
  

 

APPLICATION No: 20/76423/FUL 

APPLICANT: Roydon Group PLC 

LOCATION: Units 1 to 3, Junction Business Park, Rake Lane, Clifton, 

Swinton, M27 8LU  

PROPOSAL: Erection of building for B2 Use (general industrial) to form 

extension to existing recycling facility, along with ancillary office 

space, parking and associated works 

WARD: Pendlebury 

 
 
Description of Site and Surrounding Area 
 
The application relates to land within and adjacent to the existing Roydon recycling facility, which sits within 
‘Junction Eco Park’ in the Irwell valley, off Rake Lane in Clifton. The Roydon site currently comprises a circa 
12,000 sq. m facility which receives, processes and recycles waste, focused on plastics recovery. South of the 
main Roydon building is a concrete batching plant operated by Marshalls. Surrounding land uses are generally 
commercial and industrial, with a wide variety of uses including the Luxfer MEL Technologies site to the south 
and Carlick Contract Furniture to the west. Immediately north-west of the existing Roydon site is a gas-fuelled 
electricity generating plant. The nearest residential properties are approximately 70m to the west of the application 
site boundary on Rake Lane. Clifton railway station sits around 460m walking-distance to the south of the site. 
 
The site is well separated from the course of the River Irwell by a triangular-shaped area of dense woodland, 
which sits to the east of the application site. The former route of the Manchester, Bolton and Bury Canal sits on 
the eastern edge of this woodland and the valley east of the wooded area is designated as a Wildlife Corridor and 
as part of the Irwell Valley under the provisions of Policies EN9 and EN5 of the UDP; a Public Right of Way 
(Swinton & Pendlebury Definitive Footpath 14) along the former canal towpath runs parallel to the Irwell. Footpath 
14 connects to Footpath 14a, which provides a link to Rake Lane to the west, via a route which runs parallel with 
the southern boundary of the application site. 
 



  

North and north-east of the site, on the opposite side of the Irwell and outside of the City boundary, are the Philip’s 
Park and Mere Clough Local Nature Reserves, together with the Philip’s Park & North Wood, Prestwich Clough 
and Rhodes Farm Sewage Works Sites of Biological Importance (SBI). Land to the north and east of the site is 
within the Green Belt. North-west of the site is the Grade II listed Clifton Railway Viaduct (the thirteen arches) and 
beyond this the Grade II listed Clifton Aqueduct. 
 
The entire Clifton Industrial Estate site (ref. SL2, extending to around 45.8ha) is allocated under the provisions of 
the Greater Manchester Joint Waste DPD for provision of waste facilities, with potential uses noted as including 
material recovery facilities. 
 
The application site itself (outlined in red in Figure 1 below) extends to around 2.7ha and incorporates the concrete 
batching plant, an area of made ground between the batching plant and the southern site boundary which was 
formerly occupied by another industrial building, an area of woodland to the west and a large expanse of concrete 
hardstanding to the east used for external storage at the existing Roydon facility. 
 

 
Figure 1 – Aerial photo of application site 

 
Description of Proposal 
 
The application seeks full planning permission for the erection of a Use Class B2 (General Industrial) building to 
form an extension to the existing recycling facility. The freestanding building would extend to 9,319 sq. m GIA, 
including an 8,369 sq. m warehouse, 767 sq. m ancillary first-floor office space and 183 sq. m ground floor core. 
The building is proposed to be used for the purposes of sorting, baling, grinding, washing and compounding sorted 
waste plastics into recycled resins for reuse in the packaging industry. The applicant anticipates that the site would 
process 45,000 tonnes of waste per annum. An existing small ‘shed’ in the south-east corner of the site would be 
demolished. 
 
The existing pedestrian and vehicular access route to the wider Roydon site from Rake Lane would be utilised 
and HGV circulation would be provided around the entirety of the building, given the stand-off from the existing 
building. Parking for employees and visitors would be created to the west of the building including a total of 97 
car parking spaces, 20 cycle stands under a covered shelter and 10 motorcycle spaces – the parking provision is 
intended to serve the entire Roydon site, as there is only minimal formalised provision at present. A large yard 
would be provided to the east of the building, including provision of 12 HGV trailer parking spaces. The proposed 
site layout is shown in Figure 2 below. 
 



  

The building itself is of relatively simple form, with a rectangular footprint, slab sides and parapets giving a flat 
roof appearance; behind the parapet the roof would have a ‘sawtooth’ shallow-pitch design and would contain 
rooflights throughout. The majority of the building would reach a parapet height of 12.5m, whilst a section to the 
south-east corner would extend up to 18.1m in height at the parapet to accommodate equipment inside the 
building. The building would be faced in combinations of horizontally-laid trapezoidal profile and flat profile wall 
cladding in grey, silver and green colours. The first-floor office accommodation is located to the west-side of the 
building, with glazing installed to this elevation together with wrap-around double-height glazing to each corner. 
 
It is anticipated that the extension would facilitate provision of an additional 30-40 FTE new jobs, in addition to the 
100 existing employees. The site is proposed to operate on shift patterns, as per the existing facilities, and the 
applicant therefore estimates there would only be an additional 10 staff on site at any one time.  
 

 
Figure 2 – Proposed Site Layout 

 
Figure 3 – Proposed Elevations 



  

Environmental Impact Assessment 
 
The proposed development has been screened under Regulation 8 of The Town and Country Planning 
(Environmental Impact Assessment) Regulations 2017, as the proposal falls under the definition of ‘Schedule 2 
Development’, specifically Category 10(b) ‘Urban development projects’ or Category 11(b) ‘Installations for 
disposal of waste’. 
 
Having had regard to the selection criteria in Schedule 3 of the regulations, the likelihood of significant 
environmental effects from the proposed development is considered to be low. An Environmental Statement was 
therefore deemed not to be required. 
 
Publicity 
 
Site Notice: Non HH Affecting public right of way 
 
Press Advert: Manchester Weekly News Salford Edition Date Published: 31 December 2020 
Reason: Article 15 Affect Public right of Way 
 
Neighbour Notification 
 
31 properties were notified of the application and site notices placed on Rake Lane and along Footpath 14a. 
 
Representations 
 
Two letters of objection have been received, summarised as follows: 
 

 C – comment received         R – officer response 

C Access to the site is via one road in and one road out (Rake Lane) – HGVs cannot pass 
each other and frequently mount the kerb. The speed of traffic is excessive and most houses 
in the vicinity have lost a pet to road accidents. Passing HGVs cause noise and vibration 
disturbance to the adjacent houses. 

R The access arrangements from the wider highway network are an existing arrangement 
and the application must be considered in light of the fact that it comprises an extension to 
an existing facility. The Local Highway Authority has raised no objection to the proposed 
access, and it is noted that the development is unlikely to result in a material increase in 
the number of HGV trips to and from the site, given the nature of the additional facilities 
(intended for undertaking processes which are currently carried out off-site which currently 
require transportation of materials elsewhere).  

C The condition of the Rake Lane road surface is poor. Extra traffic would reduce the time it 
takes for the road to fail. 

R As noted above, the development is not expected to create a material increase in HGV 
movements and the ‘worst-case’ scenario trip generation figures (assuming the unit was 
independently occupied) show a minimal increase in comparison to background traffic 
levels. Rake Lane is an adopted highway and ongoing maintenance falls to the Local 
Highway Authority; general wear and tear to the surface of an adopted highway would not 
comprise a reason to refuse planning permission. 

C External storage at the existing Roydon site results in significant amounts of plastic and 
debris blowing around the environment and contaminating the nearby country park. Query 
why bales of rubbish are placed in view of neighbouring houses, which are so high they 
are dangerous. 

R The proposed development is intended to replace one of the existing external storage 
areas at the Roydon site. Conditions are recommended requiring that no material is stored 
in open-storage externally, within the application site boundary, and also requiring 
agreement of details of boundary treatments. The Environment Agency has confirmed that 
the matter of external storage on the existing Roydon site is covered by the provisions of a 
bespoke Environmental Permit, including an Environmental Management System (EMS); 
this is not, therefore, a matter for control by the LPA under the provisions of this 
application.  



  

C The existing Roydon facility produces thousands of flies – concerns raised that spray 
treatments to prevent the issue are not carried out. Neighbours are unable to have doors 
or windows open in warmer months which causes amenity issues. 

R The proposed development comprises a facility for processing of partially cleaned plastics 
in an indoor environment; the view of the Council’s Environmental Consultant is that the 
proposed development does not create any additional risk of insects. Control of insects, 
vermin and pests at the existing Roydon facility is a matter for the Environment Agency to 
control under the provisions of the relevant Environmental Permit and associated EMS, 
and therefore is not a matter for control by the LPA under the provisions of this 
application.  

C Request that the application is delayed for 24 months until the existing Roydon site is kept 
in order. 

R It would be unreasonable to withhold determination of a planning application on the basis 
of concerns raised regarding the condition of land which falls outside the scope of the 
application. 

 
Relevant Site History 
 
10/59451/CLUDP 
Application for certificate of lawfulness for the proposed use as a recycling and manufacturing business, sorting, 
bailing, densifying, shredding of waste plastics with some internal and external storage of plastic bails prior to 
exporting. Sorting, bailing, crushing and shredding of waste aluminium cans and cardboard/paper, and the 
production of plastic resin material for reuse in the manufacturing of new plastic products, B2 Use Class – Granted 
 
11/60775/FUL 
Construction of a mortar batching plant, siting of two single storey portable offices and plant installation together 
with 2m high fence and gates – Approved 
 
14/65754/FUL 
Formation of first floor offices, alterations to elevations and new external fire escape – Approved 
 
17/69914/FUL 
Variation of condition 7 (approved plans) attached to planning permission 11/60775/FUL – Approved 
 
Consultations 
 
Air Quality, Noise, Contaminated Land –  
Air Quality 
No objection. 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. 
 
