
APPLICATION No: 20/76070/FUL 

APPLICANT: Mr David Gratrix 

LOCATION: Site At Mocha Parade, Lower Broughton Road, Salford, M7 

1QE,  

PROPOSAL: Demolition of existing single storey food bank. New build 

community health centre, with retail units to ground floor and 

associated car park and landscaping. 

WARD: Broughton 

 
 

 
 
Description of Site and Surrounding Area  
 
This application relates to a site at the corner of Great Clowes Street and Lower Broughton Road which forms 
part of the wider ‘Mocha Parade’. The site extends to approximately 0.39 hectares and is currently occupied by 
a single storey building which is currently vacant but did previously accommodate a food bank which was re-
located in August 2020. The remainder of the site falls within the car park area that serves Mocha Parade.  
 
Mocha Parade did once accommodate a number of commercial units with residential dwellings above. The 
parade is now largely vacant with a very small number of units still occupied. Vehicular access to the site is 
currently taken from Lower Broughton Road.  
 
The site is bounded to the east by Great Clowes Street with the former Victoria theatre which is grade II listed 
beyond. To the south the site is bounded by Lower Broughton Road with a grassed area and the River Irwell 
beyond. To the north and west are the other parts of the Mocha Parade with Sussex Street beyond.  
 
Background 



 
The new health centre building would accommodate the relocation of Mocha Parade Medical Practice and 
Lower Broughton Health Centre and would also accommodate Community Health Services for Salford Royal 
NHS Foundation Trust. The plan below indicates the location of the existing Mocha Parade and Lower 
Broughton Health centres.  
 

 
 
Mocha Parade Medical Practice has been temporarily relocated (October 2020) to Willow Tree on Littleton 
Road, whilst the site is redeveloped.  
 
The supporting documents submitted with the application set out that a number of sites have been considered 
to accommodate the proposed development with this site being the chosen site to take forward as it meets the 
applicant’s criteria in terms of size and connections to other local amenity and public transport links. It is also 
well located in terms of the existing GP services and patient catchment areas that are to be relocated within the 
proposed new building.  
 
Description of Proposal  
 
Planning permission is sought for the demolition of the existing single storey building on site together with the 
erection of a new community health centre, with retail units to ground floor, associated car park and 
landscaping. 
 
As set out above the health centre would combine two existing practices as well as providing services for 
Salford Royal NHS Foundation Trust. The submitted design and access statement confirms that patient 
numbers have been steadily growing and the combined total is currently 12,641. This has informed the size of 
the development required.  
 
The proposed new building would be L shaped and would be set back from the Great Clowes Street and Lower 
Broughton Street frontages. To the west of the site a car park area is proposed. The building would be flat 
roofed with a dark grey aluminium coping to the top of the parapet around all elevations with the exception of 
the plant deck area which would be located to the northern end of the building. The plant deck would be set at a 
lower level than the three storeys of the remaining building and would be accessed from second floor level. 
 
The main entrance to the health centre would be in the western elevation facing over the car park area. 
Entrances to the retail units would be provided from within the car park as well as from the Great Clowes Street 
side. The entrance off Great Clowes Street for retail unit 3 would also provide a secondary access through the 
unit to the health centre for those arriving from the Great Clowes Street side. 
 
At ground floor the building would include an integrated car park area for staff including cycle parking, waste 
storage, lobby and lift areas in the southern part of the building with the remaining part providing the entrance 
foyer for the health centre and the three retail units. Two small store areas would be provided to the northern 
end of the building accessed from the car park side as well as a second stair core.   
  
At first and second floor levels the building would provide reception and waiting areas, clinical rooms, toilets, 
admin offices, utility rooms and other general facilities required for the day to day running of the health centre.  



 
The building would be of brick construction with two grey brick types proposed. Its elevations would incorporate 
brick detailing between windows as well as ventilation louvres and feature fins. Areas of panelling are also 
proposed together with projecting elements around the entrances to the health centre on the eastern and 
western elevations. At ground floor level around the internal car park, perforated metal grills would be provided 
between brick pillars and these would be decorative in their design. 
 
Health centre lettering is proposed on the eastern elevation fronting Great Clowes Street as well as on the 
stair/lift core adjacent to the entrance in the western elevation. In addition, areas above the retail units are 
proposed for fascia signs for future tenants. Whilst these future fascia signs will need advertisement consent, 
providing a designated area for signage will ensure consistency in their size and location, therefore minimising 
any future visual impacts on the building.  
 
The existing vehicular entrance off Lower Broughton Road is to be retained until such time as the remainder of 
the wider Mocha Parade site is developed. Application 21/76964/FUL is currently under consideration and 
proposes a new Lidl food store. The Lidl application includes a new vehicular access off Lower Broughton Road 
and if this is implemented then the current vehicular access to the Health centre site would be closed off and a 
new internal access implemented to provide access from the Lidl side of the site into the health centre car park. 
 
The health centre proposes a total of 67 car parking spaces, including 5 disabled bays, one taxi/car share bay, a 
loading bay area within the main car park and 7 internal spaces for staff use. Seven motor cycle parking bays 
are also proposed as well as an external cycle store for 4 cycles and an internal cycle store with capacity for 10 
cycles.  
 
Should the Lidl development be approved and implemented then the health centre car park is proposed to be 
amended along the western side to close up the existing vehicular access and utilise the new access off Lower 
Broughton Road as would be implemented by Lidl. Internally the car park would also be reoriented where 
necessary and the resulting provision would be the same as that set out above with an increase of 2 parking 
spaces taking the total provision to 69.   
 
The submitted design and access statement sets out that the centre would employ 36 full time staff and 23 part 
time employees.  
 
The health centre and retail units are proposed to operate between the following hours: 

- Monday – Saturday 6am – 10pm 
- Sunday and Bank Holidays 9am – 6pm 

 
Publicity 
Site Notice: Non HH Article 15 Date Displayed: 29 October 2020 
Reason: Article 13 
 
Site Notice: Non HH setting of listed building Date Displayed: 29 October 2020 
Reason: Affecting setting of Listed Building 
 
Press Advert: Manchester Weekly News Salford Edition Date Published: 15 October 2020 
Reason: Article 15 Standard Press Notice 
Affecting setting of Listed Building 
 
Neighbour Notification  
 
Neighbouring occupiers were notified of the application on 15th October 2020.  
 
Representations  
 
2 letters of representation have been received in response to the application publicity. 
 
One is an objection which raises the following concerns:   

- The retail units would be significantly reduced which can restrict future new businesses from being in 
the community; 

- The proposal only has 3 medium - large units would be great to see plans for 6 to 8 retail units; 



- Lack of consultation with the local community and no planning notices up on the streets; 
 
Officer response:  
Whilst it is acknowledged that there were previously a number of units across Mocha Parade the majority of 
these have been vacant for a considerable amount of time, therefore with very limited facilities serving the 
community.  
 
The red line plan for this application relates to just one corner of the wider Mocha Parade site and its main 
emphasis is providing the health centre with a small number of retail units.  
 
The role of the local planning authority is to consider the application put before us in terms of its acceptability 
and this application has been considered on that basis as discussed throughout this report. . 
 
The objection was received on 17th October 2020 which was prior to the site notices being displayed by the 
Local Planning Authority on 29th October 2020. 
 
There is no statutory requirement for the applicants to undertake community consultation prior to the submission 
of a planning application. In response to whether any community consultation has been undertaken the agents 
acting on behalf of the applicants have advised that “A full consultation and workshop was undertaken with 
social and community partners to ensure complementary services were considered.  A number of press 
releases were issued regarding the Council’s wider redevelopment plans for the locality including this new 
medical centre. GPs have undertaken engagement via their Patient Participation Groups and have promoted 
the development in their waiting areas with no negative feedback. Covid-19 has restricted our ability to 
undertake any specific direct public engagement with community groups or undertaking community open days 
but the CCG are still looking to do further consultation to promote the benefits of this new development.  From a 
clinical delivery perspective this is not a new service but a minor estates related relocation - approximately 
250m from existing premises” 
 
The other representation is in support of the application but asks for consideration of a green roof to be added to 
the development as a signal of the commitment of the CCG/NHS to tackle climate change.  
 
Officer response: please refer to the sustainability section of the report below for discussion.  
 
Relevant Site History 
 
Mocha Parade: 
 
21/76964/FUL – Demolition of existing buildings and the erection of a new Lidl foodstore (Class E) with 
associated car parking and landscaping. Pending consideration. 
 
13/63625/NMA - Application for a non-material amendment to planning permission 12/62582/EIAHYB to revise 
the site layout to adjust the siting of plots 84 to 86. Permitted 30/8/2013 
 
12/62582/EIAHYB - Full planning permission for the demolition of 41 Great Clowes Street and Mocha Parade 
and the erection of 189 dwellings with associated works. Outline application with all matters reserved except for 
access for the redevelopment of Mocha Parade Neighbourhood Centre (use class A1 to A5 and D1) for up to 
4500sqm of gross retail floorspace and 225 car parking spaces together with associated works. Permitted 
7/03/2013 
 
Consultations 
 
Air Quality, Noise, Contaminated Land – The proposed development is 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 as such no objections are raised on Air Quality Grounds. 
 
No objections are raised in relation to noise and contaminated land subject to conditions. Please refer to 
relevant section of the report for further discussion. 
 
Design For Security - recommend a condition to reflect the physical security specifications set out in section four 
of the Crime Impact Statement should be added, if the application is to be approved. 



