
 
 
 
 
 
APPLICATION No: 20/75685/FUL 

APPLICANT: Commercial Development Projects Limited (CDP Ltd) 

LOCATION: Land East Of, Irlam Wharf Road, Irlam, M44 5BP  

PROPOSAL: Erection of two B1(C)/B2/B8 use class industrial and 

warehousing units with ancillary B1(A) office use, electricity 

substation, associated parking and servicing areas 

WARD: Cadishead and Lower Irlam 

 

 
Figure 1 – Site Location 

 
Description of Site and Surrounding Area  
 
The application relates to a circa 2.7ha site to the east of Irlam Wharf Road in Irlam. Surrounding land uses are 
commercial, comprising the eastern fringes of the Northbank Industrial Park and include the UPS Manchester Irlam 
depot, Universal Container Services Ltd., the former Irlam Container Terminal and the Northbank Wastewater 
Treatment Works. South of the site, off Darby Road, is a development site, ‘Omega Drive’, on which three 
B1(c)/B2/B8 units are currently being constructed pursuant to planning permission ref. 18/72017/FUL. The site is 
currently overgrown with predominantly self-seeded trees and scrub. 
 
The site is designated as an Employment Development Site under the provisions of Policy E4/7 of the City of Salford 
Unitary Development Plan (UDP). The Manchester Ship Canal (MSC), which carries the River Mersey at this point, 
forms the eastern boundary of the site and is designated as a Wildlife Corridor. The City boundary with Trafford runs 
down the centre of the MSC. A Proposed Strategic Recreation Route (UDP Policy R5) allocation runs along the 
western boundary of the site, from Cadishead Way along Darby Road to a proposed, but unimplemented, route 
running south-westwards along the MSC. A small section of the site immediately abutting the MSC, forming the 
canal/river bank, falls within Flood Zone 3, the remainder of the site being within Flood Zone 2. 
 
 
 



 
 
Description of Proposal  
 
The application seeks full planning permission for the erection of two industrial and warehousing units, for either 
B1(c) (Light Industrial), B2 (General Industrial) or B8 (Storage and Distribution) use, together with provision of 
ancillary B1(a) office space within each unit. 
 
Unit 1 would extend to 40,000 sq. ft. (incl. 2,500 sq. ft. at first floor mezzanine) and would reach a height of 10m to 
the underside of the haunch and 13.5m to the ridge. A car park would be provided with 55 spaces, including three 
disabled spaces and five with EV charging provision. There is also a proposed covered area for cycle (circa 10 
spaces) and motorcycle (circa 4 spaces) parking. A service yard would be provided to the north-east of the unit, with 
two level-access doors and one loading dock. Unit 1 would be accessed from the terminus roundabout on the 
southern arm of Irlam Wharf Road, which connects into Darby Road. 
 
Unit 2 would extend to 65,500 sq. ft. (incl. 3,000 sq. ft. at first floor) and would reach a height of 10.5m to the underside 
of the haunch and 13.5m to the ridge. A car park would be provided with 40 spaces, including four disabled spaces 
and five with EV charging provision, to the south-west of the building. A service yard would be provided to the north-
east side with three loading docks and two level-access doors. The service yard would also contain an additional 50 
parking spaces to the periphery, together with a proposed shelter for cycle (circa 14 spaces) and motorcycle (circa 6 
spaces) parking. The smaller car park to Unit 2 would be accessed from the same point as Unit 1; the service yard 
of Unit 2 would be accessed from the terminus roundabout on the northern arm of Irlam Wharf Road, which connects 
directly to Cadishead Way (A57). 
 

 
Figure 2 – Proposed Site Layout 

 
Changes to Use Classes Order 
 
The Town and Country Planning (Use Classes) (Amendment) (England) Regulations 2020 (SI 2020 No.757) were 
made on 20 July 2020 and took effect on 1 September 2020; the regulations made further changes to the amended 
1987 Use Classes Order (UCO) and include various transitional provisions. Regulation 4 states that planning 
applications submitted to an LPA prior to 1 September 2020 must be determined by reference to those uses or use 
classes specified in the UCO on 31 August 2020.  
 
This application was submitted prior to 1 September 2020 and therefore the determination is to be made by reference 
to the relevant use classes in force at the time. For awareness, from 1 September 2020, Class B1(a) and (c) uses 
now fall within the new Class E, whilst B2 and B8 uses remain unchanged.  
 