Noise 
No objection. The proposed warehouse is located approximately 160m to the north-east of the nearest noise 
sensitive premises (Rake Lane) and is located in a predominantly industrial area.  
 
Odour 
No objection. Waste operations, such as plastics recycling, can give rise to odours due to contaminated plastics 
stored on site. The applicant has submitted an odour assessment which considers there is to be between a slight 
adverse and a negligible effect at the nearest sensitive receptor, and this is considered insignificant; the findings 
of the report are agreed. 
 
Insects 
The proposed new facility will be processing cleaned plastic, and will not, in my view, create any additional risk of 
insects over and above that of the existing situation. Insects can be controlled through implementation of an insect 
management plan. Generally controls include housekeeping (cleaning the site), reductions in the time material is 
stored before processing, inspections (to detect larvae), and preventative pesticide treatment at sensitive times 
of the year. An informative is recommended regarding appropriate management systems. 
 
  



  

Land Contamination 
The site has a number of historic industrial uses including Aniline Works and Chloride Works. Such uses have 
the potential to leave legacy pollutants within soils or underlying groundwater. The desk study report submitted 
with the application concludes there is a low to medium risk to future site users from ground contamination, and 
a moderate/high risk to controlled waters. However, the proposed use is industrial in nature and is not as sensitive 
as (say) housing or schools. The site is managed and the likelihood of employees coming into regular contact 
with contaminated soils is considered low. With respect to groundwaters, the assessment is based on the historic 
uses, and considers as the area has historically been industrial in use, the risks to controlled waters are likely 
related to this.  
 
The site is underlain by a secondary A aquifer, granular deposits and a principal aquifer, and previous 
investigations have shown a potential pollutant linkage. In line with the response from the Environment Agency 
response it is considered further information is required to ensure any potential risks to controlled waters are 
managed. The conclusions of the report are accepted and as such I have no objection to the application subject 
to conditions. 
 
Arboricultural Consultant – No objection. 20 individual trees and 11 groups have been recorded. Category C 
and Category B trees would be removed and groups partially removed. Category C trees should not be allowed 
to constrain a development and the proposed removal of T1 and T2 to facilitate the development is considered 
acceptable.  Retention of the category B trees should be attempted however, given the contribution to the overall 
amenity value of the area in the short, mid and long-term; the footprint of the proposal; the available space and 
the earthworks proposed, retention is not possible.  Due to the existing tree-stock, the amount of available space 
and the industrial nature of the site, requesting replacement trees is advised against.  
 
A Tree Protection Plan (TPP) has been supplied showing the layout of the temporary protective fencing (HERAS-
type) and the construction exclusion zones.  An Arboricultural Method Statement (AMS) has been supplied which 
includes descriptions of the temporary protective fencing and ground protection proposed. Recommend conditions 
requiring implementation of tree protection measures and that development be carried out in accordance with the 
AMS. 
 
Bury MBC - No comments received to date. 
 
Canal and River Trust – Confirm no comments to make on the proposals. Welcome revisions to the proposals, 
subsequent to pre-application advice, which exclude proposals for infilling of the Manchester, Bolton & Bury Canal.  
 
Design for Security - No objection – recommend that the physical security of the development conforms to 
standards set out in Section 4 of the submitted Crime Impact Statement.   
 
Drainage and Flood Risk – No objection. The site is within Flood Zone 1 and within the Core Conurbation Critical 
Drainage Area; the development is classed as Less Vulnerable and is appropriate in this flood zone. There is a 
risk of surface water flooding in the site. The site lies in an area that is at risk of flooding in the event of a reservoir 
failure.  
 
The SFRA user guide requires a reduction in surface water runoff to 50% of the existing – this equates to 191 l/s. 
The applicant has provided a drainage strategy with accompanying plans and calculations, which indicated that 
infiltration SuDS are not possible at this site owing to unsuitable ground conditions. Surface water discharge will 
be connected to River Irwell with flow restricted to 191l/s and suitable attenuation storage. This is the most 
sustainable method of draining surface water from the site. An Environmental Permit will be required by the EA 
to undertake works to connect to the main river. Appropriate pollution prevention measures should be provided. 
 
Environment Agency – No objection, subject to conditions. The previous use of the proposed development site 
as an aniline works and battery crushing/recycling plant presents a ‘High Risk’ of contamination that could be 
mobilised during construction to pollute controlled waters. Controlled waters are particularly sensitive in this area 
since the site is located on Secondary A Granular deposits which are underlain by a Principal aquifer. The 
submitted site investigation provides confidence that it will be possible to suitably manage the risk posed to 
controlled waters by this development, however a further remediation strategy is required – this may be required 
by application of conditions. 
 
Forestry Commission – Provide guidance on Government policy relating to ancient woodland and information 
on the importance and designation of ancient woodland and suggest that regard is had to any points provided by 



  

Natural England. N.B. The advice is provided in light of the proximity to Ancient Woodland in Mere Clough (part 
of Prestwich Forest Park). 
 
GM Archaeological Advisory Service - No objection – satisfied that there are no archaeological implications.   
 
GM Ecology Unit - No objection. The site was assessed for likely protected species and further surveys carried 
out for reptiles. No evidence of any protected species were found and all can be reasonably discounted given the 
development is primarily restricted to hard standing. No further information or measures are required. There will 
be a loss of trees and shrubs around the boundary of the site, potential bird nesting habitat; recommend a 
condition preventing works to trees or shrubs during bird nesting season unless surveyed beforehand. Himalayan 
balsam and Japanese knotweed were recorded on the site; recommend a condition requiring agreement of a 
method statement for eradication or control of Himalayan balsam. 
 
Section 170 of the NPPF 2019 states that the planning policies and decisions should contribute to and enhance 
the natural and local environment. The main ecological impact is the loss of trees around the boundary. As the 
woodland continues beyond where the impacts will occur and there is limited scope within the development 
footprint, the most appropriate mitigation would be through enhancement of the retained woodland which is 
extensive. Mitigation for loss of bird nesting habitat should also be provided, most easily achieved through 
provision of some bird boxes within the retained woodland. Given the significant availability of land for mitigation 
and enhancement the details can be conditioned. 
 
GM Fire and Rescue - No comments received to date. 
 
GM Pedestrian Association - No comments received to date. 
 
Heritage – No objection - satisfied that the proposal would not impact upon the setting and significance of the 
identified heritage assets. 
 
The site is in proximity to the Clifton Railway Viaduct and Clifton Aqueduct, both Grade II listed structures and 
both of which lie some 200m to the north of the site. The disused Manchester Bolton and Bury Canal is crossed 
by the viaduct and also the aqueduct. The works proposed are to be seen in the context of an established industrial 
area with similar activities and buildings. It is understood that views of these assets from and adjacent to the 
application site are heavily obscured by mature tree and vegetation cover and this is confirmed in paragraph 
5.1.21 of the planning statement which also confirms that the existing mature landscaping will remain unaffected 
by the proposed development. Given this, together with the intervening separation distances, and that the 
proposal is within an existing industrial area, it would appear unlikely that the proposal would impact on the setting 
and significance of the listed assets. 
 
Saved UDP Policy CH7 protects the line of the canal and encourages its restoration. The reasoned justification 
to that policy describes that the canal is “an important historic linear feature, which extends from the edge of 
Manchester city centre through Salford and beyond” and as such is considered a non-designated asset under 
NPPF paragraph 197. The development is proposed to the south of the existing warehouse facility and therefore 
there would be no impact upon the line of the canal. 
 
Highways - No objection. 
 
The applicant has submitted a Transport Statement (TS) in support of the application. The site is in an existing 
industrial area and the TS shows only vehicle movements associated with the new development. Although, the 
trip generation only shows a total of 9no vehicles and 2n HGVs entering the site at the peak this is on top of 
existing trips to the site and such is a minor increase on existing vehicle movements and is unlikely to have any 
impact on the local highway network. 
 
Based on the footprint of the building, the proposed car parking area is within the maximum limits as set out within 
the car parking standards as set Annex C of the UDP – the applicant has confirmed that with the proposed 
warehouse and office building there will be a small increase in staff based at the site, however the reason for the 
level of proposed car parking is to help alleviate car parking from other linked areas of the applicant’s site. As the 
proposed site is located within an industrial estate the proposed cycle parking spaces are acceptable in terms of 
number and provision - to further enhance the sustainability of the site and to encourage cycle use to the site we 
would recommend that showering and changing facilities are incorporated into the new development. 
 



  

Manchester, Bury and Bolton Canal Society – No objection as the development is not adjacent to the line of 
the canal and does not interfere with the restoration. 
 
Minerals and Waste Planning – No objection. The site is within the Clifton Industrial Estate which is an Area 
Allocation (SL2 – Policy 5) in the Greater Manchester Joint Waste Development Plan (2012). One of the potential 
uses as indicated by the Sustainability Appraisal and as outlined in the site proforma for SL2, is a material recovery 
facility, and the large scale of the area and its established industrial use means that there is significant potential 
for the location of waste management facilities. In that regard, the principle of the proposed development on site 
seems acceptable. Note that the allocation states that there a number of environmental constraints and 
recommend that appropriate consultation is undertaken to establish the environmental impacts and assessment 
against the criteria in the National Planning Policy for Waste is undertaken with respect to siting, design and 
mitigation measures. 
 