 
The physical security section of the Crime Impact Statement largely relates to specifications such as secure 
access, alarms, windows, doors etc. This level of technical detail is beyond the scope of planning control and as 
such an informative is recommended to draw the applicant’s attention to the recommendations made by Design 
for Security. 
 
Highways – No objections subject to conditions in relation to motorcycle secure fixings, cycle parking, construction 
management plan, waste/servicing management plan, travel plan. Please refer to relevant section of the report 
for further discussion. 
 
Senior Drainage Engineer – No objections. Recommends conditions in relation to surface water drainage and 
flood resilient construction. Please refer to flood risk and drainage sections of the report for further discussion.  
 
Environment Agency – No objection. Confirm that they are satisfied that the proposed development will not 
exacerbate flood risk elsewhere. Advise that due to potential flood depths and the requirements of FRD9, a 
Flood warning and evacuation plan should be provided prior to determination of the application. The 
development would not comply with policies FRD3 and FRD8 due to finished floor levels being below the design 
1% AEP climate change allowance flood levels. Advise that if the application is approved then it must proceed in 
strict accordance with the FRA submitted and the mitigation measures identified in it. Please refer to flood risk 
section of the report for further discussion.  
 
Greater Manchester Ecological Unit – No objections subject to conditions in relation to replacement trees and 
ecological enhancements and informatives in relation to bats and nesting birds. Please refer to the ecology 
section of the report for further discussion.  
 
Greater Manchester Archaeological Advisory Service – Are satisfied that the proposed development does not 
threaten the known or suspected archaeological heritage. On this basis there is no reason to seek to impose 
any archaeological requirements upon the applicant.  
 
United Utilities – United Utilities have not had the benefit of reviewing the supporting drainage layout plan or 
supporting calculations as they had not been submitted at the time of their consultations.  
 
United Utilities therefore recommend a surface water drainage condition be attached should the application be 
approved to enable further discussions to be had on the most appropriate drainage solution for the site having 
regard to the National Planning Policy Framework (NPPF) and the National Planning Practice Guidance 
(NPPG), which requires the site to be drained on a separate system with foul water draining to the public sewer 
and surface water draining in the most sustainable way.  
 
Also recommend conditions to ensure foul and surface water are drained on separate systems. 
 
Planning Policy 
 
Development Plan Policy 
 
Unitary Development Plan Policy S1 
Unitary Development Plan ST1 - Sustainable Urban Neighbourhoods 
Unitary Development Plan ST9 - Retail, Leisure, Social Community Provision 
Unitary Development Plan DES1 - Respecting Context 
Unitary Development Plan DES2 - Circulation and Movement 
Unitary Development Plan DES7 - Amenity of Users and Neighbours 
Unitary Development Plan DES9 - Landscaping 
Unitary Development Plan DES10 - Design and Crime 
Unitary Development Plan EHC3 
Unitary Development Plan EHC4 - Reuse of Existing Health, Community Facilities 
Unitary Development Plan A2 - Cyclists, Pedestrians and the Disabled 
Unitary Development Plan A8 - Impact of Development on Highway Network 
Unitary Development Plan A10 - Provision of Car, Cycle, Motorcycle Park 
Unitary Development Plan EN12 - Important Landscape Features 
Unitary Development Plan EN17 - Pollution Control 
Unitary Development Plan EN19 - Flood Risk and Surface Water 



Unitary Development Plan CH2 - Development Affecting the Setting of a Listed Building 
Unitary Development Plan DEV5 - Planning Conditions and Obligations 
  
Other Material Planning Considerations 
 
National Planning Policy 
 
National Planning Policy Framework 
National Planning Policy Guidance 
 
Local Planning Policy 
 
Supplementary Planning Document - Lower Broughton Design Code 
Supplementary Planning Document - Design and Crime 
Supplementary Planning Document - Planning Obligations 
Supplementary Planning Document - Design 
Supplementary Planning Document - Nature Conservation and Biodiversity 
Supplementary Planning Document - Trees and Development 
Planning Guidance - Flood Risk and Development 
 
It is not considered that there are any local finance considerations that are material to the application 
 
Appraisal  
 
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. 
  
The Publication Salford Local Plan: Development Management Policies and Designations (‘Local Plan’) was 
published on 27 January 2020 and comments were invited until 20 March 2020.  This is the version of the 
document that the city council would like to adopt and has been subject to a significant amount of public 
consultation in previous stages of its production. However, in accordance with paragraph 48 of the National 
Planning Policy Framework the weight that can be given to the Local Plan overall is currently limited. The city 
council is in the process of considering the comments made to determine the extent to which there are 
unresolved objections to the policies in the Plan. Those policies with less significant (or no) objections will be 
capable of carrying more weight than those with significant unresolved objections. 
 
In addition, following the publication of the National Planning Policy Framework (NPPF) it is necessary to 
consider the weight which can be afforded to the policies of the Council's adopted Unitary Development Plan 
(paragraph 213 NPPF February 2019). 
 
In terms of this application it is considered that the relevant policies of the UDP can be afforded due weight for 
the purposes of decision making as the relevant criteria within the UDP policies applicable to the proposed 
development are consistent with the policies contained in the NPPF. 
  
The main planning issues to be considered in this pre application request are as follows: -   
 

 Principle of development 

 Design  

 Impact on Heritage Assets  

 Design and Crime 

 Amenity 

 Air Quality 

 Noise 

 Contaminated land  

 Trees and landscaping 

 Ecology 

 Highways and parking  

 Sustainability 



 Drainage 

 Flood risk 

 Planning Obligations 
 
Principle of development 
 
UDP Policy ST9 of the Salford UDP encourages a comprehensive range of retail, leisure, social and community 
facilities throughout the borough. This includes enhanced health facilities that meet local needs. 
 
UDP Policy EHC3 relates to the provision and improvement of health and community facilities. UDP policy 
EHC4 states that ‘planning permission for the reuse or redevelopment of existing or former health or community 
facilities will be granted where there is a clear lack of demand for the existing use, or alternative provision is 
made and where the development is consistent with the other policies and proposals of the UDP.’ 
 
The application site forms part of the Mocha Parade neighbourhood centre (UDP Policy S1/9) and is currently 
occupied by a single storey building with areas of grass and landscaping immediately surrounding it. Beyond the 
grassed area to the front of the building the site forms part of the wider car park which serves Mocha Parade. As 
such the site is largely previously developed land with the exception of the grassed area to the front of the 
existing building. 
 
Annex 2 of the NPPF refers to health centres and retail development within its definition of main town centre 
uses. The site is within a sustainable location and is accessible by a range of means. The site’s location within 
the neighbourhood centre will allow for linked trips to other public amenities within the centre, which it is 
acknowledged are few in number at present but there are future aspirations for the wider re-development of the 
neighbourhood centre and the provision of the health centre will assist with this. The proposed health centre will 
amalgamate two existing doctor’s surgeries, one from within the existing parade (which was temporarily re-
located to Littleton Road in October 2020 whilst this site is developed) and one from within the wider area and 
will also provide Community Health Services for Salford Royal Foundation Trust.  
 
The existing single storey building currently on site was previously occupied by a community foodbank, however 
the food bank relocated in August 2020 and the building has remained vacant since that time. The city councils’ 
estates team have confirmed that the main storage building for the food bank has moved to Kansas Avenue and 
outlets are at the Council gateways and Broughton Hub. 
 
The existing building on site appears to be in a relatively poor state of repair and is of no significant architectural 
merit. As such its demolition is considered acceptable. 
 
As such the principle of the proposed health centre and retail units within the neighborhood centre is 
appropriate. 
 
Design 
 
The site occupies a prominent plot at the junction of Great Clowes Street and Lower Broughton Road and the 
development would therefore form the new gateway building into the Mocha Parade. The existing buildings on 
Mocha parade have fallen into a state of disrepair and presently provide no facilities for the residential 
community that surrounds it.  
 
The proposed development would provide a health centre as well as three retail units. It is envisaged by the 
applicants that the retail units would be occupied by other health type facilities such as a pharmacy, opticians or 
similar, however the end users are not yet known and this falls outside of the control of the Local Planning 
Authority.  
 
The applicants have been though pre application discussions with the Local Planning Authority as well as 
further discussions more recently which have informed design changes throughout the course of this 
application.  
 
The images below show the current design proposals as viewed from within the proposed car park area and the 
elevation fronting Great Clowes Street. 
 



 
 
The proposed building is ‘L’-shaped with its longest elevation onto Great Clowes Street providing an active 
frontage by the presence of entrances to the three retail units. Access to the retail units is also provided from the 
car park area providing dual fronted units that address the car park area as well as Great Clowes Street. 
 
The main entrance to the health centre would be from within the car park, which is considered appropriate by 
the Council’s planning and regeneration teams. This is also supported by the applicant’s patient post code 
profile, which shows that the vast majority of the patients will be traveling from north of the river. The applicants 
envisage that the majority of patients will access the site from their car, on foot from the north via the car park, 
or from the bus stop which is also north of the site adjacent to the entrance to the wider Mocha Parade site and 
will therefore likely choose to use the main entrance in the western elevation facing the car park. 
 
However to enable flexibility for users and those arriving from the Great Clowes Street side and to ensure the 
building adequately addresses both the street scenes of Lower Broughton Road and Great Clowes Street the 
entrance to the immediately adjoining retail unit fronting Great Clowes Street has been enhanced and an 
internal route through the retail unit to the lobby and stairs/lift area of the health centre would be provided. 
 