Environmental Impact Assessment 
 
The proposed development has been screened under Regulation 8 of The Town and Country Planning 
(Environmental Impact Assessment) Regulations 2017, as the proposal falls under the definition of ‘Schedule 2 
Development’, specifically Category 10(a) ‘Industrial estate development projects’ or 10(b) ‘Urban development 
projects’. 
 



 
 
Having had regard to the selection criteria in Schedule 3 of the regulations, the likelihood of significant environmental 
effects from the proposed development was considered to be low. An Environmental Statement was therefore 
deemed not to be required. 
 
Relevant Planning History 
 
None. 
 
Publicity 
 
Site Notice: Non HH Article 15 Date Displayed: 1 October 2020 
Reason: Wider Publicity 
 
Press Advert: Manchester Weekly News Salford Edition Date Published: 15 October 2020 
Reason: Article 15 Standard Press Notice 
 
Neighbour Notification  
 
Eight neighbouring properties have been notified of the application via letter. 
 
Representations  
 
One neutral letter of representation has been received in response to the application publicity, summarised as 
follows: 
 

 C – comment received         R – officer response 

C Access to the neighbouring UPS facility needs to be retained 24 hours a day, with minimal 
disruption. Ask that consideration is given to the increase in traffic on the local highway network 
once the development is occupied and also request that businesses are notified as early as 
possible of any work on local roads to minimise disruption. 

R Consideration of the impact of the development on the local highway network is contained within 
the relevant analysis below. A condition is recommended requiring agreement of a Construction 
Management Plan prior to commencement, in order that impacts of the development phase may 
be mitigated. 

 
Consultation Responses (Summaries) 
 
Air Quality, Noise, Contaminated Land 
Air Quality 
No objection. The development itself is not considered as a ‘relevant receptor’ with respect to long term air pollution 
exposure as it is not residential. The application is supported by an Air Quality Impact Assessment which uses 
detailed dispersion modelling, verified against local monitoring, to assess whether there will be a significant impact 
of the development against IAQM and EPUK guidance. The assessment concludes the development will not have a 
significant impact on local air quality. In addition, a construction impact assessment has been undertaken and it is 
considered, with appropriate good practice and mitigation, the impact of short-term dust generation will be negligible. 
Concur with the conclusions of the report and have no objections subject to a standard Construction Environmental 
Management Plan condition. 
 
Noise 
The site is located in an area of other industrial uses with the nearest residential dwelling located around 540m to 
the east of the development. A Noise Impact Assessment has been submitted, considering the possible impact of 
noise from the service yard, plant noise and operational breakout noise. The report predicts that the impact of service 
yard noise and operational breakout noise would be low – this conclusion is accepted. The report has used 
background noise data and noise data to set plant noise limits to ensure noise from fixed plant and equipment does 
not have an impact off site. The conclusions of the report are agreed with, and no objections are raised subject to a 
condition setting maximum noise rating levels for external plant. 
 
Land Contamination 
The previous uses of the site (railway track, made ground associated with historical developments and a steel and 
iron works (to the west)) present a ‘high risk’ of contamination. The proposed end use is for an industrial development, 
which are considered a sensitive end use with respect to land contamination risk. The submitted desk study report 



 
 
considers there is a potential for contamination to present a risk to future end users and the wider environment 
including groundwater. The conclusions of the report are accepted, and no objections are raised subject to conditions 
requiring a Phase 2 Site Investigation report to be submitted to the LPA prior to commencement and, where 
unacceptable risks are identified, submission of a contaminated land remediation strategy.  
 
Arboricultural Consultant 
No objection. A BS:5837 Arboriculture Report has been supplied to support the application, which identifies 139 
individual trees and group features, recorded as Category B and C. Most of the trees proposed for removal are 
Category C; the majority of trees on site are self-seeded, occurring through neglect as opposed to formal planting. 
Category C trees should not be allowed to constrain a development and their removal is considered acceptable. 
Retention of Category B trees should be attempted, however, given the contribution to the overall amenity value of 
the area in the short, mid and long-term; the footprint of the proposal; the available space and the earthworks 
proposed, full retention is not possible. 
 
Retained trees would be afforded protection during the construction phase. Replacement planting should be sought 
as mitigation for the trees. A Tree Constraints Plan and Tree Protection Plan have been supplied; as such an 
Arboricultural Method Statement is not required. The replacement planting scheme should give details of quantity; 
tree species; tree sizes (including the minimum height and circumference of stem at 1m from the ground level); plan 
indicating the location of the replacement trees, a timetable for tree planting and details of aftercare. 
 