Natural England - No objection – consider that the proposed development will not have significant adverse 
impacts on statutorily protected nature conservation sites or landscapes.   
 
Peak and Northern Footpaths Society – No objection. Note that PRoW Swinton & Pendlebury 14a runs 
alongside the property, with convenient access between Clifton Station and the Salford Trail – request that 
applicant is made aware that the grant of planning permission does not entitle any obstruction of the PRoW and 
ask that steps are taken to ensure no detriment to the PRoW during and after construction.  
 
Ramblers Association – No objection. Consider that the application offers the Council the opportunity to require 
an upgrade to PRoW Swinton & Pendlebury 14a – request that the path is widened to 3m, overhanging vegetation 
cut back and a gravel surface applied. Seek assurance that the PRoW will remain open at all times during any 
development works. 
 
Rights of Way - No comments received to date. 
 
The Open Spaces Society - No comments received to date. 
 
United Utilities – No objection. Recommend standard conditions relating to surface and foul water drainage. 
Note the presence of an easement in the vicinity of the site and draw the developer’s attention to the associated 
restrictive covenants. Confirm that the easement does not impact on the proposed siting of the building. 
 
Planning Policy 
 
GMSF 
The Revised Draft Greater Manchester Spatial Framework (‘GMSF’) was subject to public consultation at the start 
of 2019. 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. 
 
Local Plan 
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. 
 
City of Salford Unitary Development Plan 
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. 
 



  

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 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. 
 
Unitary Development Plan ST5  -  Transport Networks 
This policy states that transport networks will be maintained and improved through a combination of measures 
including the extension of the network of pedestrian and cycling routes; the expansion and improvement of the 
public transport system and the enhancement of support facilities; the maintenance and improvement of the 
highway network; the provision of new road infrastructure where this will support the city's economic regeneration; 
requiring development proposals, highway improvement schemes and traffic management measures to make 
adequate provision for the needs of the disabled, pedestrians and cyclists, and, wherever appropriate, maximise 
the use of public transport; and the protection and enhancement of rail and water-based infrastructure to support 
the movement of freight and passengers. 
 
Unitary Development Plan ST13  -  Natural Environments Assets 
This policy states that development that would result in an unacceptable impact on any of the city's natural 
environmental assets will not be permitted. 
 
Unitary Development Plan ST14  -  Global Environmental 
This policy states that development will be required to minimise its impact on the global environment. Major 
development proposals will be required to demonstrate how they will minimise greenhouse gas emissions. 
 
Unitary Development Plan ST15  -  Historic Environmental 
This policy states that historic and cultural assets that contribute to the character of the city will be preserved and 
wherever possible and appropriate, enhanced. 
 
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 Development to Public Space 
This policy states that developments that adjoin a public space shall be designed to have a strong and positive 
relationship with that space by creating clearly defining public and private spaces, promoting natural surveillance 
and reduce the visual impact of car parking. 
 
Unitary Development Plan DES7  -  Amenity of Users and Neighbours 
This policy states that all new development, alterations and extensions to existing buildings will be required to 
provide potential users with a satisfactory level of amenity in terms of space, sunlight, daylight, privacy, aspect 
and layout.  Development will not be permitted where it would have an unacceptable impact on the amenity of 
occupiers or users of other development. 
 
Unitary Development Plan DES9  -  Landscaping 
This policy states that hard and soft landscaping should be provided where appropriate that is of a high quality 
and would enhance the design of the development, not detract from the safety and security of the area and would 
enhance the attractiveness and character of the built environment. 
 
  



  

Unitary Development Plan DES10  -  Design and Crime 
This policy states that developments must be designed to discourage crime, antisocial behaviour, and the fear of 
crime. Development should i) be clearly delineated ii) allow natural surveillance iii) avoid places of concealment 
iv) encourage activity within public areas. 
 
Unitary Development Plan E5  -  Development 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 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 Park 
This policy states that there should be adequate provision for disabled drivers, cyclists and motorcyclists, in 
accordance with the Council’s minimum standards; maximum car parking standards should not be exceeded; and 
parking facilities should be provided consistent with the provision and maintenance of adequate standards of 
safety and security. 
 
Unitary Development Plan EN5  -  Irwell Valley 
This policy states that development within the Irwell Valley will not be permitted where it would result in the 
fragmentation of the open land resource; reduce the public accessibility existing and proposed routes within the 
valley; have an unacceptable impact on the landscape or wildlife; result in the unacceptable loss of land of 
acknowledged existing or potential recreation value; have an unacceptable impact on important views; have an 
unacceptable effect on water quality; have an unacceptable impact on the visual quality of the river frontage; or 
have an unacceptable impact on the amenity of other valley users. 
 
Unitary Development Plan EN8  -  Nature Conservation of Local Importance 
This policy states that development that would adversely affect the nature conservation value of a Site of Biological 
Importance, a Local Nature Reserve, or a priority habitat for Salford as identified in the Greater Manchester 
Biodiversity Action Plan, will only be permitted where the benefits of the development clearly outweigh the 
reduction in the nature conservation interest of the site; the detrimental impact has been minimised as far as is 
practicable; appropriate mitigation measure have been provided. Conditions or planning obligations will be used 
to ensure the protection, enhancement and management of these sites and habitats. 
 
Unitary Development Plan EN9  -  Wildlife Corridors 
This policy states that development that would affect any land that functions as a wildlife corridor, or that provides 
an important link or stepping stone between habitats will not be permitted. Conditions and planning obligations 
may be used to protect, enhance or manage to facilitate the movement of flora and fauna where development is 
permitted. 
 
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, any important 
landscape feature 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 landscape 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 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 EN22  -  Resource Conservation 
This policy states that development proposals for more than 5,000 square metres of floorspace will only be 
permitted where it can be demonstrated that the impact on the conservation of non-renewable resources and on 
the local and global environments, has been minimised as far as practicable; and full consideration has been 
given to the use of realistic renewable energy options, and such measures have been incorporated into the 
development where practicable. 
 
Unitary Development Plan EN23  -  Environmental Improvement Corridors 
This policy states that development along any of the city’s major road, rail and water corridors will be required to 
preserve, or make a positive contribution to the corridor’s environment and appearance. 
 
Unitary Development Plan CH2  -  Development Affecting Setting of Listed Building 
This policy states that development will not be granted that would have an unacceptable impact on the setting of 
any listed building. 
 
Unitary Development Plan CH5  -  Archaeology and Ancient Monuments 
This policy states that planning permission will not be granted for development that would have an unacceptable 
impact on an ancient monument, site or feature of archaeological importance, or its setting. Planning conditions 
will be imposed to record and evaluate, excavate and preserve remains of local archaeological value, prior to the 
commencement of the development. 
 
Unitary Development Plan CH7  -  Manchester, Bolton and Bury Canal 
This policy states that planning permission will be granted for the restoration of the Manchester, Bolton and Bury 
Canal. Development that would prejudice the reinstatement of the canal and its towpath will not be permitted. 
Developer contributions will be sought where the restoration or improvement of the canal or towpath is necessary 
to enable development. 
 
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. 
 
Greater Manchester Joint Waste Development Plan Document 
The overarching aim of the DPD is to ensure sustainable waste management facilities are developed across 
Greater Manchester, to meet an identified capacity gap between 2012-2027.  The document identifies existing 
waste infrastructure, allocates suitable sites and areas new waste facilities (including landfill) and includes 
Development Management Policies specific to facilitate sustainable waste developments. 
 
  



  

Other Material Planning Considerations 
 
National 
 
National Planning Policy Framework 
National Planning Practice Guidance 
National Planning Policy for Waste 
Waste Management Plan for England (2021) 
 
Local Planning Policy 
 
It is not considered that there are any local finance considerations that are material to the application. 
 
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  -  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  -  Nature Conservation and Biodiversity 
This policy document expands on the policies of the Unitary Development Plan relating to the issues of nature 
conservation and biodiversity, and seeks to ensure that all stakeholders have a clear understanding of how those 
policies should be implemented and their desired outcome. 
 
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  -  Trees and Development 
The policy document has been prepared to give information to all those involved in the development process 
about the standard that the Local Planning Authority requires for new development proposals with specific 
reference to the retention and protection of trees. 
 
Supplementary Planning Document  -  Planning Obligations 
This policy document expands on the policies in Salford’s Unitary Development Plan to provide additional 
guidance on the use of planning obligations within the city. It explains the city council’s overall approach to the 
use of planning obligations, and sets out detailed advice on the use of obligations in ensuring that developments 
make an appropriate contribution to: 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 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. 
 
  



  

Appraisal  
 
Principle of Development 
 
The National Planning Policy for Waste (NPPW) sets out the Government’s ambition to work towards a more 
sustainable and efficient approach to resource use and management, and reflects the requirement to drive waste 
management up the waste hierarchy. Section 7 of the NPPW sets out that planning authorities should only expect 
applicants to demonstrate the quantitative or market need for new or enhanced waste management facilities 
where proposals are not consistent with an up-to-date Local Plan. 
 