The entrance to the health centre from the car park side has been enhanced since the original submission and 
made more prominent within the elevation to appear as the main entrance to assist visitors to the centre. The 
dual access to the retail unit and health centre from Great Clowes Street also incorporates a similar style 
canopy to the entrance area.  
 
The corner part of the building at the junction of Great Clowes Street and Lower Broughton Road would be 
largely inactive at ground floor level and this is due to the finished floor levels of the health centre having to be 
raised up above flood risk levels. In order to address this inactivity within the street scene, the corner part of the 
building would include decorative grills with a wave style pattern to the ground floor level which will allow flood 
water to pass through but provide a feature to these largely inactive parts of the building and will also allow 
some views through. Indicative designs of these grills have been provided and are considered to be acceptable 
in principle with the final details to be submitted and agreed through the recommended condition.  
 
The upper parts of this corner elevation would include large glazed area serving the waiting area and a ‘Public 
one 2 one’ room (which is to be used for private discussions with patients and /or private space for patients to 
wait) and so activity within these parts would be visible from within the street scene, albeit at a higher level. 
Signage areas, brick detailing, fins, paneling and recessing of the windows would also add interest to this part of 
the building. 
 
The building itself is constrained to some extent by the functional requirements of the health centre in relation to 
room sizes, location of equipment within rooms and this in turn impacts on the requirements of window sizes, 
locations etc. That said through discussions with the applicants and agents alterations have been made to the 
external elevations including the inclusion of brick detailing, alteration of bonding across parts of the building, 
window recessing and detailing to provide interest to the general simple form of the building. Yellow fins are also 
proposed to add further interest to the building as well as providing solar shading to the glazed areas. 
 
Indicative materials have been updated from the originally proposed blue brick at ground floor level with grey 
above to two different shades of grey brick. Recessed brick panels and use of stack bonding are proposed to 
give more definition to areas of the building. Darker grey doors/curtain wall/window frames are proposed and 
the decorative grills to the ground floor elevations are proposed to be powder coated grey to match window 
frames. 



 
Landscaping and tree planting is proposed across the site. It is proposed to open up the public area between 
the building and Great Clowes Street and remove the small number of steps originally proposed to ensure level 
access throughout. The area to the front of the retail units is proposed to be largely hard landscaping with some 
trees and would open up the area to provide a usable area of space that would directly adjoin the existing 
pavement area along Great Clowes Street and therefore provide an enlarged public realm area allowing 
pedestrians and users of the building to pass over freely. 
 
Further landscaping is proposed across the site both around the perimeter as well as within the car park area. 
Links are provided to the wider site to improve pedestrian usability and integration with future re-development. 
Proposed landscaping and tree planting across the site is discussed in more detail further on in this report but is 
acceptable in principle with the final details to be submitted and agreed through the recommended conditions.  
 
Cycle parking is proposed internally for staff within the ground floor parking area of the building. An external 
cycle parking area is proposed for visitors. The external cycle store is indicated on the submitted site plan to be 
located to the western side of the building adjacent to the ground floor parking area. The elevation details of the 
cycle store have not been provided to date and the Local Highways Authority have queried whether this is the 
most appropriate location for the external cycle store. Therefore a condition is recommended requiring full 
details of the cycle storage areas to be submitted for agreement and further discussions can then also be had 
as to the most appropriate location taking account the requirements of the Local Highway Authority as well as 
the constraints of the site. 
 
An external bin store is proposed within the car park area. Again, no details in terms of the design and 
appearance of the bin store have been provided to date and this will be secured through condition.  
 

The ‘Riverside Health Centre’ lettering on the elevations would sit within a recessed brick area and will enable 

visitors to easily locate the building within the development area. The submitted plans now also include 

indicative signage areas above the retail units. Whilst the lettering and advertisements above the retail units will 

require advertisement consent, the presence of the signage areas will assist in ensuring a consistent approach 

across the building.  
 
Impact on Heritage Assets 
 
The Grade II listed former Victoria Theatre is located to the east of the site on the opposite side of Great Clowes 
Street. As set out above the design of the proposed development has been amended and improved throughout 
the course of this application. The design and appearance of the proposed development is now considered 
acceptable, as is the principle of the indicative landscaping and public areas around the building which will be 
finalised through condition.  
 
Having regard to this together with the current, run down condition of the Mocha Parade and its existing 
buildings, it is not considered that the proposed development would have a detrimental impact upon the setting 
and significance of the former Victoria Theatre in accordance with the NPPF and policy CH8 of the UDP and 
would actually be an improvement on the current position on site.   
 
Design and Crime  
 
The applicant has sought to reduce opportunities for crime through the layout and design of the proposed 
development. The resulting scheme has been reviewed as part of a Crime Impact Statement (CIS), which has 
been submitted with the application. 
 
Design for Security (Greater Manchester Police) have raised no objections to the proposed development on the 
grounds of crime prevention. They are generally supportive of the scheme but do recommend that further 
consideration of some aspects are advised as set out in section 3.3 of the submitted CIS. They have also 
recommend a condition to reflect the physical security specifications set out in section four of the Crime Impact 
Statement should be added, if the application is to be approved. 
 
Section 3.3 of the CIS refers to things such as preventing graffiti on surfaces; ensuring emergency exits are 
alarmed and operate with access controls; CCTV; staff controls of entrance foyer to enable access to be 
restricted if required. Section 4 relates to physical security specifications such as secure access, alarms, 



windows, doors etc. This level of technical detail is beyond the scope of planning control and as such an 
informative is recommended to draw the applicant’s attention to the recommendations made by Design for 
Security. 
 
Other areas referred to in section 3.3 relating to use of features to prevent ram raids, lighting and ensuring 
landscaping does not impeded natural surveillance will be considered alongside the final landscaping scheme 
which is to be secured through the recommended condition.  
 
Amenity 
 
The proposed building would be three storeys in height with a flat roof. To the south the site is bounded by 
Lower Broughton Road with public realm and the river beyond. To the north and west is the wider Mocha 
Parade site. The remaining buildings to the north of the site did once provide residential accommodation at 
upper levels with commercial units below. All residential units are now vacant. At the time of submission of the 
application only a very small number of commercial units were occupied at ground floor level, however from a 
more recent site visit (March 2021), these now also appear to be vacant.  
 
All remaining buildings to the north of the application site are in a poor state of repair. Future aspirations are for 
the demolition and re-development of the wider Mocha Parade and as such the residential units will not be 
brought back into use.  
 
To the east, the site is bounded by Great Clowes Street with the Grade II listed Former Victoria Theatre and 10 
Great Clowes Street directly facing the site on the opposite side of Great Clowes Street. The proposed building 
would retain a distance of approximately 22m from 10 Great Clowes Street and the Victoria Theatre at its 
closest point which is considered acceptable. 
 
The building would be sited in the south east corner of the site. It would be set in from the site boundaries with 
soft landscaped areas at the junction of Great Clowes Street and Lower Broughton Road which would extend 
along both the frontage of Lower Broughton Road and partially along the Great Clowes street frontage.   
 
The area to the front of the retail units would be largely hard landscaped and is proposed to be opened up to 
directly adjoin the existing pavement area allowing the public to pass over and make this a more usable space 
with street trees and cube type blocks for security which could also double up as seating. Final landscape 
details are to be agreed and secured through the recommended landscape condition.  
 
The proposed development would provide improved public realm areas as well as regeneration benefits for the 
site and wider area which would in turn positively impact on nearby residents by providing much needed 
facilities within the area. 
 
Air Quality  
 
The proposed development is within the Greater Manchester Air Quality Management Area, however the scale 
and nature of the development is not likely to have a significant impact on emissions generated by development 
traffic and as such no objections have been  raised on Air Quality Grounds by the City Council’s Environmental 
Officer. 
 
The applicants have confirmed that they are intending to install 2 electric vehicle charging points within the 
internal staff parking area together with infrastructure for future patient charger installations. A condition is 
recommended requiring the submission of a scheme for the provision of electric vehicle charging to be 
submitted for the written approval of the Local Planning Authority. 
 
Noise  
 
An acoustic strategy has been submitted in support of the application. The strategy considers internal noise 
levels, together with noise from fixed plant and equipment. Internal noise levels have been considered against 
the Health and Technical Memorandum (HTM08-01), with noise from external plant and equipment assessed 
against BS4142:2014+A1:2019 (Methods for rating and assessing industrial and commercial sound. 
 



A noise survey has been used to determine typical background noise levels in the area, mostly dominated by 
road traffic noise during the daytime, and the results used to inform the design criteria for external plant and 
equipment to ensure that noise is not a significant issue for nearby residential properties. 
 
The submitted information has been reviewed by the Council’s Environmental Consultant who is in agreement 
with the conclusions of the report, and raises no objections to the proposed development subject to conditions in 
relation to i) noise rating levels of externally mounted plant and equipment; ii) to ensure the development is 
carried out in accordance with the submitted acoustic mitigation strategy; and iii) a standard construction 
environmental management plan condition. The recommended conditions are attached. 
 