City Airport and Heliport - Operations Manager 
No comments received to date.  
 
Design for Security 
No objection – recommend that a condition is attached to require the physical security specifications set out in the 
Crime Impact Statement. 
 
Drainage and Flood Risk Engineer 
The site is in Flood Zone 2; a Flood Risk Assessment is required and has been provided. The development is classed 
as Less Vulnerable owing to its commercial use; this is deemed appropriate in this flood zone.  
 
This is a major development for which SuDS are required. The SFRA user guide requires a reduction in surface 
water runoff to 50% of the existing (or to greenfield runoff, whichever is greater). The applicant has provided a 
drainage strategy with accompanying plans and calculations, which indicate that there is a desire to discharge surface 
water to the public sewer system.  
 
Flood resilience measures are required up to the level if the 1 in 1000 year flood event. Recommend a condition to 
require the applicant to submit a schedule or drawing of the flood resilience measures that will be implemented in the 
development. 
 
Although the principle of the drainage strategy is accepted, the design is very high level and therefore recommend 
conditions requiring flood resilient construction and approval and implementation of a surface water drainage strategy 
including a restricted discharge rate. 
 
Environment Agency 
No objection, subject to conditions in order to mitigate potential risk to controlled waters. The previous uses of the 
proposed development site including: a railway track, made ground associated with the historical developments and 
a steel and iron works (to the west of the proposed development) presents a ‘high risk’ of contamination. Sources of 
contamination associated with the historic uses identified above could be mobilised during construction works and 
could, unless appropriately remediated and mitigated against, pollute controlled waters. 
 
The development site is located upon a Principal Aquifer and adjacent to the Manchester Ship Canal, which should 
be considered as a vulnerable controlled waters receptor. The Phase 1 Desktop Study demonstrates that it will be 
possible to manage the risk posed to controlled waters by this development. However, further detailed information 
will be required before built development is undertaken. The proposed development will be acceptable if a planning 
condition is included requiring the submission of a remediation strategy.  
 
Refer to Flood Risk Standing Advice for ‘lower risk’ development proposals in Flood Zone 2. Although we have no 
objections to the proposed development, the developer may wish to include measures to mitigate the impact of more 
extreme future flood events. Measures could include raising ground or finished floor levels and/or incorporating flood 
proofing measures. 



 
 
Greater Manchester Archaeological Advisory Service 
No objection – satisfied that the proposed development does not threaten the known or suspected archaeological 
heritage and there is no reason to seek to impose any archaeological requirements. 
 
Greater Manchester Ecological Unit 
Bats 
No buildings or trees with bat roosting potential were found on site. The site was however assessed as having 
potentially high bat foraging and commuting potential. The additional survey works submitted during the course of 
consideration of the application identified no issues. Sensitive lighting is recommended that minimises negative 
impacts on the Manchester Ship Canal as a dark corridor – this detail can be conditioned. 
 
Otter 
Otter are recorded within the Manchester Ship Canal. Direct impacts on the canal are however unlikely; access for 
otter from the canal to the development site is difficult and otter have territories that can cover 10’s of km. These 
combine to make it very unlikely that there will be any significant impact on the favourable conservation status of this 
species. Recommend an associated informative. 
 
Reptiles 
The site was assessed as having potential for species such as slow worm. Following receipt of the negative findings 
of additional survey work, no further information or protection/mitigation measures are required. 
 
Badger 
No evidence of badgers was recorded but a significant proportion of the site was too densely vegetated to be 
surveyed properly. Reasonable avoidance measures are recommended, which should be conditioned. 
 
Kingfisher, Willow Tit and Nesting Birds 
Kingfisher are recorded along the canal and there is a low risk that they may nest in the steep slope between the 
canal and the site – as no work is proposed on this embankment, no further measures are likely to be required. 
Habitat also has low to moderate potential for willow tit, though none were recorded. The site was however assessed 
as being of value to common and widespread nesting birds with 20 species recorded of which 12 were likely breeding 
on the site. Recommend a condition preventing works within the bird breeding season in the absence of negative 
surveys. 
 
Hedgehog 
No hedgehog were recorded but the site is a favoured habitat for nests and it is assumed they are present. Although 
not statutorily protected, they are a UK biodiversity priority species and it is an offence under the Wild Mammal 
(Protection) Act 1996 to inflict unnecessary suffering. Recommend a condition requiring a reasonable avoidance 
method statement to be agreed with the LPA. 
 
