage Strategy has been submitted in support of the application 
 
Planning Practice Guidance (PPG) includes a list of appropriate land uses in each flood zone dependent on 
vulnerability to flooding. With reference to Table 2 of the PPG, (below) the proposed development, based on its 
commercial use, is classed as ‘Less Vulnerable’. This classification of development is appropriate for areas within 
Flood Zone 1. As the site is located wholly within Flood Zone 1, the sequential test is deemed to have been passed. 
 

 
 
The Sequential Test is required to assess flood risk and the NPPG recommends that the test be applied at all stages 
of the planning process to direct new development to areas with the lowest probability of flooding (Flood Zone 1). 
The site therefore passes the sequential test and thus the exception test will not be required. 
 
Flood risk has been assessed as low to medium against a range of flood sources. The proposals will follow best 
practice regarding site drainage to ensure that any surface water runoff from the development is managed, ensuring 
flood risk is not increased elsewhere. Surface water from the proposed development will be attenuated and 
discharged directly to the 225mm surface water sewer to the west. 
 



 
 
Subject to appropriately worded condition is respect of surface water run-off, the site is not deemed to be at risk of 
flooding or of increasing the risk of flooding elsewhere.  
 
The proposal is therefore considered to be in accordance with policy EN19 of the adopted UDP. 
 
Environmental 
 

Air Quality 

The proposed development is not within the Greater Manchester Air Quality Management Area.  The scale and 
nature of the development is not likely to have a significant impact on traffic.  As such no objections are raised to the 
development on Air Quality Grounds. 

Noise 
 
Given the location of the application site within an industrial estate there are no residential dwellings within close 
proximity of the site. The nearest residential dwellings are located approximately 500m to the south west of the site 
on Colmere Lane and Roseway Avenue. The dwellings are separated from the industrial site by a number of other 
large industrial units, a line of dense tree and the Manchester to Liverpool Railway lines. The Councils Air and Noise 
Officer has been consulted and has no objections to the proposal on noise grounds. 
 
Land Contamination 
 
The site was historically the River Mersey, until the river was realigned into the Ship Canal, and the land backfilled.  
The site was then part of the Partington Steel Works and is classed as a landfill.  Such uses have the potential to 
leave legacy pollutants within soils or underlying groundwater.  Where a pathway exists between a pollutant and a 
receptor (human health or the wider environment) a pollutant linkage may be created. 

The proposed end use is for a commercial building, which are considered a sensitive end use with respect to land 
contamination risk. 

The desk study report submitted with the application has assessed the potential for a pollution linkage between any 
identified source, and a receptor.  The assessment is dated 2013, however the council’s Environment Officer is 
satisfied conditions are unlikely to have changed in the intervening years.  The assessment includes the results of a 
site investigation, with soil sampling data compared to generic assessment criteria (GAC) for a commercial end use. 

Soil sampling confirmed there were no determinants above the GAC.  Asbestos was detected, however will remain 
under the building footprint, or under an environmental cover system placed in areas of soft landscaping. 

Ground gas monitoring has been completed and detected Carbon Dioxide and Methane, resulting in a site 
characterisation of CS2 (gas protection is required).  There will need to be verification of the gas membrane to ensure 
it is fitted in accordance with the manufacturer’s requirements. 

The conclusions of the report are accepted and as such the Local Planning Authority have no objection to the 
application subject to conditions being applied to ensure the development is carried out in full accordance with the 
approved remediation strategy described in Geo-Environmental Assessment.  
 
Trees 
 
There are a large number of trees located around the site which are not protected by way of Tree Preservation Order.  
 
The tree survey identified a total of 2 individual trees and 8 groups of trees, which have the potential to be impacted 
by the development proposals. Of these tree features, 5 were awarded a moderate B grade, 2 were awarded a low 
C grade and 3 were awarded a very low U grade. None were awarded a high A grade. Of the trees all but Tree T2 
are located outside of the application site boundary on the grass verges. The applicant will have to seek the relevant 
permission of the landowner/external management company to enable the removal of these trees. An informative 
has been attached to advise the applicants of this. 
 
Of the 10 tree features on site, 2 individual trees, 2 groups and part of another group will need to be removed to 
facilitate the proposed development, three of these features have been categorised as U, unsuitable for retention. 
The trees to be felled and/or pruned are detailed in the table below:- 
 



 
 

 
 
None of the trees to be felled are category A trees, Groups G1, G5 and Tree T2 are classified as U with T6 and G7 
classified as C.1. Trees in these classes should not constrain a development. 
 
In order to ensure the successful integration of retained trees into the proposed development, various tree protection 
measures will be incorporated into the design which are intended to maintain the trees in a safe and healthy manner. 
A condition will be attached to ensure the protection measures outlined in Section 6.0 of the arboricultural report are 
implemented during the construction phase of the development.  
 