Contaminated Land 
 
The application site was previously occupied by a food bank and car parking. Historic uses include residential 
housing. A phase 1 desk study report has been submitted in support of the application and has been reviewed 
by the Council’s Environmental Consultant. The report considers there is unlikely to be any significant 
contamination on site, however localised ground contamination including asbestos (related to historic demolition 
material) cannot be discounted.  The report recommends that a limited site investigation is undertaken, to 
confirm the assumptions made in the desk study. The council’s environmental consultant is in agreement with 
the conclusions of the report and has no objections to the development subject to conditions requiring the 
submission and written approval of a phase 2 site investigation report; remediation strategy; and verification. 
The recommended conditions have been attached.  
 
Trees and landscaping   
 
The site did accommodate a number of mature trees which were assessed within the submitted tree survey 
prior to the subsequent removal of a number of them prior to the start of the bird nesting season. The trees were 
not protected by a tree preservation order and the site is not located within a conservation area and as such no 
permission was required for the trees to be removed.  
 
The submitted tree survey indicates sixteen individual trees; 11x category B and 5x category C. Category C 
trees should not be allowed to constrain a development and their removal is considered acceptable. Retention 
of the category B trees would be favorable and the loss of these trees would have a short-term impact upon the 
local amenity of the area. However, given the change of context proposed for the site; the benefits this would 
bring to the regeneration of the area; the provision of facilities for the community together with the contribution to 
the overall amenity value of the area, the footprint of the proposal; the available space and the earthworks 
proposed, retention is not possible.   
 
A Tree Protection Plan (TPP) and an Arboricultural Method Statement (AMS) have also been submitted in support 
of the application. The purpose of these is to create two Construction Exclusion Zones (CEZ) to the east and 
south of the site which will remain untouched by the development to ensure the best possible soil conditions for 
re-stocking. In addition there is further spaces around the perimeter of, and within the proposed car park area. 

The loss of these trees can however be mitigated against by securing replacement planting on a two for one basis 
and this is indicated on the submitted plans with the provision of 32 replacement trees across the site. This will 
be secured by condition. The condition will require full details of tree species; tree sizes (including the minimum 
height and circumference of stem at 1m from the ground level); a plan indicating the location of the replacement 
trees; a timetable for tree planting and details of aftercare. 

In terms of landscaping at the site, the supporting documents submitted with the application sets out that the 
applicants have been liaising with the developers of the adjacent part of the Mocha Parade site and that all external 
hard landscaping materials will match to ensure the two schemes appear as a coherent whole. 

Links would be provided from this site to the remaining parts of the site to further encourage linked trips and 
ensure connectivity between the two sites. Improved pedestrian areas will also be provided as well as cycle 
storage for staff and visitors that will look to encourage the use of more sustainable modes of transport and 
support the council’s aspirations for the Broughton Cycleway Enhancements Scheme which has undergone 
public consultation and is currently in its preliminary design stage. 
 



The building would be set in from the site boundaries to allow for areas of landscaping and tree planting. The 
indicative landscaping plans that have been submitted are broadly acceptable and the final details will be 
secured through the suggested landscape condition. 
 
It is noted that there is an application currently pending consideration for the wider Mocha Parade site (ref: 
21/76964/FUL) and that if approved and implemented it will effectively form one site with the health centre 
proposed under this application and landscaping across the two sites will directly adjoin along the red line 
boundaries of the site. Having reviewed the site plan submitted with Lidl application alongside the site plans 
submitted with this current application it is clear that linkages do join up and materials indicated appear to be the 
same. There will be a need for joined up maintenance as some landscaped strips will be part owned by the 
health centre and partly by the adjacent site. Both applicants are aware of the need for this and to ensure this 
can be appropriately delivered conditions are recommended requiring the final landscape details to be 
submitted and approved in writing by the Local Planning Authority. A condition is also recommended requiring a 
landscape management plans to be submitted for written approval to ensure the site is appropriately maintained 
having regard to the points raised above. 
 
Ecology 
 
The NPPF sets out that planning decisions should contribute to and enhance the natural and local environment 
by minimising impacts on and providing net gains for biodiversity. The site did previously accommodate some 
mature trees and landscaping which would need to be removed in order to accommodate the proposed 
development as well as an existing building which is to be demolished.  
 
The application is supported by an ecological assessment which has been reviewed by the Greater Manchester 
Ecology Unit (GMEU) who confirm that the report has used reasonable effort to survey the habitats on site and 
make an assessment of their suitability to support protected/species of principal importance. 
 
The survey was conducted in February 2020 which is recognised as suboptimal for the majority of surveys and 
is now over a year old. However, given the nature and size of the proposal this is not considered to be a 
constraint on the assessment and does not invalidate its findings. 
 
The report concludes that the site supports a building of negligible value to bat roosting and the surrounding 
habitats within the site are of only local and in part limited value to biodiversity. The Greater Manchester 
Ecology Unit have advised that there is no reason to contradict the findings of the report and have confirmed 
that no further works are required prior to the determination of the application. 
 
The Ecology Unit recommended a number of conditions and informatives in relation to retained trees and scrub, 
actions to take if bats are found or suspected, bird nesting season and biodiversity enhancements. The 
recommended conditions and informatives are attached.  
 
Highways and parking 
 
Two proposed site plans have been submitted with the application. The first shows how the site would be 
accessed and the proposed car parking based on the existing vehicular access arrangements, which would be 
utilized if the health centre comes forward in isolation. 
 
As set out previously, there is also a current planning application pending consideration that relates to the 
remainder of the wider Mocha Parade, ref: 21/76964/FUL. This proposes a new Lidl food store and proposes a 
new vehicular access off Lower Broughton Road. Should the Lidl application be approved and implemented 
then the health centre will share the new vehicular access and the existing access would be closed off and 
made good as continuous footway with internal car parking arrangements altered as required.  
 
With the existing vehicular access arrangements being retained the proposed site layout provides a total of 67 
car parking spaces (including 5 disabled parking bays), 7 of which would be within the ground floor area of the 
building and would be for staff use. Seven motorbike parking spaces, a single taxi/car share bay and cycle 
storage facilities, both internal for staff and external for visitors, are also proposed. 
 
Should the new access be implemented by Lidl then the vehicular access to the health centre car park would be 
via the new access road to be constructed by the food-store. Four telescopic bollards would be provided to 
deter access and unsocial parking at times when the health centre and retail units are closed. The parking 



provision within the red line for this application would be amended to 69 car parking spaces (including 5 
disabled parking bays), 7 of which would be within the ground floor area of the building and would be for staff 
use. Seven motorbike parking spaces, a single taxi/car share bay and cycle storage facilities, both internal for 
staff and external for visitors are also proposed. 
 

No pedestrian crossing provision has been indicated at the entrance to the car park (off the new access road). 
This, together with other required highway works such as drop kerbs, tactile paving, and making good of redundant 
access points, will be secured by condition. 

 
Car parking provision  
 
A total of 69 parking spaces are proposed at the site which accords with the maximum car parking standards set 
out within appendix C of the UDP which, having regard to the number of employees at the site as well as the 
number of treatment rooms within the health centre and the three proposed retail units, would allow for a 
maximum provision of 72 spaces. Some of the seven staff spaces in the internal area have been repositioned 
during the course of the application to ensure a large car can enter and exit corner spaces. 
 
A total of 5 disabled parking spaces are also proposed within the total parking provision, which equates to 
approximately 7.2% of the total parking provision, exceeding the minimum parking standard outlined within the 
UDP.   
 
In addition to the car parking spaces, 7 motorcycle parking spaces are proposed. The provision and size of the 
motorcycle bays are acceptable. However, no security details have been provided in terms of ground anchoring 
points to allow users to secure their bikes and a condition is recommended in this regard. 
 
Cycle parking provision and layout 
 
The LHA have confirmed that two cycle parking spaces would be required as a minimum for the retail units and 
14 for the health centre. A total of 14 cycle parking spaces are proposed for the health centre; 10 would be 
within the undercroft parking area and would therefore be for staff use with the remaining four to be provided 
outdoors  for use by visitors. The level of cycle parking provision proposed for the health centre is acceptable 
and accords with requirements of the UDP. Staff showers and personal staff lockers are also proposed to 
encourage active travel. The provision of cycle storage should also be provided to serve the retail units. There is 
sufficient space within the site for this to be accommodated and this will be secured through the recommended 
condition. 
 
The Local Highway Authority have noted that the external cycle provision indicated on the submitted plans could 
be better located in terms of its visibility for natural surveillance and there are options across the site of where 
external provision could be provided dependent on the form it takes. In addition whilst the proposed provision 
would comply with the UDP it will be important to ensure that future demand can also be catered for and as 
such a condition is recommended requiring full details of the cycle storage areas to be submitted for the written 
approval of the Local Planning Authority including quantity, type, location and size of provision. 
 
Servicing 
 
The submitted plans indicate the provision of a 7m by 3m loading bay with hatched area adjacent to the bin store, 
which can accommodate a 7.5 ton, 7.2m long panel van for servicing and deliveries to the building. Larger vehicles 
would have to park in the aisle and would block bays 38 and 39. A condition is therefore recommended requiring 
full details of the servicing and waste collection arrangements for the site and this will include maximum vehicle 
sizes serving the site. Where necessary, it could restrict the use of larger vehicles to out of hours in order to 
minimise conflict between large vehicles and public.  

Trip Generation 
 
The submitted Transport Assessment (TA) has been reviewed by the Local Highway Authority and TFGM. The 
applicant has assumed that only 15% of retail trips generated by the development will be ‘new’ trips not already 
on the highway. The LHA consider this to be on the low side and as such have reassessed the trips using a new 
retail trip rate of 50%, which they consider to be a more accurate reflection of the scheme. 
 