Invasive Plant Species 
Himalayan Balsam is widespread across the site, with Japanese Knotweed and Cotoneaster also present. The 
submitted invasive species surveys/method statement are sound and implementation should be conditioned. 
 
Manchester Ship Canal 
Although no direct impacts are anticipated, there are risks during and post construction of indirect impacts from 
debris, dust, sediment and pollutants entering the canal. There are also opportunities to improve the habitat along 
the canal and its functionality as a wildlife corridor. Given the buffering between the development site and canal there 
should be no risks that cannot be mitigated through the following of standard best practice during construction and 
no reasons why post development drainage should increase the level of surface water, sediment and pollutants 
entering the canal. Recommend measures to be incorporated into wider construction management and drainage 
conditions. 
 
Landscape Proposals 
No objection to the on-site landscaping proposals, subject to minor changes to planting mix [N.B. Revised planting 
proposals, reflecting requests, subsequently received]. 
 
Biodiversity Net Gain 
A loss of 5.6 Biodiversity Units (BU) is estimated (using the Defra Metric v2); as such, off-site compensation should 
be provided. Given the habitats lost are primarily woodland and scrub, the off-site habitats would be expected to 
consist of tree and shrub planting and/or enhancement of an existing woodland site in condition - mitigation with sown 
amenity or sports mixes would not be acceptable. If mitigation is by way of a financial contribution, current agreements 



 
 
have been at around £10k per BU and current guidance based on the Environment Bank figures is a range from 
around £9k to £14k depending on the complexity of the target habitats. Tree planting is generally one of the easier 
to create habitats assuming no land remediation, so the lower end of the range is expected. 
 
In addition to the habitat losses there will also be a significant loss of bird nesting habitat.  In addition to the mitigation 
for loss of habitats, it is recommended that a bird box scheme also be required by condition. 
 
Health and Safety Executive 
The proposed development site does not currently lie within the consultation distance (CD) of a major hazard site or 
major accident hazard pipeline; therefore at present HSE does not need to be consulted on any developments on 
this site. 
 
Highways 
The Local Highway Authority initially requested additional information in order to make a recommendation on the 
application. Further to receipt of further detail, the LHA provided comment summarised as follows: 

 Most of the additional information requested previously has been provided and satisfactorily addresses 
concerns raised; 

o Provision of detailed accident review data has been noted and accepted; 
o The revised and additional junction capacity assessments are accepted – it is noted that all three 

junctions (Cadishead Way/Darby Road, Cadishead Way/Irlam Wharf Road and Cadishead 
Way/Brinell Drive) are shown to operate well within their capacity in both the AM and PM peaks with 
the development in place; 

o Notwithstanding any detail provided, a condition should be attached requiring the details of both 
access points to be agreed with the LHA and works implemented prior to first occupation; 

o Additional disabled parking bay at Unit 2 to meet minimum standard is noted; 
o Additional cycle parking provision to exceed minimum standard is noted and welcomed. 

 However, the LHA recommends that the applicant is required to provide a crossing facility on Cadishead 
Way at the junction with Irlam Wharf Road, in light of the increased number of pedestrians and cyclists the 
development would attract. The crossing should comprise tactical paved dropped kerbs and a central island 
to allow the road to be crossed safely in two stages. The detail of the facility should be submitted to and 
agreed with the LHA and implemented prior to first occupation; 

 Clarity is required on pedestrian route provision in car parks – detail of delineated areas can be agreed by 
condition and implemented prior to first occupation; 

 Most requested changes have been made to the Travel Plan, however, further revisions are required – this 
can be addressed when the applicant discharges a Travel Plan condition; 

 Although disappointing that cycle parking provision is not directly outside the entrance to Unit 1, this is not a 
reason to refuse – a condition, as recommended previously, should be attached requesting details of 
provision to be submitted and agreed; 

 Vegetation along the footpath/cycle link between the two arms of Irlam Wharf Road should be cut back to 
improve the attractiveness of the connection. 

 Recommendations for planning conditions: 
o All car parking areas are marked out, including detail of pedestrian crossing provision, and made 

available for use prior to first occupation; 
o Details of secure cycle and motorcycle parking to be submitted; 
o Details of shower and changing facilities to be submitted; 
o Construction Environmental Management Plan to be agreed; and 
o Travel Information Pack and full Travel Plan to be submitted for approval. 