The existing Roydon facility within the wider site focuses on plastics recovery, whereby mixed plastic bottles are 
sorted by grade and colour and de-contaminated, to allow the material to then be moved off-site to other facilities 
for processing into packaging. The extension is required to allow for additional technologies and equipment on-
site which will allow for the shredding and washing of material, optical sorting and then extrusion to produce a 
food contact quality plastic end-product. 
 
The site is within an expansive Area Allocation (Area ref. SL2) as set out under the provisions of Policy 5 of the 
Greater Manchester Joint Waste Development Plan Document for delivery of waste management development 
and is identified as being suitable for enclosed facilities for, inter alia, materials recovery. The principle of the 
proposals would otherwise also comply with the requirements of the Waste Plan (although there are detailed 
‘development management’ considerations which require further analysis, set out below) and is considered to 
accord with the relevant considerations of national policy given that the development supports the movement of 
waste management up the hierarchy by facilitating enhanced and increased recycling and recovery of materials. 
 
Policy ST3 of the City of Salford Unitary Development Plan (UDP) relates to employment land supply and sets a 
strategic objective for the Council to ensure a good range of local employment opportunities are secured by, 
amongst others, maintaining an adequate supply and variety of land and building for employment purposes and 
protecting, and increasing the attractiveness of, existing employment areas.  
 
The site is also located within an Established Employment Area for the purposes of Policy E5 of the UDP; the 
development is considered to comprise suitable redevelopment of the site for employment purposes, given that 
Policy EMP1 of the Council’s Established Employment Areas SPD clarifies that employment uses include B2 
(General Industry) and waste management facilities. 
 
The proposed development therefore accords with the Area Allocation under the GM Joint Waste DPD and the 
principles set out within the National Planning Policy for Waste, together with Policy E5 and the thrust of the NPPF 
with respect to ‘Building a strong, competitive economy’;  the principle of development is therefore considered to 
be acceptable. 
 
Layout, Design & Visual Impact and Landscaping 
 
The immediate surrounding area is predominantly industrial and commercial in nature, comprising warehouses 
and manufacturing facilities of varying ages, styles, footprints and heights. The overall footprint, scale, height and 
massing of the building is considered to be commensurate with the site context and character.  
 
Short-range views of the building would be somewhat limited to within the confines of the surrounding industrial 
estate itself, although some medium-range views may be feasible from Rake Lane whilst dropping further down 
into the valley. Otherwise, longer-range views of the building will only be from higher ground and from a substantial 
distance from the site – views of the building from here will very much be of the context of the existing surrounding 
industrial estate. 
 
The western elevation, fronting towards the main entrance into the wider site and towards the centre of Junction 
Eco Park, would contain the fenestration to the office range and therefore provides an active frontage to the 
building. This would also ensure provision of natural surveillance to the car, cycle and motorcycle parking areas 
during hours of occupation. The stair cores at either end, one of which contains the main entrance, provide a 
sense of legibility to the building, including by using ‘goalpost’ feature details to the cladding. 
 
The material palette is typical for industrial/commercial buildings or ‘sheds’ of this type, and would make use of a 
relatively muted colour selection, with varying shades of grey and silver. This is considered suitable within the site 
context, whilst the use of green cladding around the entrance areas helps to further break the massing of the 



  

building and develop interest to the elevations around the entrance cores. Together with slight variations in colour 
tone, the use of varied profiles to the cladding (flat and trapezoidal) helps to further break the massing and avoid 
uninterrupted blank expanses of identical material.   
 
The development provides benefits in respect of improvement to the overall character and appearance of the site, 
which at present is fragmented and under-developed, and will replace existing areas of external storage which 
have a significant detrimental impact on the visual qualities of the area. A condition is recommended requiring 
that none of the application site is used for open external storage, with particular regard to the service yard to the 
east of the building. 
 
Two Public Rights of Way run adjacent to the site (shown dashed-blue in Figure 4 below); Swinton & Pendlebury 
Definitive Footpath 14a runs from Rake Lane down Northern Avenue and then follows a line tight to the site’s 
southern boundary up to Footpath 14, which runs parallel to the River Irwell. The foreground views northwards 
from Footpath 14a are currently comprised of made ground, hardstanding, external plastics storage and the 
concrete batching facility, with the existing Roydon building to the background. Consequentially, it is not 
considered that the development would fundamentally alter the character of views from the PRoW, and there 
would be no direct impacts to the alignment or surface of the footpath.  
 
Although the new building would be relatively close to the southern boundary with Footpath 14a, it is not so close 
as to create an oppressive or tunnel effect and landscaping proposals for the site provide the opportunity to soften 
the impact of the development and provide a suitable element of screening. Footpath 14 is already well screened 
from the site by the mature woodland, and it is not considered that the development would have an adverse impact 
on footpath users. It is noted that the Ramblers’ Association has expressed a desire for improvements to be made 
to Footpath 14a, including widening and re-surfacing; on the basis of the above conclusions, it is not considered 
that it would be necessary nor reasonable to secure any works to the footpaths. 
 

 
Figure 4 – Public Rights of Way Network 

 
The application is accompanied by a Crime Impact Statement which raises no objections to the scheme and 
provides recommendations principally in respect of the physical security specification of the building (window/door 
ratings, security access controls, intruder alarms etc.). Recommendations for secure boundary treatments may 
be addressed at the point at which the recommended boundary treatments condition is satisfied. An informative 
is recommended drawing the developer’s attention to the physical security specification recommendations. 
 
The proposed development is considered to respond positively to the physical context and constraints of the site 
and would have an acceptable impact on the character and appearance of the area. Accordingly, the proposals 
would comply with Policies DES1 and DES10 of the City of Salford Unitary Development Plan and the relevant 
considerations of the National Planning Policy Framework.  
 
  



  

Arboricultural Impacts and Landscaping 

 
The application is accompanied by a Tree Survey, Arboricultural Impact Assessment (AIA) and Method Statement 
(AMS). The survey identified 20 individual trees, 10 groups and a single woodland area within or immediately 
adjacent to the site. It is proposed, in order to facilitate the development, that 15 Category C trees would be 
removed, 4 Category C groups would be fully or partially removed and 10 Category B trees would be removed 
(principally on the boundary to PRoW 14a) – see Figure 5 below. 
 
Category C trees should not be allowed to constrain a development and their proposed removal is considered 
acceptable. Although retention of Category B trees would be preferred, given their contribution to the overall 
amenity value of the area, this is not feasible whilst still achieving operational requirements for the site and 
ensuring the most appropriate layout with respect to other design factors including the amenity of surrounding 
properties. The loss of the trees is a disbenefit of the proposals. Other than the landscaping strip to the south of 
the proposed building, there are limited opportunities for planting of replacement trees within the application site, 
as per the comments from the Council’s Arboricultural Consultant. However, a scheme for replacement planting 
at a minimum 2:1 ratio within the application and wider site (land in control of the applicant), to be secured by 
condition together with a Biodiversity Management Plan, will provide suitable mitigation and the limited short-term 
impact must be weighed in the balance together with other impacts and benefits of the proposals.  
 
A Tree Protection Plan (TPP) has been supplied showing the layout of the temporary protective fencing (HERAS-
type) and the construction exclusion zones.  An Arboricultural Method Statement (AMS) has been supplied which 
includes descriptions of the temporary protective fencing and ground protection proposed. Conditions are 
recommended requiring implementation of tree protection measures and that development be carried out in 
accordance with the AMS. 
 

 
Figure 5 – Arboricultural Impact Assessment 

 
Amenity and Environmental Impacts 
 
The proposed building would be well-separated from the nearest residential properties, with a distance in excess 
of 140m between the rear elevations of 338 to 344 Rake Lane and the south-west corner of the proposed structure. 
In light of this separation, the topography and the presence of the woodland to the west of the site which provides 
substantive screening, it is not considered that the proposed building would adversely impact the amenity of the 
occupiers of nearby properties by way of overshadowing, loss of daylight/sunlight, overbearing impact, loss of 
privacy nor loss of outlook. A condition is recommended requiring that any external lighting proposals for the site 



  

are submitted for the approval of the LPA, in order to ensure no adverse amenity impacts, and also to ensure no 
adverse impacts on ecology/biodiversity. 
 
Odour/Insects 
 
In light of the proposed end-use of the building, the application is accompanied by an odour assessment 
undertaken in accordance with Institute for Air Quality Management guidance. The report notes that the majority 
of the area surrounding the development would be characterised as industrial in nature, with land uses including 
timber yards and manufacturing. Therefore, a high level of amenity would not be expected for the majority of 
receptors in the area. There is a pocket of residential uses to the southwest of the site (dwellings on Rake Lane) 
and Prestwich Hospital is 450m to the north east, where a high level of amenity would be expected. 
 
The main odour sources will be the sorting and processing of plastic waste, which will primarily be undertaken on 
the existing site. Sources of odour could come from the drying and chemical transformation of the plastic flake 
into plastic grade pellets and an additional source of odour will come from any municipal waste that has come in 
with the plastic waste in cases of contamination. 
 
It is noted that the proposed additional processing on the site, which the development is to facilitate, will take 
place within the proposed building and all emissions have therefore been considered ‘fugitive’. The assessment 
considers the potential exposure of receptors to such emissions on the basis of meteorological conditions – the 
prevailing wind direction is between 150 and 330 degrees and the only highly sensitive receptor downwind of the 
site is therefore Prestwich Hospital. 
 