The table below summarises the anticipated (gross) vehicle trip generation for the proposed health centre and 
the ‘new’ trips associated with the ground floor retail units. 
 

 
 
As can be seen from the above, the total vehicle trip generation for the site is likely to be in the order of 58 two-
way vehicle trips in the AM peak, 60 two-way vehicle trips in the PM peak and 26 two-way vehicle trips in the 
Saturday peak. The level of trip generation considers the total number of ‘new’ trips associated with the ground 
floor retail units as well as the total vehicle trip generation associated with the health centre.   
 
It is anticipated that the trip generation associated with the proposals would not be considered as ‘material’. A 
total of 58 two-way vehicle trips and 60 two-way vehicle trips in the AM and PM peak periods would result in 1 
vehicle from the development approximately per minute. It is anticipated that this level of additional development 
related traffic would not result in an undue impact in the operation of the local highway network.  
 
In conclusion the Local Highway Authority raises no objections to the proposed development subject to conditions 
in relation to motorcycle secure fixings, cycle parking, construction management plan, waste/servicing 
management plan, travel plan 
 
Sustainability 
 
The development is targeting BREEAM excellent, which is also a funding requirement for the applicants, and 
proposes a fabric first approach to provide a balance between cost and energy efficiency with the final solution 
being one of high thermal performance with all U-values being significantly better than the minimum stipulated 
by building regulations. To achieve the ‘excellent’ rating the building must achieve the equivalent of a 40% 
improvement above part L of the building regulations (conservation of fuel and power) which sets requirements 
for energy efficiency and carbon emissions.  
 
The applicants have confirmed that the inclusion of a green roof and solar panels were considered as the 
scheme was developed, however they were both discounted in favour of other carbon reduction technologies 
and design solutions and having regard to the viability of the scheme.  
 
Good levels of building fabric insulation and air tightness will be incorporated into the building as well as efficient 
water equipment, gas boilers, LED lighting and controls, use of digital control motors and an efficient air source 
heat pump system, which can also provide cooling in the summer months.  
 
The sustainability overview document submitted in support of the application sets out that issues affecting 
sustainability have been considered at the front end of the project, undertaking whole life cost analysis, using 
contractors with the ISO14001 certification and ensuring that the building services are commissioned in line with 
best practice standards. 
 
Materials chosen for the development have been selected having regard to their low environmental impact over 
the life cycle of the building including environmentally friendly internal materials. External landscaping is 
proposed across the site. Cycle parking provision is incorporated as well as shower facilities and lockers for 
staff to encourage sustainable travel. Water efficient equipment and gas boilers are also proposed.  
 
The development is seeking for at least 80% of construction waste to be either reused or recycled where 
possible to minimize the use of landfill.  
 
 
 



Flood risk 

The development is classed as more vulnerable and therefore for the development to be acceptable in flood risk 
terms, both the sequential test and exception test must be passed. 

Sequential test 

Paragraph 158 of the NPPF sets out that the aim of the sequential test is to steer development to areas with the 
lowest risk of flooding. Development should not be permitted if there are reasonably available sites appropriate 
for the proposed development in areas with a lower risk of flooding. 
 
Before the application site was selected the applicant, together with the Clinical Commissioning Group and the 
city council’s regeneration team, undertook a significant site finding exercise. This included commercial sites on 
the market, council sites, housing association sites, brownfield site register and direct approaches for vacant 
land parcels. 
 
A number of constraints affected the site selection process. The applicant has stated that the site location needs 
to be within the GP patient catchment boundary, large parts of which are within Flood Zones 2 and 3. A long list 
of 20 sites was initially identified, with a number being excluded due to issues such as unsuitable size and 
access arrangements . 
 
This resulted in a shortlist of 4 sites, of which 2 were found to be unavailable resulting in 2 sites being taken 
forward to the next stage. These 2 sites were then subject to a rigorous cost-benefits analysis process required 
for NHS funding. Mocha Parade performed most strongly and was therefore selected. The cost-benefits 
analysis process gave significant weighting to flood risk and the rigorous site selection process used in this case 
is considered adequate to demonstrate compliance with the Flood Risk Sequential Test and therefore the 
development is acceptable in principle.  

Exception test: 

In terms of the Council’s Planning Guidance on flooding, policy FRD3 states that ‘all new non-residential 
development (excluding extensions with a floor space of up to 250 square metres) proposed in High Flood Risk 
Zone 3 should, as a minimum, be protected from flooding by designing and building floor levels for populated 
rooms to the flood level predicted for the 1:100 year flood event (including an allowance for climate change and 
an agreed allowance for freeboard)’.  

The health centre would be at first floor level and as such its finished floor level would be above the 1 in 100 
year event in compliance with policy FRD3. However, the proposal also includes commercial development at 
ground floor level in the form of the three proposed retail units, and the finished floor levels of these units would 
be below the 1 in 100 year event, contrary to policy FRD3.  

In line with the NPPF, the exception test provides a method of managing flood risk while still allowing necessary 
development to occur.  Paragraph 160 of the NPPF sets out that for the exception test to be passed it should be 
demonstrated that:  

a) the development would provide wider sustainability benefits to the community that outweigh the flood risk; 
and  

b) the development will be safe for its lifetime taking account of the vulnerability of its users, without increasing 
flood risk elsewhere, and, where possible, will reduce flood risk overall.  

Paragraph 161 of the NPPF confirms that both elements of the exception test should be satisfied for 
development to be permitted. 

In respect of point a) as discussed in the report above, Mocha parade is allocated as a neighbourhood centre 
and once provided a range of amenities for the area. The centre has fallen into disrepair and currently provides 
little to no amenities for the residential area around it, which has otherwise seen significant regeneration over 
recent years.  
 
The applicants have confirmed that the existing health accommodation in the area no longer meets the clinical 
needs of the community in capacity, service type, and standards. One practice (which was already occupying a 



unit at the parade) is to be demolished as part of the wider retail redevelopment plans and has currently been 
temporarily relocated out of area. The other practice is also within the flood zone and would be out of service for 
a long period in the event of a flood. The provision of the proposed health centre at first floor level will assist in 
enabling the centre to re-open quickly following a flood event enabling the community health services to be 
provided.  
 
The site occupies a prominent plot at the junction of Great Clowes Street and Lower Broughton Road and the 
development would form the new gateway building into the Mocha Parade. The re-development of the parade is 
key in continuing with the ongoing regeneration benefits of the area. It is envisaged by the applicants that the 
retail units would be occupied by other health type facilities, such as a pharmacy, opticians or similar, however 
the end users are not yet known and this falls outside of the control of the Local Planning Authority. That said, it 
is clear that the units would provide much needed amenities for the surrounding residents regardless of the 
specific occupiers.  
 
The presence of the ground floor units would also provide natural surveillance and activity at ground floor to 
what would otherwise be a large expanse of blank façade. The presence of these frontages has also allowed 
the area to be opened up to provide an area of public realm as indicated on the submitted plans thus improving 
pedestrian areas and encouraging the use of more sustainable modes of transport and support the council’s 
aspirations for the Broughton Cycleway Enhancements Scheme, which has undergone public consultation and 
is currently in its preliminary design stage. 
 
In respect of point b) the Environment Agency are satisfied that the proposed development will not exacerbate 
flood risk elsewhere.  Flood resilient construction measures up to a level of 1 in 1000 year event in accordance 
with FRD7 would be secured by condition to ensure the building is safe and can be readily bought back into use 
if a flood event was to occur. As required by the Environment Agency, and in line with Policy FRD9, the 
applicants have also submitted a flood emergency plan, outlining steps that will be taken in the event of a flood 
to ensure those within the building are kept safe. The plan centres on the building (health centre and retail units) 
closing to the public in the event of a flood to ensure people are not in the building at the time of flooding. In the 
event that there are people in or around the building when a flood occurs then they would take refuse in the 
health centre and await rescue. Whilst the submitted document is site specific and provides a reasonable level 
of detail, discussions are ongoing with the applicants to ensure the document is as robust as it can possibly be, 
having regard to the known flood risk at the site. 
 
As such, whilst the Local Planning Authority are satisfied that a solution can be reached, further works are 
required before the document can be agreed. As such a condition is recommended requiring the submission 
and written agreement of an emergency planning statement prior to the commencement of the development. 
The statement shall include details of how the development will incorporate flood warning and evacuation 
procedures appropriate to the type and scale of the development and level of flood risk. It should also be noted 
that the site is currently under council ownership and that agreeing the content of the emergency planning 
statement with the local planning authority will be a condition of the land sale. This adds an extra layer of control 
for the City Council. 
 
In light of the above, the year round benefits of the scheme are clear. Whilst it is appreciated that there is a 
significant flood risk associated with this development, the scheme has been designed so the health centre use, 
the more vulnerable use, is elevated and therefore at a lesser risk of flooding. The Environment Agency are 
satisfied that the scheme will not increase flooding elsewhere. A site specific evacuation plan has been 
prepared which, once updated prior to the commencement of the development, will help to keep staff and 
visitors safe in the event of flooding. Flood resilient materials will also be incorporated into the fabric of the 
building. Therefore the Local Planning Authority considers that the development passes the exception test.   
 