In order to ensure that adequate tree replacements are sought in line with Council Policy a condition has been 
attached requiring two for one replacements for Trees T2 and T6. 
 
It is considered that the proposed development would not result in any unacceptable impact on the remaining trees 
within the site in accordance with policy DES9 and the Trees and Development SPD.  
 
Ecology 
 
Paragraph 175 of the NPPF states [amongst others] that ‘when determining planning applications, local planning 
authorities should apply the following principle:  
 
a) if significant harm to biodiversity resulting from a development cannot be avoided (through locating on an 
alternative site with less harmful impacts), adequately mitigated, or, as a last resort, compensated for, then planning 
permission should be refused;  
 
The application site and adjacent sites are not allocated in the adopted UDP as either being in a Wildlife Corridor, 
Site of Specific Scientific Interest (SSSI) Site of Biological Importance or for their ecology value. Therefore the Local 
Planning Authority does not consider that a Biodiversity/Ecology Survey is required in support of the application.  
 
Notwithstanding this, an informative has been attached to inform the applicants of their responsibilities to birds whist 
removing the trees required in order to facilitate the development. 
 
Landscaping 
 
The site is brownfield with a Historic Characterisation of ‘Industrial’. The site is relatively flat with a bund to the north-
east of the site where the top layer of earth was skimmed and relocated to in the last 1-2 years. 
 
The ground conditions are damp with rushes and Cornus establishing throughout the site. There is potentially buried 
concrete foundations of former industry. An external management company maintains mature ornamental vegetation 
and trees which line Brinell Drive and Cadishead Way. This vegetation provides screening of local industrial units. 
 
As stated above, a couple of trees and 3 groups would need to be removed in order to accommodate the proposal. 
These trees and groups provide mature ornamental planting running along the outside of site boundary.  
 
As there is the need to remove trees to provide the additional entrance situated on Brinell Drive this will reduce small 
sections of the ‘green corridor’ along Brinell Drive. The proposed development would result in a number of HGV’s on 
site. Therefore, it is considered that the proposed replacement vegetation must be low level and native to help 
mitigate the lack of replacement trees. The landscaping detailed below has been proposed in order to mitigate the 
loss of the trees and groups of shrubs. 
 
To protect tree roots of the external ornamental vegetation, a 1.5m wide buffer has been included within the 
landscaping scheme. This consists of a mixed native hedgerow resilient against current damp ground conditions on 



 
 
site. The 1.5m wide strip is to be seeded with a low maintenance tussock grass seed mix. This will require little 
maintenance and though will not appear manicured and is beneficial to a wide range of wildlife. 
 
Pockets of unused space will be seeded with a species rich grass seed mix, consisting of a high percentage of 
wildflowers. Although seeded areas will require frequent mowing in its first year of establishment, subsequent years 
will require minimal maintenance receiving two hay cuts in typical meadow management. 
 
Extending along the building frontage, visible to the internal office space, would be ornamental shrub planting suited 
to damp shady conditions with year round interest. To mitigate the number of trees lost to accommodate the new site 
entrance on Brinell Drive, eleven native hedgerow trees have been included. These include fruiting trees and trees 
well suited to damp ground conditions. 
 
Subject to the above landscaping scheme being implemented the proposal is considered to be in accordance with 
policy DES9 of the adopted UDP. 
 
Sustainability 
 
UDP policy ST14 states that development will be required to minimise its impact on the global environment and major 
development will be required to demonstrate how they will minimise greenhouse gas emissions.  
 
The Sustainable Design and Construction Supplementary Planning 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. 
 
In accordance with National and Local policies the Council supports the use of renewable energy and encourages 
developers to incorporate sustainable measures into new development to reduce its impact on the environment.  
 
The proposed Energy Strategy comprises energy efficiency measures, including the energy efficiency associated 
with ASHP (electric) technology to deliver compliance with Part L Building Regulations. An air source heat pump 
(ASHP) works by transferring heat absorbed from the outside air to an indoor space, such as a home or an office via 
the wet central heating systems to heat radiators and provide domestic hot water. An overall CO2 emissions reduction 
of 7.5% below current (2013) Building Regulation standards is then achieved. 
 
The Building Research Establishment Environmental Assessment Method (BREEAM) is the world's leading 
environmental assessment method for buildings. 
 
BREEAM sets the standard for best practice in sustainable building design, construction and operation and has 
become one of the most comprehensive and widely recognised measures of a building's environmental performance. 
It uses recognised measures of performance, which are set against established benchmarks, to evaluate a building’s 
specification, design, construction and use. The measures used represent a broad range of categories and criteria 
including energy and water use, the internal environment (health and well-being), pollution, transport, materials, 
waste, ecology and management processes. 
 