In taking account of the relevant factors including the location of the facility, that fact that the development will not 
be introducing new odours into the area, the fact that plastic waste recycling is unlikely to be as odorous as other 
wastes such as municipal waste, and that the new facility is intended to process plastic waste which has already 
been partly cleaned in the existing facility, the report concludes that the likely odour effect at the identified sensitive 
receptors (including the dwellings on Rake Lane) would be ‘Slight Adverse/Negligible’; using IAQM odour 
guidance this is classed as ‘not a significant effect’. The report has been reviewed by the Council’s Environmental 
Consultant who has raised no objection to the findings and conclusion. 
 
It is noted an objection has been received relating to flies/insects; it is important to note that this relates to the 
existing facility, which makes use of external storage. Recycling facilities can suffer with problems from flies due 
to storage of material contaminated with food, particularly if such material is stored at temperatures and for long 
enough to allow the life cycle of insects to complete (between 7-10 days in warmer months). The proposed new 
facility will be processing partially cleaned plastic, and will not, in the view of the Council’s Environmental 
Consultant, create any additional risk of insects over and above that of the existing situation. The Environment 
Agency has confirmed that measures to require control of insects at the existing Roydon facility are included within 
the relevant Environmental Permit and associated Environmental Management System; this is not, therefore, a 
matter for control by the Local Planning Authority. 
 
Noise 
 
The site is embedded within an existing employment area and the nearest sensitive use (housing on Rake Lane) 
is located approximately 140 metres to the south-west of the proposed building. The site layout has been designed 
such that the principal HGV circulation area and focus of external activity, the service yard, is located to the east 
of the site, with the building itself providing an element of screening to houses on Rake Lane. The proposed 
recovery/recycling operations on site would take place within the building, the fabric of which would provide 
significant mitigation against noise breakout. Five of the level-access doors to the facility are located on the 
eastern elevation, facing away from Rake Lane, whilst the remaining two are in the northern elevation facing 
towards the existing facility.  
 
Vehicle movements to and from the site would follow established routes, by virtue of using the same 
access/egress point as the existing Roydon facility. Given the particular proposed use of the building, it is not 
considered that the development will lead to a material increase in HGV trips to and from the site, as expanded 
upon in the Highways Impact analysis below, however, even in a worst-case scenario any increase in traffic 
movements would be likely minimal when considered against the background traffic levels on Rake Lane. 
 
The Council’s Environmental Consultant has reviewed the proposals and considers that the development would 
not result in adverse impacts on the amenity of occupiers of nearby residential properties and it is considered that 



  

the development would comply with Policy EN17 of the City of Salford Unitary Development Plan and the relevant 
considerations of the National Planning Policy Framework, with respect to the impact on surrounding land uses. 
 
Land Contamination 
 
The site has a number of historic industrial uses including Aniline Works and Chloride Works. Such uses have 
the potential to leave legacy pollutants within soils or underlying groundwater. The proposed end use is for an 
industrial use, which are considered a sensitive end use with respect to land contamination risk. The submitted 
Environmental Risk Assessment report concludes that there is a low to medium risk to future site users from 
ground contamination, and a moderate/high risk to controlled waters. The site will be managed and the likelihood 
of employees coming into regular contact with contaminated soils is considered low. With respect to groundwaters, 
the assessment is based on the historic uses, and considers as the area has historically been industrial in use, 
the risks to controlled waters are likely related to this. The site is underlain by a secondary A aquifer, granular 
deposits and a principal aquifer, and previous investigations have shown a potential pollutant linkage.  
 
The report has been reviewed by the Environment Agency (EA) and the Council’s Environmental Consultant, 
neither of whom have raised any objection to the findings or to the proposed development of the site, subject to 
conditions requiring further investigation work and agreement of an appropriate remediation strategy for the site. 
Appropriate conditions which incorporate the requirements of the relevant consultees are recommended below; 
subject to attachment of these conditions it is considered that the site may be developed safely and in accordance 
with Policies EN17 and EN18 of the City of Salford Unitary Development Plan nor with the relevant considerations 
of the National Planning Policy Framework.  
 
Air Quality 
The site 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 and the Council’s Environmental Consultant has 
raised no objections to the development on air quality grounds. 
 
Highways Impact 
 
The application is accompanied by a Transport Statement (TS) which provides an assessment of the location, 
existing highway network and impact of the development proposals. 
 
Accessibility 
 
The site located within a well-established employment area, ‘Junction Eco Park’, which sits within the wider Clifton 
Industrial Estate. The site is accessible to vehicles from the wider highway network via Lumms Lane then Rake 
lane from Agecroft Road (A6044) or via Queensway and Rake Lane from Bolton Road (A666). Local residents 
commenting on the application have raised concerns regarding the suitability of access routes for heavy goods 
traffic; Rake Lane is narrow in places and drops steeply down into the Irwell Valley, however, there were no 
recorded accidents on this stretch of highway in the last five years identified in the TS and it is noted that the 
access is a long-serving goods vehicle access to a large number of industrial and commercial units across the 
industrial estate, with highway safety features already in place including rumble strips, lighting and guard 
rails/barriers. The TS contains an assessment of accident date within the vicinity of the site across the most recent 
5-year period; the assessment does not indicate any pattern or specific highways safety issues. 
 
In respect of pedestrian accessibility, the surrounding highway network includes provision of footways on one or 
both sides of the carriageway and there are pedestrian crossing facilities at the major junctions at the ends of both 
Lumms Lane and Queensway. The walking catchment for the site (up to 2km) generally includes only the Clifton 
area east of Bolton Road, nonetheless, this does have the potential to reduce the number of short car journeys to 
the site. Accessibility by cycle is greater, when considering a typical 5km cycle trip, and would include the majority 
of Clifton, Whitefield, Prestwich, Swinton, Pendlebury and Kersal. 
 
The site is not directly well served by public transport, given the very limited timetable at the nearby Clifton railway 
station and the nearest bus stops being located around 0.8km walk from the site on Rake Lane, although this is 
considered to be within acceptable walking distance. The nearest stops are served by the 21 route, which has an 
approximate frequency of every 30 minutes and benefits from early start times.  
 
  



  

Impact on Highway Network 

 
The TS includes an assessment of the potential traffic generation of the development. Currently, HGVs deliver 
waste product to the site, which is processed and then transported off-site as an un-finished product to be 
processed to a finished product elsewhere. With the proposed extension in place, HGVs will continue to deliver 
the waste to the site, but it will then be transported as a finished product directly to the customer, thus eliminating 
the need for HGV movements to an off-site facility for further processing. As a result, no material change in the 
number of HGV trips to or from the site is expected. The existing facility operates with around 70 staff members 
split across four shifts. The extension is expected to lead to an increase of around 30-40 FTE staff, which will be 
split across shift patterns. 
 
Notwithstanding the above, the TS adopts a ‘worst-case’ scenario assessment of stand-alone occupation of the 
proposed unit, rather than as an additional processing unit as described above, with resulting additional traffic 
flows. Using the TRICS database, the additional trip generation is predicated as per Table 1 below: 

 
Table 1 – Trip Generation 

 
The potential increases in such a scenario are considered minor and would not have any undue impact on the 
local highway network.  
 
Servicing and Parking Provision 
 
Vehicular access to the site is to be taken via the existing Roydon access/egress off Rake Lane, which is wide 
enough to allow simultaneous access and egress of HGVs. A 7.3m wide access road would be provided within 
the site, with dedicated footway provision alongside. The car, motorcycle and cycle parking facilities would be 
located close to the site entrance and two crossing points provided to link to the building entrances. The main 
service yard is located to the east of the building, with five level-access doors on the east elevation. Space would 
be provided for parking of 12 trailers on the hardstanding. Swept-path analysis has been undertaken and 
submitted to demonstrate that the access and servicing arrangements are suitable for articulated vehicles. 
 
A total of 97 car parking spaces would be provided, along with 20 cycle stands under a covered shelter and 10 
motorcycle spaces. This parking provision is intended to serve the entire Roydon site, as there is only minimal 
formalised provision at present to the west of the existing building – the remainder of car parking tends to be 
accommodated on an ad-hoc basis within vacant areas of hardstanding. The Local Highway Authority have 
confirmed their satisfaction with the level of provision, which falls within the maximum limits set out within the 
UDP. Concerns have been raised by the LHA in relation to the detailed specification of the cycle shelter and also 
requesting that secure locking systems are provided for the motorcycle spaces. A condition is recommended 
requiring submission of a revised scheme for provision of cycle shelters and for detail of motorcycle security 
measures. 
 
Conclusion 
 
In light of the above analysis, and subject to application of recommended conditions, it is considered that safe 
and suitable access to the development would be provided, that the development would not have an adverse 
impact on the capacity or safety of the local highway network and that the scheme would include adequate 
provision for the parking of cars, cycles and motorcycles. The site is considered to be reasonably accessible by 
means other than private vehicles. Accordingly, the proposals are considered to accord with Policies ST5, DES2, 
A2, A8 and A10 of the City of Salford Unitary Development Plan and the relevant provisions of the National 
Planning Policy Framework. 
 
Ecology/Biodiversity 
 
The site has been subject of an extended Phase 1 habitat survey; the site itself predominantly comprises 
hardstanding and bare made ground, with very limited biodiversity value, however, areas on the fringes of the site 
benefit from scrub cover and there are areas of woodland and tree cover to the western and southern edges. A 



  

substantial area of broadleaved woodland (a Habitat of Principal Importance) also separates the site from the 
River Irwell. The site lies within relatively close proximity of several Sites of Biological Importance, on the opposite 
side of the Irwell – Philip’s Park and North Wood, Prestwich Clough and Rhodes Farm Sewage Works. The Philip’s 
Park Local Nature Reserve also contains areas of ancient woodland at Mere Clough. The Irwell Valley is 
designated as a Wildlife Corridor, although the application site is outside the boundary of this designation. 
 