Drainage  
 
The application site is located within flood zone 3 and a critical drainage area (CDA) and as such is supported 
by a Flood Risk Assessment which has been reviewed by the Environment Agency as well as the Councils 
Drainage and Flood Risk Officers. In terms of the flood risk vulnerability classification, the health centre use is 
classed as more vulnerable with the retail units classed as less vulnerable. 
The development proposes the re-development of a brownfield site. The submitted drainage strategy with 
accompanying plans and calculations, indicates that SuDS are not possible at this site owing to unsuitable 
ground conditions. The river Irwell is within close proximity of the site but to install a new discharge connection 
to the river would require crossing third party land. In addition the FRA sets out that it is unlikely that the 



Environment agency would permit a new outfall into the river in this location. As such discharge to the 
watercourse has been discounted. 
 
It is therefore proposed to discharge surface water run off to the existing public drainage system. The SFRA 
user guide requires a reduction in surface water runoff to 50% of the existing.    
 
In order to achieve this, it will be necessary to attenuate the surface water discharge runoff rate from the 
proposed development. The information submitted states that flow control and attenuation storage prior to the 
discharge of surface water is proposed to ensure the required 50% reduction can be achieved (allowing for 
storm events and climate change). 
 
Attenuation storage could be accommodated in a number of ways, such as porous hard standing, oversized 
pipework, storage tanks etc. A flow control device will be needed to restrict the discharge rates. Whilst some 
information has been submitted in relation to the proposed surface water drainage system, further discussions 
and information are required to ensure the most appropriate solution is achieved, having regard to the National 
Planning Policy Framework (NPPF) and the National Planning Practice Guidance (NPPG).  
 
A condition is therefore recommended, requiring the submission of a scheme for surface water drainage for the 
site using sustainable drainage methods. The scheme should also include details of how water quality will be 
improved, and how existing surface water discharge rates will be reduced,  
 
Planning Obligations 
 
The development proposes non-residential floor space of over 1000m2. As per the Planning Obligations 
Supplementary Planning Document the scheme does not currently trigger any requirement for planning 
obligations with regard to Education, Open space or affordable housing. 
 
Part of the application site has been given over to create an enhanced area of public realm along Great Clowes 
Street and it is also acknowledged that Mocha Parade forms part of Lower Broughton regeneration Phase 6 
which included investment in Riverview Park, now known as Green Grosvenor Park.  
 
As set out earlier in this report, highways impacts can be mitigated through condition and S38/S278 agreements 
where necessary.  
 
Having regard to the proposed scheme and the above, no planning obligations are sought from the scheme. 
 
Recommendation 
Approve 

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

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

18027-BSA-ZZ-00-DR-A-3001 - Proposed Ground Floor Plan - Rev P10 
18027-BSA-ZZ-01-DR-A-3002 - Proposed First Floor Plan - Rev P08 
18027-BSA-ZZ-02-DR-A-3003 - Proposed Second Floor Plan - Rev P08 
18027-BSA-ZZ-03-DR-A-3004 - Proposed Roof Plan - Rev P04 
18027-BSA-ZZ-ZZ-DR-A-3650 - Proposed Site Plan – Rev P09 
18027-BSA-ZZ-ZZ-DR-A-3652 - Proposed Alternative Site Plan - Rev P03 
18027-BSA-ZZ-ZZ-DR-A-3655 - Location Plan 
18027-BSA-ZZ-XX-DR-A-3700 - Proposed Elevations - Sheet 1 - Rev P09 
18027-BSA-ZZ-XX-DR-A-3701 - Proposed Elevations - Sheet 2 - Rev P10 
18027-BSA-ZZ-XX-DR-A-3750 - Existing Site Sections - Rev P01 
18027-BSA-ZZ-XX-DR-A-3751 - Proposed Site Sections - Rev P02 
18027-BSA-ZZ-ZZ-DR-A-3800 - Indicative Window Fin and Recessed Brickwork Detail 



TRI-2755-01 – existing site layout 
  
 Reason: For the avoidance of doubt and in the interest of proper planning. 
 
3. Notwithstanding any description of materials in the application no above ground construction works shall 

take place until samples or full details of materials to be used externally on the building have been 
submitted to and approved in writing by the Local Planning Authority. Such details shall include the type, 
colour and texture of the materials. Only the materials so approved shall be used, in accordance with any 
terms of such approval. 

  
 Reason: In order to ensure a satisfactory appearance in the interests of visual amenity in accordance with 

Policy DES1 of the City of Salford Unitary Development Plan and the requirements of the National 
Planning Policy Framework. 

 
4. No development shall take place, including any works of excavation or demolition, until a Construction 

Method Statement has been submitted to, and approved in writing by, the local planning authority. The 
approved Statement shall be adhered to throughout the construction period. The Statement shall include:  

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

Statement, shall be limited to between 8am-6pm Monday to Friday and 9am-2pm Saturday only (no 
working on Sundays or Bank Holidays). Quieter activities which are carried out inside buildings such as 
electrical works, plumbing and plastering may take place outside of agreed working times so long as they 
do not result in significant disturbance to neighbouring occupiers; 

 (ii) the spaces for and management of the parking of site operatives and visitors vehicles; 
 (iii) the storage and management of plant and materials (including loading and unloading activities);  
 (iv) the erection and maintenance of security hoardings including decorative displays and facilities for 

public viewing, where appropriate;  
 (v) measures to prevent the deposition of dirt on the public highway; 
 (vi) measures to control the emission of dust and dirt during demolition/construction;  
 (vii) a scheme for recycling/disposing of waste resulting from demolition/construction works;  
 (viii) measures to minimise disturbance to any neighbouring occupiers from noise and vibration, including 

from any piling activity; 
 (ix) measures to prevent the pollution of watercourses; 
 (x) a community engagement strategy which explains how local neighbours will be kept updated on the 

construction process, key milestones, and how they can report to the site manager or other appropriate 
representative of the developer, instances of unneighbourly behaviour from construction operatives.  The 
statement shall also detail the steps that will be taken when unneighbourly behaviour has been reported. 
A log of all reported instances shall be kept on record and made available for inspection by the local a 
planning authority upon request;  

 (xi) an intended date for the commencement of development and, following commencement, evidence of 
the material start on site; and 
(xii) a comprehensive Traffic Management strategy to ensure no increase in risk to pedestrians and road 
users during the construction Period. 

  
 Reason:  In the interests of the amenity of neighbours in accordance with policies DES7 and EN17 of the 

Salford Unitary Development Plan and the NPPF. 
  
 Reason for pre-commencement condition:  Any works on site could harm the amenity of neighbouring 

occupiers if not properly managed so details of the matters set out above must be submitted and agreed 
in advance of works starting. 

 
5. a) Notwithstanding the details shown on the approved plans, the development hereby permitted shall not 

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

  



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

  
 (c) Any trees or shrubs planted or retained in accordance with this condition which are removed, 

uprooted, destroyed, die or become severely damaged or become seriously diseased within 5 years of 
planting shall be replaced within the next planting season by trees or shrubs of similar size and species to 
those originally required to be planted. 

  
 Reason:  To ensure that the site is satisfactorily landscaped having regard to its location and the nature of 

the proposed development and in accordance with Policies DES1 and DES9 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework. 

 
6. Prior to the first use of the development hereby approved, a landscape management plan including long-

term design objectives, management responsibilities and maintenance schedules for all landscaped 
areas shall be submitted to and approved in writing by the Local Planning Authority. This landscape 
management plan shall apply to the lifetime of the development and be implemented as approved. 

   
 Reason: To protect wildlife and supporting habitats and to secure the nature conservation values of the 

site in accordance with Retained Policy DES9 of the Salford Unitary Development Plan and the National 
Planning Policy Framework. 

 
7. The development hereby approved shall be carried out in accordance with the submitted Arboricultural 

Method Statement, document Ref: MG/6202/AIA&AMS/SEP20 and no development shall be started until 
the temporary protective fencing has been installed.  Such temporary protective fencing shall be installed 
in accordance with the layout and specification shown at the submitted Tree Protection Plan, Drawing No: 
6202.03 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 fencing. 

 

 Reason:  To safeguard the existing soil structure to ensure the best possible soil conditions for re-
stocking and landscaping having regard to its location and the nature of the proposed development and 
policy EN12 of the City of Salford Unitary Development Plan, the Trees and Development Supplementary 
Planning Document and the National Planning Policy Framework. 

 
8.       The felled trees shall be replaced in accordance with a tree replacement scheme which shall be 

submitted to and approved in writing by the Local Planning Authority. The scheme shall be submitted 
prior to above ground works and shall include details of 32 replacement trees; tree species; tree sizes 
(including the minimum height and circumference of stem at 1m from the ground level); tree pit details; a 
plan indicating the location of the replacement trees; a timetable for tree planting and details of aftercare. 
Thereafter, development shall proceed with the agreed scheme and timetable.  

 
 Reason: To mitigate the loss of trees on site and to protect the amenity of the area in accordance with 

policy EN12 of the City of Salford Unitary Development Plan, policy TD6 of the Trees and Development 
Supplementary Planning Document and the National Planning Policy Framework. 

 
9. Prior to first use of the development hereby approved, a Landscape and Habitat Creation Scheme shall 

be submitted to and approved in writing by the Local Planning Authority. The scheme shall identify the 
opportunities for biodiversity enhancement on site including, but not limited to, bat bricks/boxes and bird 
boxes (as indicated in appendix F of the submitted Preliminary Ecological Appraisal 5210 & 5211 by 
Ambiental) and shall include a plan showing the specification, numbers and locations of features. The 
scheme shall be implemented in accordance with the approved details prior to first occupation of the 
development and retained as such thereafter. 