The development proposes the erection of a large storage and distribution unit with ancillary office accommodation, 
together with other associated infrastructure. A BREEAM 2018 New Construction (Industrial) Pre-assessment has 
been undertaken to establish how the units may achieve the required BREEAM rating. The BREEAM Pre-
assessment indicates that a score of 64.1% or more is achievable which, including all mandatory requirements, will 
deliver a ‘Very Good’ rating (for which a minimum score of 55% is required). 
 
Listed below are a number of measures which will be incorporated into the development and demonstrates the 
sustainability of the proposal.  
 

 Site timber will comply with sustainability requirements and construction work and related transport and 
waste will be appropriately managed and monitored. 

 

 Building occupant glare control (window blinds) will be provided, and achievement of an appropriate daylight 
factor in relevant building areas is anticipated from the scheme design. Internal and external lighting, zoning 
and controls will be in accordance with British Standards. Consideration will be made for the thermal and 
acoustic comfort of the future occupants. 
 



 
 

 A CO2 reduction below 2013 Building Regulations is predicted through a combination of energy efficiency 
measures (U Values, air tightness, thermal bridging, low energy lighting etc), and the installation of ASHP 
technology. All external light fittings and controls will be specified in accordance with BREEAM criteria to 
ensure energy efficiency and minimise light pollution. The buildings consumption of energy will be monitored 
with submetering of different areas and categories of consumption. 
 

 Water meters with pulsed outputs will be provided on the mains water supply, and a leak detection system 
is also anticipated. Water efficient fixtures and fittings (e.g. aerated taps, duel flush WCs) are proposed. 
 

 Measures will be sought to reduce the burden on the environment from construction products. This will be 
achieved by recognising and encouraging measures to optimize construction product consumption efficiency 
and the selection of products with a low environmental impact (including embodied carbon), over the life 
cycle of the building. All site timber will be legally compliant, and a sustainable procurement plan is 
anticipated for a reasonable proportion of materials. The specification of low impact insulating materials is 
also assumed. Building durability is also anticipated through the specification of durability / protection 
measures in vulnerable / high traffic areas. 
 

 A Site Waste Management Plan will be prepared, and targets will be set to divert waste from landfill. 
Appropriate provision for operational recyclable wastes will also be provided. 
 

In summary the development proposals and energy strategy detailed in this report deliver compliance with relevant 
national and local planning policy. Sustainability requirements, opportunities and constraints will continue to be a key 
focus of the development’s detailed design, construction and operation. 
 
Subject to the above being incorporated in the proposed development the proposal is considered to be in accordance 
with policy ST14 of the adopted UDP. 
 
Planning Obligations 
 
The proposed development would normally trigger the site specific planning obligation requirements for transport and 
public realm, however it is noted that the site formed part of a wider site considered under application 
04/48658/HYBEIA which gave full permission for the ‘retention of the existing site remediation and enabling works 
and new site infrastructure including roads, landscaping and services and outline permission for the provision of B1, 
B2 and B8 accommodation’. As part of this 2004 application the applicants entered into a S106 agreement which 
included contributions towards public transport, environmental improvements and the monitoring of air quality.  
 
This S106 agreement has been paid in full. Therefore, the impacts of the development of this site have already been 
considered and mitigation provided by the obligations set out in the S106 agreement attached to application 
04/48658/HYBEIA. It is not considered that the proposed development would trigger any further requirements over 
and above that already provided and as such no obligations are required in this instance.   
 
Other Issues 
 
The application site is located within the outer consultation zone around a number of hazardous installations. As the 
site is located within a consultation zone it has been run through the HSE PADHI+ system which advises whether or 
not to grant planning permission for the development on the grounds of health and safety.  
 
The PADHI+ systems works on two factors; where the development is within established zones around the installation 
(inner, middle or outer zones) and what the development is in terms of sensitivity.  
 
A PADHI+ consultation has been carried out for this current application and the response is ‘do not advise against’ 
granting planning permission and therefore no issues are raised in this regard. 
 
Recommendation 
 

Approve 
 
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: 
  
 Drawing No.001 Site Location Plan dated 27.03.2020; 
 Drawing No.001 Site Plan dated 11.03.2020; 
 Drawing No.002 Proposed Floor Plans dated 11.03.2020; 
 Drawing No.002 Rev A Proposed Site plan dated 27.03.2020 
 Drawing No.003 Warehouse Office Floor Plans dated 11.03.2020  
 Drawing No.004 Elevations dated 11.03.2020; 
 Drawing No.004 Roof Plan dated 22.07.2020; 
  
 Reason: For the avoidance of doubt and in the interest of proper planning. 
 