It is not considered that development of the site as proposed would have an adverse effect on the above non-
statutory sites due to the nature of the proposal, the distances involved, the intervening land conditions which limit 
linkages and the mitigation measures for potential environmental impacts which are to be secured by way of 
planning conditions; this includes requiring agreement of a Construction Environmental Management Plan to 
mitigate risks of pollution during the construction phase. 
 
In respect of the potential impacts of the development on the ancient woodland, consultation has been undertaken 
with the Forestry Commission and Natural England, neither of whom have raised an objection to the proposals. 
The site is well separated (some 480m) from the woodland and the particular nature of the development is such 
that no adverse impacts are anticipated; no conflict is identified with Paragraph 175 of the NPPF.  
 
The site was assessed for likely protected species, including bats, badger, birds, amphibians, otter and water 
vole, and further surveys carried out for reptiles. No evidence of any protected species was found and the Greater 
Manchester Ecology Unit (GMEU) has confirmed their satisfaction with the survey results. 
 
There will be a loss of trees and shrubs around the boundary of the site, as a result of the arboricultural works 
detailed above, and therefore loss of potential bird nesting habitat. Birds and their nests are protected by the 
Wildlife and Countryside Act 1981, and an informative is recommended reminding the developer of their 
responsibilities under the relevant legislation. It is considered that loss of trees can be mitigated/compensated for 
through landscaping proposals for the remainder of the site and by requiring an ecological enhancement plan; 
limited detail has been provided at this stage and it is recommended that detail is secured by way of condition. 
Protection measures for retained trees are contained within the Arboricultural Method Statement (AMS); 
compliance with the AMS is to be required by condition. 
 
The submitted survey work identified the presence of invasive plant species (Himalayan Balsam and Japanese 
Knotweed) – a condition is recommended requiring agreement of method statement for eradication and control of 
such species within the site. 
 
In light of the above assessment, and subject to requiring suitable mitigation as per the recommended conditions, 
it is considered that the development proposals comply with Policies ST13 and EN12 of the City of Salford Unitary 
Development Plan, together with the relevant provisions of the National Planning Policy Framework. 
  
Flood Risk and Drainage 
 
The application site lies within Flood Zone 1 (land having a less than 1 in 1,000 annual probability of fluvial or tidal 
flooding) and within the Core Conurbation Critical Drainage Area. In light of the size of the site area a Flood Risk 
Assessment (FRA) has been submitted. In accordance with the Flood Zone classification, it is noted that all 
predicted flood events to the River Irwell would be contained ‘within bank’ and pose a low risk of flooding to the 
site. 
 
Three areas across the site are identified as being at ‘low’ and ‘medium’ risk of surface water flooding, however, 
the FRA notes that surface water drainage infrastructure within the site should mitigate for this and intercept the 
majority of rainfall, reducing the risk of surface water pooling and generation of overland flows; in the event these 
were to occur, the overland flow would be directed towards the River Irwell given the topography of the site. The 
FRA notes that in order to afford the site additional protection from any potential ‘residual’ flood risks, such as 
shallow overland surface water 'sheet flows', finished floor levels, where possible, will be set a minimum 150mm 
above adjacent infrastructure thoroughfare levels. 
 
The proposed surface water drainage strategy would include a reduction in discharge rate of 50%, to a restricted 
rate of 191 l/s. A drainage strategy has been submitted, which includes for the provision of an attenuation tank 
beneath the service yard, which would then connect to an outfall to the River Irwell (for which separate consent 
would be required from the Environment Agency) – drainage by infiltration is not considered feasible in light of 
ground conditions. Retention separators are included in the proposals to ensure that oil, chemical and solids are 
removed from the surface water flows prior to discharge. The proposed surface water strategy is considered 



  

acceptable, with no objections raised by the Council’s Drainage and Flood Risk Officer, and it is recommended 
that a condition is applied requiring implementation of the drainage strategy and agreement of a maintenance 
strategy prior to first occupation of the building. 
 
In respect of foul water drainage, the FRA notes that there is no recorded public foul water sewer infrastructure in 
close proximity to the site and that further investigation is required to determine the most suitable method of 
discharging foul water from the site. This may require the installation of a small sewer pumping station; it is 
recommended that a condition is attached requiring submission and agreement of a scheme for foul water 
drainage. 
 
Subject to conditions as recommended, the development would accord with Policies EN17, EN18 and EN19 of 
the City of Salford Unitary Development Plan, the Council’s Flood Risk and Development SPD and the National 
Planning Policy Framework, with respect to drainage and flood risk. 
 
Heritage 
 
North-west of the wider Roydon site are two Grade II listed structures, the nearest being the Clifton Railway 
Viaduct, dating from 1848 and originally constructed for the Lancashire and Yorkshire Railway, and the 
westernmost being the Clifton Aqueduct, which dates from 1796 and formerly carried the Manchester, Bolton and 
Bury Canal. Regard is therefore to be had to the duty under s.66 of the Planning (Listed Buildings and 
Conservation Areas) Act 1990 and Section 16 of the NPPF. 
 
The works proposed are to be considered in the context of an established industrial area with similar activities 
and buildings. Views of the viaduct and aqueduct from and adjacent to the application site are heavily obscured 
by mature tree and vegetation cover; this existing mature landscaping will remain unaffected by the proposed 
development as it lies outside of the development site. In light of this, together with the intervening separation 
distances, and that the proposal is within an existing industrial area, it is not considered that the proposal would 
affect the setting or significance of the listed assets.  
 
East of the application site, and wrapping around the northern edge of the wider Roydon site, is the alignment of 
the former Manchester, Bolton and Bury Canal, which is a Non-Designated Heritage Asset and benefits from 
protection under UDP Policy CH7. The development would not impact upon the line of the canal and given the 
separation distance and the presence of the intervening dense woodland to the east of the site, it is not considered 
that the development would affect the setting or significance of the canal. 
 
In accordance with the above, it is not considered that the proposed development would conflict with the provisions 
of Policies ST15, CH5 and CH8 of the City of Salford Unitary Development Plan nor with the relevant provisions 
of the National Planning Policy Framework.  
 
Planning Obligations 
 
In light of the scale of the development an assessment of its impact on transport infrastructure and public realm 
has been undertaken in accordance with UDP Policy DEV5 and the Planning Obligations SPD. In accordance 
with the National Planning Policy Framework and The Community Infrastructure Levy Regulations, planning 
obligations may only be sought where they are necessary to make a development acceptable in planning terms, 
directly related to the development; and fairly and reasonably related in scale and kind to the development.  
 
In this case, it is not considered that the development would place additional pressure on existing transport 
networks in the vicinity of the site nor generate a requirement in turn for improvements to infrastructure or services. 
Similarly, the development would not generate a requirement for investment in the public realm, given that it is 
not considered that there are any adverse visual impacts which require mitigation and noting the degree of 
separate between the development and the Manchester, Bolton and Bury Canal. Accordingly, it is not considered 
appropriate or necessary to require any financial obligations of the development.  
 
Conclusion 
 
The proposed development is acceptable in principle, given that it comprises an extension to an existing materials 
recovery/recycling facility located within an Area Allocation for waste management development under the 
provisions of the Greater Manchester Joint Waste DPD. The proposals would support the movement of waste 



  

management up the waste hierarchy, in accordance with the Joint Waste DPD and the National Planning Policy 
for Waste. The development also comprises suitable redevelopment within an Established Employment Area.  
 
The development is considered to respond positively to the physical context and constraints of the site and would 
have an acceptable impact on the character and appearance of the area overall. The proposed loss of 10 Category 
B trees, together with the loss of further Category C trees, will result in short term impacts, however, mitigation 
(including replacement tree planting at a minimum ratio of 2:1) is to be secured as part of wider landscaping 
proposals to be agreed by condition.  
 
The benefits of the scheme, with respect to the visual improvements on site, the wider benefits arising from 
provision of additional waste recovery & recycling capacity and movement of waste up the hierarchy, the 
appropriate and comprehensive redevelopment of a partially vacant and underutilised site within an employment 
area, the direct additional employment benefits, and the effective remediation & re-use of previously developed 
land (to which substantial weight should be attached), are considered to outweigh the limited and localised short-
term harm arising as a result of the removal of trees.    
 
The proposals would otherwise result in no adverse impacts with respect to the amenity of surrounding residents, 
contamination, the capacity and safety of the highway network, ecology and biodiversity interests, and flood risk 
& drainage, subject to imposition of the recommended conditions. The application is therefore recommended for 
approval. 
 
Recommendation 
 
That planning permission be granted subject to the following planning conditions: 
 

1. The development must be begun not later than three years beginning with the date of this permission. 
 
Reason: Required to be imposed by Section 91 of the Town and Country Planning Act 1990 (as 
amended). 
 