  
 Reason: To secure opportunities for the enhancement of the nature conservation value of the site and to 

support protected species in accordance with the Nature Conservation and Biodiversity Supplementary 
Planning Document and the National Planning Policy Framework. 

 
10.  Notwithstanding the details shown on the approved plans, the development hereby approved shall not be 

brought into first use unless and until details of long-stay and short-stay cycle parking storage have been 
submitted to and approved in writing by the Local Planning Authority. The submitted details shall include 



elevations, quantity, type, location and size of provision. Consideration shall also be had to future 
capacity and details shown of where additional facilities can be provided in the future if required. The 
development shall be carried out in accordance with the approved details and cycle storage areas 
provided prior to first occupation of the development and retained as such thereafter. 

 
 Reason: To encourage more sustainable modes of travel in accordance with policies ST14, A2 and A10 

of the City of Salford Unitary Development Plan and the National Planning Policy Framework. 
 
11. Any externally mounted plant and equipment (with the exception of plant required for emergency 

situations such as standby generators, smoke extract equipment etc) associated with the development 
shall be designed so as not to exceed the following free-field noise rating levels; 

 - 07:00 - 23:00 - 52 dB LAr,Tr 
 - 23:00 - 07:00 - 42 dB Lar,Tr 
 Determined 1m from the nearest noise sensitive premises, in accordance with BS 4142:2014+A1:2019 

with corrections applied for any plant emitting noise of a tonal or irregular quality. 
  
 Reason: To safeguard the amenity of existing and future occupants of neighbouring properties and future 

occupants of the development hereby approved in accordance with policies DES7 and EN17 of the City 
of Salford Unitary Development Plan and the National Planning Policy Framework. 

 
12. The development shall be constructed in accordance with the acoustic mitigation strategy outlined in the 

submitted Acoustic Strategy, May 2020, Ref: 9160-RAM-XX-XX-RP-YA-00001, Blue Sky Design. 
  
 Reason: To safeguard the amenity of existing and future occupants of neighbouring properties and future 

occupants of the development hereby approved in accordance with policies DES7 and EN17 of the City 
of Salford Unitary Development Plan and the National Planning Policy Framework. 

 
13. Prior to the commencement of development (except for demolition) a Phase 2 Site Investigation report 

shall be 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 the applicant shall also submit and agree with the Local Planning 

Authority in writing a contaminated land remediation strategy prior to commencement of development.  
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. 

  
 Reason:  To prevent pollution of the water environment and to ensure the safe development of the site in 

the interests of the amenity of future occupiers in accordance with Policy EN17 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework. 

  
 Reason for pre-commencement condition: Any works on site could affect any contamination which may 

be present and hinder the effective remediation of any contamination causing a risk to the health of future 
occupiers and harm to the environment, hence the initial investigation must be carried out before works 
commence. 

 
14. Pursuant to condition 13 and prior to first use or occupation a verification report, which validates that all 

remedial works undertaken on site were completed in accordance with those agreed with the Local 
Planning Authority, shall be submitted to and approved in writing by the Local Planning Authority. 

  
 Reason:  To prevent pollution of the water environment and to ensure the safe development of the site in 

the interests of the amenity of future occupiers in accordance with Policy EN17 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework 

 
15. Notwithstanding the details shown on the approved plans, the development hereby approved shall not be 

brought into first use / occupation until full details of the secure external bin store, including location, 
materials and design have been submitted to and approved in writing by the Local Planning Authority. 



The approved bin store shall be implemented and made available for its intended use prior to the first use 
of the development hereby approved and shall be retained thereafter. 

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

 
16. Prior to first use of the development hereby approved a waste management and servicing strategy shall 

be submitted to and approved in writing by the Local Planning Authority. The strategy shall include, but 
not be limited to, details of storage provision; how bins are moved to and from the collection point, 
recycling facilities; bulky waste storage; and access and turning for vehicles. The development shall be 
operated in accordance with the approved strategy which shall be implemented prior to first use of the 
building and retained as such thereafter.  
  
Reason: To ensure that the development is adequately serviced and in the interests of pedestrian and 
highway safety in accordance with policies DES1, A2 and A8 of the Salford Unitary Development Plan 
and the National Planning Policy Framework. 

 
17. Prior to the installation of the decorative grills to the internal car park area, full details including design, 

samples of materials to be used and a schedule for future maintenance shall be submitted to and 
approved in writing by the Local Planning Authority. The scheme shall be implemented in accordance with 
the approved details prior to the building being brought into first use and retained as such thereafter. 

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

 
18. Notwithstanding the details shown on the approved plans, the development hereby approved shall not be 

brought into first use / occupation until details of the security measures/secure fixings for the identified 
motorcycle parkingbays have been submitted to and approved in writing by the Local Planning Authority. 
The development shall be carried out in accordance with the approved details and the approved security 
measures shall be provided prior to first occupation of the development and retained as such thereafter. 

 
 Reason: To encourage more sustainable modes of travel in accordance with policies ST14, A2 and A10 

of the City of Salford Unitary Development Plan and the National Planning Policy Framework. 
 
19. Prior to first occupation of the development hereby permitted a travel information pack with information 

detailing incentives to encourage use of non-car modes and the details of the Travel Plan coordinator for 
the site shall be submitted to and approved in writing by the Local Planning Authority. The travel 
information pack shall detail all modes of sustainable transport available to the site including cycleways, 
footways, public transport and any other local options as well as full incentives available to staff/residents. 
The agreed pack shall be issued to all persons on appointment to work/occupy the development hereby 
permitted. 

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

 
20. Pursuant to condition 19, within 6 months of first occupation (or alternative timeframe which has been 

agreed in writing with the Local Planning Authority), a full travel plan (FTP) shall be submitted to and 
agreed in writing with the Local Planning Authority. The FTP should include results of travel surveys, 
targets for modal shift, an action plan, TP budget details and real incentives and measures to encourage 
use of non-car modes of travel. The agreed Travel Plan shall be implemented and reviewed in 
accordance with the timetable embodied therein. 

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

 
 



21. Notwithstanding the details shown on the approved plans, prior to the first use of the development hereby 
approved, full details of the vehicle parking and access arrangements shall be submitted to and approved 
in writing by the Local Planning Authority. The approved car parking layout and vehicular access shall be 
implemented and made available for its intended use prior to the first use of the development and shall be 
retained thereafter. 

 
Reason: To ensure the safe operation of the highway network for vehicle users, cyclists and pedestrians, 
in accordance with Policies A2, A8 and A10 of the City of Salford Unitary Development Plan and the 
National Planning Policy Framework. 

 
22. Notwithstanding the details shown on the approved plans and the requirements of condition 22, prior to 

the first use of the development hereby approved, a scheme for the provision of on and off-site highway 
improvement works, together with any traffic management measures, shall be submitted to, and approved 
in writing by, the Local Planning Authority. The scheme shall be implemented in accordance with the 
approved details prior to first use of the development and shall be retained thereafter. 

 
Reason: To ensure the safe operation of the highway network for vehicle users, cyclists and pedestrians, 
in accordance with Policies A2, A8 and A10 of the City of Salford Unitary Development Plan and the 
National Planning Policy Framework. 

 
23. No above ground construction works shall take place on the development hereby approved until a 

scheme detailing flood resilience measures, to be incorporated into the development up to the flood level 
predicted for the 1:1,000 year flood event, has been submitted to and approved in writing by the Local 
Planning Authority.  The approved scheme shall be implemented in full prior to the first use of the 
development and shall be retained thereafter. 

 
Reason: To reduce the risk of flooding from overland flows in accordance with policy EN19 of the City of 
Salford Unitary Development Plan and policy FRD 7 of the Flood Risk and Development Supplementary 
Planning Guidance and the National Planning Policy Framework. 

 
24. No development shall take place until a scheme for surface water drainage for the site using sustainable 

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

 
 Reason: To ensure a satisfactory method of surface water disposal to reduce the risk of flooding 

elsewhere in accordance with policy EN19 of the City of Salford Unitary Development Plan and seeks to 
provide betterment in terms of water quality and surface water discharge rates and meets requirements 
set out in the following documents;  

 o  NPPF,  
 o  Water Framework Directive and the NW River Basin Management Plan 
 o  The national Planning Practice Guidance and the Non-Statutory Technical Standards for Sustainable 

Drainage Systems (March 2015) 
 o  Manchester, Salford, Trafford Strategic Flood Risk Assessment (SFRA) (2011) and associated 

technical guidance 
 o  Environment Agency Pollution Prevention Guidelines (now withdrawn) 
 o  Flood Risk Assessment/SuDS Requirements for new developments (Salford's SuDS Checklist) 
 
 Reason for pre-commencement condition: The solution for surface water disposal must be understood 

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

 
25. Foul and surface water shall be drained on separate systems.  
 
 Reason: To secure proper drainage and to manage the risk of flooding and pollution. 
 
26. Prior to first use of the development hereby approved a scheme for the provision of electric vehicle 

charging shall be submitted for the written approval of the Local Planning Authority. The development 



shall be carried out in accordance with the approved scheme and shall be implemented in full prior to first 
occupation of the development and retained as such thereafter. The infrastructure shall as a minimum 
include provision for "fast" charging (7kv) of electric vehicles. 