 
Historic England 
Do not consider that consultation is necessary under the relevant statutory provisions. 
 
Lancashire Wildlife Trust 
No comments received to date. 
 
Manchester Ship Canal Company 
No comments received to date. 
 
Natural England  
No objection – consider that the proposed development will not have significant adverse impacts on statutorily 
protected nature conservation sites or landscapes. Refer to ‘Generic Advice on Natural Environment Impacts and 
Opportunities’. 



 
 
Trafford MBC 
No comments received to date.   
 
United Utilities 
Confirm that the proposals in the Flood Risk Assessment and Drainage Strategy are acceptable to UU and 
recommend conditions requiring foul and surface water to be drained on separate systems and surface water 
drainage to be carried out in accordance with the principles set out in the FRA and in accordance with a detailed 
scheme to be submitted for approval. Recommend a condition requiring agreement of a sustainable drainage 
management and maintenance plan. 
 
Note the presence of five UU assets within, and in the vicinity of, the application site – UU will not allow building over 
of the assets and require suitable access for maintenance and repair. Note that some of the information requested 
from the applicant in previous direct discussions has not been provided and therefore retain concerns regarding the 
potential impacts of excavation and levels changes on the assets. Express a preference that further information is 
provided prior to determination; in the alternative, request that a condition is attached to ensure that relevant 
infrastructure is protected during the course of the development. 
 
Planning Policy 
 
GMSF 
Following the decision of Stockport Council in December 2020, the Revised Draft Greater Manchester Spatial 
Framework (‘GMSF’) is no longer being progressed. The replacement joint development plan for the remaining nine 
boroughs, Places for Everyone, is in the earliest stages of preparation and no weight can be afforded to the emerging 
plan at this time 
 
Local Plan 
The Publication Salford Local Plan: Development Management Policies and Designations (‘Local Plan’) was 
published on 27 January 2020 and the Addendum (Proposed Modifications) was published on 5 February 2021. This 
is the version of the document that the City Council would like to adopt and has been subject to a significant amount 
of public consultation in previous stages of its production. However, in accordance with paragraph 48 of the National 
Planning Policy Framework the weight that can be given to the Local Plan overall is currently limited. The City Council 
is in the process of considering the comments made to determine the extent to which there are unresolved objections 
to the policies in the Plan. Those policies with less significant (or no) objections will be capable of carrying more 
weight than those with significant unresolved objections. 
 
City of Salford Unitary Development Plan 
In addition, following the publication of the National Planning Policy Framework (NPPF) it is necessary to consider 
the weight which can be afforded to the policies of the Council's adopted Unitary Development Plan (paragraph 213 
NPPF February 2019). 
 
In terms of this application it is considered that the relevant policies of the UDP can be afforded due weight for the 
purposes of decision making as the relevant criteria within the UDP policies applicable to the proposed development 
are consistent with the policies contained in the NPPF. 
 
Development Plan Policy 
 
Unitary Development Plan ST3  -  Employment Supply 
Unitary Development Plan ST5  -  Transport Networks 
Unitary Development Plan ST13  -  Natural Environments Assets 
Unitary Development Plan ST14  -  Global Environment 
Unitary Development Plan ST15  -  Historic Environment 
Unitary Development Plan DES1  -  Respecting Context 
Unitary Development Plan DES2  -  Circulation and Movement 
Unitary Development Plan DES4  -  Relationship Development to Public Space 
Unitary Development Plan DES6  -  Waterside Development 
Unitary Development Plan DES7  -  Amenity of Users and Neighbours 
Unitary Development Plan DES9  -  Landscaping 
Unitary Development Plan DES10  -  Design and Crime 
Unitary Development Plan E4  -  Sites for Employment Development 
Unitary Development Plan E5  -  Development in Established Employment Areas 
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 Parking 
Unitary Development Plan EN7  -  Nature Conservation of National Importance 
Unitary Development Plan EN8  -  Nature Conservation of Local Importance 
Unitary Development Plan EN9  -  Wildlife Corridors 
Unitary Development Plan EN12  -  Important Landscape Features 
Unitary Development Plan EN17  -  Pollution Control 
Unitary Development Plan EN18  -  Protection of Water Courses 
Unitary Development Plan EN19  -  Flood Risk and Surface Water 
Unitary Development Plan EN22  -  Resource Conservation 
Unitary Development Plan EN23  -  Environmental Improvement Corridors 
Unitary Development Plan CH5  -  Archaeology and Ancient Monuments 
Unitary Development Plan CH8  -  Local List of Buildings of Architectural, Archaeological or Historic Interest 
Unitary Development Plan R5  -  Countryside Access Network 
Unitary Development Plan DEV5  -  Planning Conditions and Obligations 
 
Other Material Planning Considerations 
 
National  
 
National Planning Policy Framework 
National Planning Practice Guidance 
 
Local  
 
It is not considered that there are any local finance considerations that are material to the application. 
 