2. The development hereby permitted shall be carried out in accordance with the following approved plans: 
- Location Plan ref. 19080 P0001 rev. C 
- Proposed Site Plan ref. 19080 P0003 rev. G 
- Proposed Building Plan ref. 19080 P0004 rev. B 
- Proposed Roof Plan ref. 19080 P0005 rev. B 
- Proposed Elevations ref. 19080 P0006 rev. C 
- Proposed Cycle Shelter ref. 19080 P0007 rev. A 
- Tree Protection Plan ref. 6203.02 
- Drainage Layout ref. 13689-HYD-XX-XX-DR-S-0500 rev. P1 

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

 
3. No development shall take place (including any site clearance or preparation works) until a Construction 

Management Plan (CMP), which shall include for the following, has been submitted to and approved in 
writing by the Local Planning Authority: 

a) The hours for construction activities on site; 
b) The parking of vehicles of site operatives and visitors; 
c) Loading and unloading of plant and materials; 
d) Storage of plant and materials using in constructing the development; 
e) The erection and maintenance of security hoardings including decorative displays and facilities for 

public viewing, where appropriate; 
f) Measures to prevent the deposition of dirt on the public highway, including wheel washing facilities; 
g) Measures to control the emission of dust and dirt during construction; 
h) Measures to minimise disturbance to any neighbouring occupiers from noise and vibration, 

including from any piling activity;  
i) Hours for and means of access of delivery and construction vehicles; and 
j) Measures for the protection of the River Irwell corridor from accidental spillages, dust and debris. 

 
The duly approved Construction Management Plan shall be adhered to throughout the construction 
period. 



  

 
Reason: In the interests of the amenities of the area, the amenities of surrounding residents, the safety 
and free flow of highway uses, and to protect the integrity of the adjacent Wildlife Corridor in accordance 
with Policies DES1, DES7, A2, A8, EN9 and EN17 of the City of Salford Unitary Development Plan and 
the National Planning Policy Framework. 

 
Reason for pre-commencement condition: The proposals require site clearance, ground works and 
engineering works; an understanding of protection measures is required in advance of such works. 

 
4. No development shall take place until such time as a Phase 2 Site Investigation Report has been 

submitted to and approved in writing by the Local Planning Authority. The investigation shall address the 
nature, degree and distribution of land contamination on site and shall include an identification and 
assessment of the risk to receptors focusing primarily on risks to human health, groundwater and the 
wider environment. 

 
Should unacceptable risks be identified, no development shall take place until such time as a 
contaminated land remediation strategy has been submitted to and approved in writing by the Local 
Planning Authority. The development shall thereafter be carried out in full accordance with the duly 
approved remediation strategy or such varied remediation strategy as may be agreed in writing with the 
Local Planning Authority. 

 
No piling using penetrative methods during the construction period shall be carried out other than with the 
written consent of the Local Planning Authority pursuant to the provisions of this condition.  

 
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 Policies EN17 and EN18 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework. 

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

 
5. No development (including any site clearance or preparation works) shall take place until all the retained 

trees as shown on the Tree Protection Plan (drawing ref. 6203.02) within (or overhanging) the site, have 
been protected using temporary protective fencing. Such protection shall be installed in accordance with 
the description contained on and in the positions shown on Tree Protection Plan (drawing ref. 6203.02), 
and shall remain until all development is completed and no work, including any form of drainage or storage 
of materials, earth or topsoil shall take place within the perimeter of such protection. 
 
The development hereby approved shall be carried out in accordance with the submitted Arboricultural 
Impact Assessment and Method Statement (by tba Landscape Architects, document ref.  
MG/6203/AIA&AMS/SEP20. 
 
Reason: In the interests of protecting retained trees in accordance with Policy EN12 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework. 
 
Reason for pre-commencement condition: It is necessary for all protection measures to be in place prior 
to works commencing on site to avoid risk of damage to retained trees. 
 

6. No development shall take place until details of existing and proposed finished site levels and proposed 
finished floor levels for the building hereby approved, relative to off-site datum point(s), have been 
submitted to and approved in writing by the Local Planning Authority. The proposed finished floor levels 
shall have regard to the recommendations of the submitted Flood Risk Assessment (by Hydrock ref. 
13869-HYD-XX-XX-RP-FR-0001 issue no. P01). The development shall be undertaken in accordance 
with the approved details. 
 
Reason: In the interests of amenity in accordance with Policies DES1 and DES9 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework. 
 



  

Reason for pre-commencement condition: It is necessary to have a fixed understanding of levels changes 
before engineering works commence on site and alter existing levels. 
 

7. No development (including any site clearance of preparation works) shall take place until such time as a 
detailed method statement for the removal or long-term management/eradication of invasive plant species 
on the site has been submitted to and approved in writing by the Local Planning Authority. Development 
shall thereafter be carried out in accordance with the approved method statement.  
 
Reason: In the interests of ensuring the satisfactory treatment and disposal of invasive plant species and 
in accordance with Policies ST13 and EN12 of the City of Salford Unitary Development Plan and the 
National Planning Policy Framework 
 
Reason for pre-commencement condition: Demolition and construction activity increases the risk of 
invasive species spreading. 
 

8. In the event that boreholes are installed on site for the investigation of soils, groundwater or geotechnical 
purposes, no above ground works shall take place until such time as a scheme for the decommissioning 
of the boreholes, or their long-term management, protection and inspection where the boreholes are 
required post-development for monitoring purposes, has been submitted to and approved in writing by 
the Local Planning Authority. The duly approved scheme shall thereafter be implemented in accordance 
with the approved details and timescales contained therein. 

 
Reason: In the interests of ensuring that redundant or retained boreholes are safe and secure, and do 
not cause groundwater pollution or loss of water supplies, in accordance with Policies EN17 and EN18 of 
the City of Salford Unitary Development Plan and the National Planning Policy Framework. 
 

9. Notwithstanding the provisions of Condition 2 of this permission, no above ground works shall take place 
until such time as a detailed foul water drainage scheme, substantially in accordance with the 
recommendations of the submitted Flood Risk Assessment (by Hydrock ref. 13869-HYD-XX-XX-RP-FR-
0001 issue no. P01), including (where deemed necessary) full detail of the design, specification and 
appearance of any foul water pumping station, has been submitted to and approved in writing by the Local 
Planning Authority. No part of the development shall be occupied until such time as the duly approved 
foul water drainage scheme has been implemented in accordance with the approved detail and made 
available for use. 
 
No part of the development shall be occupied until such time as a scheme for the maintenance and 
management of the approved surface water drainage scheme, for the lifetime of the development, has 
been submitted to and approved in writing by the Local Planning Authority.  
 
No part of the development shall be occupied until such time as the approved surface water drainage 
strategy, as detailed on plan ref. 13689-HYD-XX-XX-DR-S-0500 rev. P1, has been fully implemented and 
made available for use. The surface water drainage system shall be maintained and managed in 
accordance with the duly approved scheme in perpetuity.  

 
Reason: To prevent an increased risk of flooding as a result of the development, to ensure satisfactory 
disposal of surface and foul water from the site and to ensure no adverse ecological impacts in 
accordance with Policies EN17, EN18 and EN19 of the City of Salford Unitary Development Plan and the 
NPPF. 

 
10. (a) Notwithstanding the details shown on the approved plans, no above ground works shall take place 

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, 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 include appropriate replacement tree planting (at a minimum ratio of 2:1) 
such as to mitigate the impacts of the tree removal and arboricultural works approved under the provisions 
of Condition 5 of this permission. The landscaping scheme shall also include a scheme of biodiversity 
enhancement measures including, but not limited to, bird boxes, bat boxes and hibernacula, and an 



  

accompanying Biodiversity Management Plan, which shall be based on the recommendations contained 
within the submitted Ecological Assessment (by Ecology Solutions ref. 8556M.EcoAs.vf dated October 
2020).  
 
(c) The landscaping works shall be carried out in accordance with the approved scheme for timing / 
phasing of implementation or within the next planting season following final occupation of the development 
hereby permitted, whichever is the sooner. 

 
(d) 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 to ensure appropriate biodiversity mitigation and enhancement in 
accordance with Policies ST13, DES9 and EN12 of the City of Salford Unitary Development Plan and the 
National Planning Policy Framework. 
 

11. The car parking, servicing and other vehicular access arrangements shown on the approved plans to 
serve the development hereby permitted shall be made fully available for use prior to the development 
being first brought into use 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 ST5, 
DES2, A2, A8 and A10 of the City of Salford Unitary Development Plan and the National Planning Policy 
Framework. 
 

12. No part of the development shall be occupied until such time as a verification report, pursuant to the 
provisions of Condition 4 of this permission, which validates that all remedial works undertaken on site 
were completed in accordance with those agreed with the Local Planning Authority, has been 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 Policies EN17 and EN18 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework. 
 

13. No part of the development shall be occupied until details of the type, siting, design and materials to be 
used in the construction of boundaries, screens or retaining walls have been submitted to and approved 
in writing by the Local Planning Authority and the approved structures have been erected in accordance 
with the approved details. The structures shall thereafter be retained.   
 
Reason: In the interests of amenity and in compliance with Policies DES1 and DES10 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework. 

 
14. No part of the development shall be occupied until such time as a detailed scheme for the provision of 

Electric Vehicle charging infrastructure on the site has been submitted to and approved in writing by the 
Local Planning Authority. The duly approved scheme shall be fully implemented, and the charging 
infrastructure made available for use, prior to first occupation of the development and the infrastructure 
shall be retained and maintained as such thereafter. 
 
Reason: In the interests of encouraging and sustaining the use of Electric Vehicles in order to reduce 
emissions from road transport in accordance with Policies ST14 and EN17 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework. 
 

15. Notwithstanding any detail shown on the plans hereby approved, no part of the development shall be 
occupied until such time as details of shower and changing facilities within the development hereby 
approved have been submitted to and approved in writing by the Local Planning Authority. No part of the 
development shall be occupied until such time as the duly approved facilities have been constructed and 
made available for use; the facilities shall be retained and made available for their intended use thereafter. 