 
Reason: In accordance with paragraph 105, 110, 170 and 181 of the NPPF, to encourage the uptake of 
ultra-low emission vehicles and ensure the development is sustainable. To safeguard residential amenity, 
public health and quality of life." 

 
27. Prior to the commencement of the development hereby approved, a site specific, emergency planning 

statement shall be submitted to and agreed in writing by the Local Planning Authority, The emergency 
planning statement shall detail how the development will incorporate flood warning and evacuation 
procedures appropriate to the type and scale of the development and level of flood risk. The statement 
shall also include details of how future occupiers and users of the building will be made aware of the 
Environment Agency's Flood Warnings/Alert system and for businesses occupying the building to adhere 
to the evacuation plan once agreed. The development shall operate in strict accordance with the agreed 
details at all times. 

 
 Reason: To ensure adequate provision is made to educate users of the building of the location of the site 

within a flood risk area and reduce the risks associated with flooding on users in accordance with policy 
EN19 of the City of Salford Unitary Development Plan and the National Planning Policy Framework. 

 
Reason for pre commencement condition: Given the high flood risk of the site, evacuation procedures 
must be understood prior to works commencing as they may impact on how the building is constructed 
and measures may need to be incorporated into the development to assist with its safe evacuation in the 
event of a flood. 

 
28. The ground floor retail units as shown on the proposed ground-floor plan ref: 18027-BSA-ZZ-00-DR-A-

3001 shall only be occupied by an end user whose operations fall within the ‘less vulnerable’ flood risk 
vulnerability classifications as set out in the National Planning Policy Guidance and any subsequent 
amendments. Prior to first occupation of each of the units, full details of the proposed occupying business 
and any subsequent occupiers thereafter shall be submitted to and approved in writing by the Local 
Planning Authority.  

 
 Reason: To reduce the risks associated with flooding on future occupants and ensure that the end use of 

the units are compatible with the flood risk status of the site in accordance with policy EN19 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework and the National Planning 
Policy Guidance.  

29. The finished floor level (FFL) of the first floor of the development hereby approved shall be above 1:100 
year flood level +35%Climate Change + 600mm freeboard. 

 
 Reason: To reduce the risk of flooding from overland flows in accordance with policy EN19 of the City of 

Salford Unitary Development Plan and the Flood Risk and Development Supplementary Planning 
Guidance and the National Planning Policy Framework. 

 
30.   No above ground works shall take place until a scheme for the provision of compensatory flood storage, 

based on the submitted Flood Risk Assessment (8367-WML-00-XX-RP-F-0001 Rev 02, March 2021), has 
been submitted to and agreed in writing by the Local Planning Authority. The development shall be 
carried out in accordance with the approved details prior to the development hereby approved being 
brought into first use.  

 
 Reason: To reduce the risk of flooding from overland flows in accordance with policy EN19 of the City of 

Salford Unitary Development Plan and the Flood Risk and Development Supplementary Planning 
Guidance and the National Planning Policy Framework. 

 
31. Prior to the commencement of the development hereby approved (except for demolition and enabling 

works), a scheme for draining the car parking areas through a bypass oil separator, or equivalent SUDS 
system, shall be submitted to, and approved in writing by, the Local Planning Authority. The approved 
scheme shall be implemented prior to the first occupation of the development and shall be retained until 
thereafter. 
 



Reason: To prevent pollution of controlled waters from the development site, having regard to Policy 
EN17 of the City of Salford Unitary Development Plan and the National Planning Policy Framework. 

 
Reason for pre-commencement condition: The solution for draining the car parking areas must be 
understood prior to works commencing on site as it could affect how underground works are planned and 
carried out. 

 
Notes to Applicant 
 
1. The applicants are advised that all birds, with the exception of certain pest species, and their nests are 

protected under the terms of the Wildlife and Countryside Act 1981 (as amended).  Demolition works, 
together with works to trees, hedgerows and scrub, including site clearance, should not be undertaken 
in the main bird breeding season (1st March to 31st August), unless nesting birds are found to be 
absent by a suitably qualified person immediately prior to clearance. 

 
2. The applicants are advised that advertisement consent may be required for the proposed 

advertisements. 
 
3. Whilst the preliminary ecological appraisal found no evidence of bats and negligible potential to support 

bats at other times however, bats may be encountered in unexpected and unusual circumstances. Bats 
and their roosts, even when unoccupied are protected at all times even when disturbance occurs as the 
result of an otherwise lawful activity such as a planning permission. The applicant is reminded that 
under the Habitat Regulation it is an offence to disturb, harm or kill bats. If bats are found or suspected 
at any time all work should cease immediately and a suitably licensed bat worker employed to assess 
how best to safeguard the bat(s). Natural England should also be informed. 

 
4. The applicant's attention is drawn to the comments from design for security set out in the submitted 

Crime Impact Statement and in particular the recommendations set out in section 3.3 and section 4 of 
the statement. 

 
5. STANDING ADVICE - DEVELOPMENT LOW RISK AREA 
  
 The proposed development lies within a coal mining area which may contain unrecorded coal mining 

related hazards.  If any coal mining feature is encountered during development, this should be reported 
immediately to the Coal Authority on 0345 762 6848. 

  
 Further information is also available on the Coal Authority website at: 
 www.gov.uk/government/organisations/the-coal-authority  
  
 Standing Advice valid from 1st January 2021 until 31st December 2022 
 
6. With regards to condition 16 (waste and servicing management plan) the applicant’s attention is drawn 

to the following comments from the Local Highway Authority: 
 The Waste/Servicing Management Plan must be written in a way intended as guidance to be used by 

the Staff / Building management team and waste collection team and should include the following 
information: 

 Where the service / refuse vehicles will park to unload / collect bins from the identified holding areas 
 including routing and swept paths where relevant; 

 How bins will be moved from the identified bin stores to the collection point; 

 How will deliveries be undertaken from the identified unloading area to the storage point; 

 Who will be responsible for moving bins to holding areas; 

 Where they will be temporarily located on the highway (a ‘holding area’) immediately prior to and 
post refuse collection; 

 The proposed hours of collection and frequency of collection; 

 The proposed hours of delivery and frequency of deliveries; 

 A collection schedule to demonstrate that the bin stores are of sufficient size; 

 The maximum size of the vehicles that scheme is designed for; 

 Property Management Agent / Contractor / Site manager contact details; and 

 Confirmation on the rules: what is permitted and not permitted and who is responsible etc. 



 
 When preparing the document please note the following requirements of the Local Highway Authority: 
 

 Unloading / collection activity undertaken by large refuse vehicles or larger delivery vehicles are to  
 be restricted to out of hours to minimise conflict between large vehicles and public; 

 No waste and waste bins to be left out on the adopted highway or collected anywhere outside the  
curtilage of the development. Emptied waste bins must be put back in allocated bin storage area 
soon after collection has been undertaken and must not be left out at the collection point; 

 Loading and unloading activities most not be undertaken from the adopted highway. Trained  
 banksman are  required when guiding large vehicles on and off the development; 

 Turning areas and access points must be kept clear of any parked vehicles; 

 All form of vehicles must enter the development in forward gear, turn around internally and exit in  
 forward gear. 

 
7.  The applicant’s attention is drawn to the following comments from the Local Highway Authority: 

 Prior to ANY works commencing on site the developer shall contact the LHA to arrange a full 
dilapidation/Condition Survey of all adopted highways surrounding the site. For the full duration of the 
construction, the developer will be responsible for ‘Wear & Tear’ / accelerated deterioration’ of all 
existing highways, either adjacent to the site or highways used as access and egress to the site. Any 
necessary remedial works will be carried out under licence and at the developer’s expense. 

 In advanced of any works being undertaken on the adopted highway, the applicant is to enter into a 
S171 agreement in order to facilitate associated external highway works.  

 Regarding to adopted carriageway and footways, any amendments to the carriageway need to be re-
instated using similar materials or a material that is suggested by the council’s engineer. 

 Applicant must ensure existing utilities (ie Drainage, BT floor box and adopted street lighting) are 
protected and have permission from various utility providers to undertake any work within the vicinity of 
the utility and within the footway and protection to the construction of the existing carriageway. 

 All proposed adoptable highways to be drained to an adopted S.W. sewer 
 
Useful contacts 
Dilapidation Survey: 

 Prior to ANY works commencing on site the developer shall contact John Horrocks/Pam Docksey to 
arrange a full dilapidation/Condition Survey of all adopted highways surrounding the site. Tel: 0161 
603 4046/4006 

 
Highway Permits/Licensing: 

 Applications for all forms of highway permits/licenses shall be made in advance of any works being 
undertaken on the adopted highway Note: NO boundary fencing shall be erected or positioned on 
any part of the adopted highway prior to first seeking the relevant permits/licenses from the Local 
Highway Authority Tel: 0161 603 4046/4006 

 
S278 / S38 Works  

 The Developer shall contact Neil Ashmall to arrange for the S278 element of the development. Neil 
Ashmall 0161 779 4883.  

 The Developer shall contact John Proctor to arrange for the S38 element of the development. John 
Proctor: 0161 779 4894.  
 

Traffic Regulation Order and Traffic Management 

 The Developer shall contact Rob Owen to arrange for the TRO element of the development. Rob 
Owen 0161 779 4848. 

 The Developer shall contact Rob Smith to arrange for the Temporary TRO and On-site Traffic 
Management element of the development. Rob Smith 0161 779 6165. 

 

 
 