3. The development shall be carried out in full accordance with the remediation strategy described in Geo-

Environmental Assessment, November 2013, Ref: SJE/C2162/4074, Brownfield Solutions and Ground Gas 
Assessment Report, November 2014, Ref: JD/C2162/4915, Brownfield Solutions  . 

  
 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. 

 
4. Pursuant to condition 3 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. 

 
5. 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. 

 
6. 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, 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. 

 
7. 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. 
 
8. The cycle parking shall be implemented in accordance with the details shown on approved plans and shall be 

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. 
 
9. The 3 electric vehicle charging points shall be implemented in accordance with the details shown on approved 

drawing 002 Rev A Site Plan dated 27.03.2020 and shall be 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. 
 
10. The tree protection measures outlined in Section 6.0 of the Arboricultural Planning Statement prepared by 

RSK ADAS Ltd, dated April 2020 shall be implemented prior to any works taking place on site and shall remain 
until all development is completed.  

 
 Reason: To safeguard important trees on / adjacent to the site and to ensure that adequate provision is made 

for their protection whilst the development is carried out in accordance with the Trees and Development 
Supplementary Planning Document and the National Planning Policy Framework. 

 
11. The felled trees (T2 & T6) shall be replaced in accordance with a tree replacement scheme on a ratio of 2:1 

which shall be submitted to and approved in writing by the Local Planning Authority. The scheme shall be 
submitted prior to the commencement of development and shall include details of: tree species; tree sizes 
(including the minimum height and circumference of stem at 1m from the ground level); plan indicating the 
location of the replacement trees and a timetable for tree planting. 

  
 Reason: To safeguard the amenity of the area in accordance with policy DES 1 of the City of Salford Unitary 

Development Plan and the National Planning Policy Framework. 
 
12. No development shall take place until a scheme for surface water drainage for the site using sustainable 

drainage methods and which includes details of how water quality will be improved, and how existing surface 
water discharge rates reduced, has been submitted to and approved in writing by the Local Planning Authority. 
The approved scheme shall be implemented prior to first occupation or use of the development hereby 
approved unless alternative timescales have been agreed in writing as part of the strategy.   

  
 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 and seeks to provide betterment 
in terms of water quality and surface water discharge rates and meets requirements set out in the following 
documents;  

 

 NPPF,  

 Water Framework Directive and the NW River Basin Management Plan 

 The national Planning Practice Guidance and the Non-Statutory Technical Standards for Sustainable 
Drainage Systems (March 2015) 

 Manchester, Salford, Trafford Strategic Flood Risk Assessment (SFRA) (2011) and associated 
technical guidance 

 Environment Agency Pollution Prevention Guidelines (now withdrawn) 

 Flood Risk Assessment/SuDS Requirements for new developments (Salford's SuDS Checklist) 
  
 Reason for pre-commencement condition: The solution for surface water disposal must be understood prior 

to works commencing on site as it could affect how underground works are planned and carried out. 
 
 



 
 
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 Wildlife and Countryside Act 1981 (as amended) makes it an offence (with certain limited exceptions 

and in the absence of a licence) to intentionally to kill, injure or take any wild bird, or intentionally to damage, 
take or destroy its nest whilst it is being built or is in use, or to take or destroy its eggs. Further, the Act affords 
additional protection to specific species of birds listed in Schedule 1 of the Act. In respect of these species it 
is unlawful to intentionally or recklessly to disturb such a bird whilst it is nest-building or is at or near a nest 
with eggs or young; or to disturb their dependent young.  You are therefore advised to seek the advice of a 
suitably qualified ecologist before commencing works on site. 

 
3. The applicants are advised to incorporate the following design and crime measures into the proposal:- 
  
 The canopy area should be illuminated to a high standard to determine will be offenders or those anti socially 

minded from target in this area. 
  
 The boundary treatment and peculiar pedestrian gates should be to a height of 2.4m, to prevent them being 

easily scaled and have robust construction to prevent them being damaged to gain entry. It is recommended 
that close knit paladin fences used such as a 358 style panel. 

  
 Shutters and sectional overhead doors had been regularly targeted by offenders to gain access to industrial 

properties in the area. To prevent shutters or sectional overhead doors being forced open they should be 
certified to a burglary resistant standard. 

  
 Solid block walls should be provided behind any lightweight cladding to a height of 2.4 metres to prevent 

attacks to the cladding to gain access to the buildings. 
  
 The industrial unit should be covered with monitored alarm systems. 
  
 Staff lockers should be provided so that staff can safely store personal items during the working day. 
  
 The proposed parking areas should be illuminated in accordance with BS5489, and display an average lux 

level of 10 with uniformity level of no less than 25% .Any pedestrian routes through the site should also be 
illuminated in accordance with BS5489. 

 
 
 

 

 