 



  

Reason: In the interests of encouraging sustainable travel in accordance with Policies ST14 and A2 of 
the City of Salford Unitary Development Plan and the National Planning Policy Framework. 

 
16. Notwithstanding any detail shown on the approved plans, no part of the development shall be occupied 

until such time as a detailed scheme for the provision of secure and sheltered cycle and motorcycle 
parking, including details of CCTV systems to cover the shelters, has been submitted to and approved in 
writing by the Local Planning Authority. No part of the development shall be occupied until such time as 
the facilities have be constructed in accordance with the approved detail. The facilities shall be retained 
and maintained for their intended use thereafter. 
 
Reason: In the interests of encouraging sustainable travel and in the interests of security and crime 
prevention in accordance with policies ST14, DES10, A2 and A10 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework. 

 
17. During the period of construction, should contamination be found on site that has not been previously 

identified, no further works shall be undertaken in the affected area. Prior to further works being carried 
out in the affected area, the contamination shall be reported to the Local Planning Authority within a 
maximum of 5 days from the discovery, a contaminated land assessment shall be carried out, appropriate 
mitigation identified and agreed in writing by the Local Planning Authority. The development shall be 
undertaken in accordance with the agreed mitigation scheme. 

 
Reason: In the interests of preventing  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. 
 

18. The development hereby approved shall be constructed in accordance with the external materials 
specification as detailed on approved plan ‘Proposed Elevations’ ref. 19080 P0006 rev. C and retained 
as such thereafter. 
 
Reason: In order to ensure a satisfactory appearance in the interests of visual amenity in accordance with 
Policies DES1 and DES6 of the City of Salford Unitary Development Plan and the National Planning Policy 
Framework.  

 
19. No external lighting shall be installed on the buildings or elsewhere on the site unless and until a detailed 

scheme for such lighting has first been submitted to and approved in writing by the Local Planning 
Authority. External lighting shall only be installed in accordance with the duly approved detail and retained 
and maintained as such thereafter. 
 
Reason: In the interests of priority and protected species, with particular regard to the River Irwell Wildlife 
Corridor, and in the interests of amenity, in accordance with Policies EN17, ST13 and EN9 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework.  
 

20. There shall be no open storage of goods, materials, waste, finished or unfinished products on any outdoor 
area of the site.  
 
Reason: In the interests of amenity and the protection of the wider environment, including the adjacent 
River Irwell corridor, in accordance with Policies ST13, DES1, EN8, EN9 and EN17 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework. 

 
Notes to Applicant 
 
Bird Breeding Season 
No vegetation clearance required by the scheme should take place in the optimum period for bird nesting (July to 
August inclusive) unless nesting birds have been shown to be absent by a suitably qualified person. 
 
Bats 
All species of bats found in the UK receive a high level of legal protection under the terms of the Wildlife & 
Countryside Act 1981 and the Conservation of Habitats and Species Regulations 2010.  Bats roost in a variety of 
places and will use cracks, crevices and holes in trees. They are mobile in their habits and can turn up in the most 
unlikely places at any time of year.  Precautions should be taken throughout works, at any time of year, with the 



  

possible presence of bats borne in mind.  If bats are found at any time during works, then work should cease 
immediately and advice sought from Natural England or a suitably qualified bat worker. 
 
Land Contamination Standard Informative 
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. 
 
Land Contamination Watching Brief 
The developer and contractor should ensure they are observant during groundwork for any visual or olfactory 
sources of ground contamination. This may take the form of (for example); locally discoloured soils, an oily sheen 
on water standing in puddles / trenches / footings, petroleum, hydrocarbon or chemical type odours. Should such 
evidence be detected the Local Authority Contaminated Land Officer should be contacted for specialist advice 
 
Environment Agency – Waste on-site 
The CL:AIRE Definition of Waste: Development Industry Code of Practice (version 2) provides operators with a 
framework for determining whether or not excavated material arising from site during remediation and/ or land 
development works are waste or have ceased to be waste. Under the Code of Practice: 

 excavated materials that are recovered via a treatment operation can be re-used onsite providing they 
are treated to a standard such that they fit for purpose and unlikely to cause pollution; 

 treated materials can be transferred between sites as part of a hub and cluster project; and 

 some naturally occurring clean material can be transferred directly between sites. 
 
Developers should ensure that all contaminated materials are adequately characterised both chemically and 
physically, and that the permitting status of any proposed on-site operations are clear. If in doubt, the Environment 
Agency should be contacted for advice at an early stage to avoid any delays. 
 
The EA recommend that developers should refer to: 

 The position statement on the Definition of Waste: Development Industry Code of Practice 

 The waste management page on GOV.UK  
 
Environment Agency – Waste to be taken off-site 
Contaminated soil that is (or must be) disposed of is waste. Therefore, its handling, transport, treatment and 
disposal are subject to waste management legislation, which includes: 

 Duty of Care Regulations 1991 

 Hazardous Waste (England and Wales) Regulations 2005 

 Environmental Permitting (England and Wales) Regulations 2016 

 The Waste (England and Wales) Regulations 2011  
 
Developers should ensure that all contaminated materials are adequately characterised both chemically and 
physically in line with British Standard BS EN 14899:2005 'Characterization of Waste - Sampling of Waste 
Materials - Framework for the Preparation and Application of a Sampling Plan' and that the permitting status of 
any proposed treatment or disposal activity is clear. 
 
If in doubt, the Environment Agency should be contacted for advice at an early stage to avoid any delays.  
 
If the total quantity of hazardous waste material produced or taken off-site is 500kg or greater in any 12 month 
period, the developer will need to register with us as a hazardous waste producer. Refer to the hazardous waste 
pages on GOV.UK for more information. 
 
Environment Agency – Contaminated Land Additional Commentary 
Ground investigation reporting shows that there is a pollutant linkage present on the site. Contaminated soil are 
currently leaching acidified groundwater containing significant concentrations of Lead and Antimony, these 
deposits appear to be connected to the deep groundwater aquifer with in turn appears to be connected to the 
River Irwell.  
 
The areas used for lead smelting areas appear to be situated further north of the development site area in 
question. Similarly, battery crushing operations appear to be situated to the east of the site. However this does 



  

not mean that contamination arising from these sources/operations does not exist within soils within the 
development area in question since there has been significant re-profiling of the site over its industrial history.  
 
We do not have access to the ‘Dames and Moore Report’ at the time of undertaking this review however, this 
report should be used to assist in identifying the amount of acidic soils with significantly elevated Lead and 
Antimony concentrations lie within the development site boundary. To inform remedial requirements it is 
recommended that the wider site facility be investigated to ascertain how much the current site is affected by 
contamination and to determine how much cross contamination there is. 
 
It is important that the Phase II Site Investigation(s) to undertaken contain sufficient sampling to characterise the 
risks to controlled waters. With sampling of all three water bodies identified on the site, the shallow groundwater 
deposits, the deep water deposits and upstream/downstream of the River Irwell (minimum of two rounds of 
sampling required).  
 
There is possibly a redundant abstraction borehole on the site and if this is not to be required/utilised within the 
development we suggest that that this is decommissioned in line with EA guidance. We have enclosed as part of 
this planning response further guidance on this matter. 
 
United Utilities (UU) 
According to UU records there is an easement in the vicinity of the proposed development site which is in addition 
to UU’s statutory rights for inspection, maintenance and repair. The easement dated 22/12/1900 UU Ref: Z519 
has restrictive covenants that must be adhered to. It is the responsibility of the developer to obtain a copy of the 
document, available from United Utilities Legal Services or Land Registry and to comply to the provisions stated 
within the document. Under no circumstances should anything be stored, planted or erected on the easement 
width. Nor should anything occur that may affect the integrity of the pipe or United Utilities legal right to 24 hour 
access. 
 
UU recommend the applicant contacts their Property Services team to discuss how the proposals may interact 
with the easement. They should contact PropertyGeneralEnquiries@uuplc.co.uk  
 
The applicant should be aware of water mains in the vicinity of the proposed development site. Whilst this 
infrastructure is located outside the applicant’s proposed red line boundary, the applicant must comply with UU’s 
‘Standard Conditions for Works Adjacent to Pipelines’. UU provide this information to support the applicant in 
identifying the potential impacts from all construction activities on United Utilities infrastructure and to identify 
mitigation measures to protect and prevent any damage to this infrastructure both during and after construction. 
This includes advice regarding landscaping in the vicinity of pipelines. 
 
Where United Utilities’ assets exist, the level of cover to the water mains and public sewers must not be 
compromised either during or after construction. For advice regarding protection of United Utilities assets, the 
applicant should contact the teams as follows:  
Water assets – DeveloperServicesWater@uuplc.co.uk  
Wastewater assets – WastewaterDeveloperServices@uuplc.co.uk 
 
It is the applicant's responsibility to investigate the possibility of any United Utilities’ assets potentially impacted 
by their proposals and to demonstrate the exact relationship between any United Utilities' assets and the proposed 
development. 
 
Secure by Design 
The developer’s attention is drawn to the recommendations of the submitted Crime Impact Statement, including 
the physical security and design specifications contained therein. 
 
Public Rights of Way 
This permission does not authorise the closure of the public right(s) of way adjacent to the development, which 
should at all times be maintained unrestricted and available for the free passage of the public. 
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