Supplementary Planning Document  -  Sustainable Design and Construction 
Supplementary Planning Document  -  Design 
Supplementary Planning Document  -  Established Employment Areas 
Supplementary Planning Document  -  Nature Conservation and Biodiversity 
Supplementary Planning Document  -  Design and Crime 
Supplementary Planning Document  -  Trees and Development 
Supplementary Planning Document  -  Planning Obligations 
Supplementary Planning Guidance  -  Flood Risk and Development 
 
Appraisal  
 
The main considerations for the determination of this application are: 

 Principle of Development 

 Design, Layout and Landscaping 

 Access and Highways Impacts 

 Flood Risk and Drainage 

 Arboricultural and Ecological Impacts 

 Impact on Surrounding Land Uses 

 Air Quality 

 Contamination 

 Heritage 

 Planning Obligations 
 
Principle of Development 
 
Policy ST3 of the City of Salford Unitary Development Plan relates to employment land supply and sets a strategic 
objective for the Council to ensure a good range of local employment opportunities are secured by, amongst others, 
maintaining an adequate supply and variety of land and buildings for employment purposes and protecting, and 
increasing the attractiveness of, existing employment areas.  
 
The site is now an isolated undeveloped plot on the fringes of Northbank Industrial Park, an Established Employment 
Area, with development well underway on the adjacent Omega Drive scheme to the south-west. The site is part of a 
wider UDP Allocation (Policy E4/7) which also covers land to the immediate north and a site on the western side of 



 
 
Irlam Wharf Road, both of which are now occupied. The allocation was identified as a site for offices, light industry, 
general industry, storage and distribution uses. The proposed development therefore accords with the allocation 
under UDP Policy E4, together with Policy E5 and the thrust of the NPPF with respect to ‘Building a strong, 
competitive economy’;  the principle of development is therefore considered to be acceptable.  
 
Design, Layout and Landscaping 
 
Northbank Industrial Park is relatively spacious in comparison to other similar industrial areas across the City and 
the region, with a network of greenspaces and corridors separating and linking employment sites. The proposed 
layout of the scheme intends to retain this character, with a layout incorporating deep buffer planting areas. In 
particular, a substantial buffer would be created to the south-western end of the site to the adjacent Omega Drive 
development, to ensure an appropriate degree of visual separation and retain views to the Ship Canal along Darby 
Road. Similarly, substantial buffers would be provided to the western edge to Irlam Wharf Road and at the north-
eastern end of the site to the adjacent wharfage facilities. 
 
The proposed development would not front onto the Manchester Ship Canal, given the constraints presented by way 
of the limited depth of the site, the need to accommodate vehicular access from Irlam Wharf Road and the commercial 
nature of the development. In this circumstance, it is not considered appropriate that a waterside walkway or similar 
is provided within the site, given the absence of such features at either end of the site to connect into and the 
commercial/industrial nature of the scheme. A deep landscape buffer would be provided to the edge to the MSC, 
which would serve two critical purposes; to provide a sense of visual separation to the development and also to retain 
the integrity of the canal corridor as a feature of importance to biodiversity and wildlife, including the retention of 
existing vegetation to the canal bank.  
 
A detailed landscaping masterplan has been provided with the application, and this is considered to be broadly 
acceptable. United Utilities has, however, requested that the final landscaping scheme for the site is a matter reserved 
for approval by way of a suitable condition, in order to ensure that the detail of planting proposals adjacent to their 
assets complies with their requirements for works adjacent to pipelines; a relevant condition is therefore 
recommended. 
 
The size and appearance of the units is considered to be commensurate with the site context, in particular the similar 
modern units currently under construction at the adjacent development at Omega Drive. The buildings are 
understandably utilitarian in appearance, with a design ultimately driven by the function and operational requirements. 
The materials to be used and their colour treatment, are intended to be consistent with those used on immediately 
adjacent buildings and the development would therefore assimilate well into the surrounding built context. Variations 
in finishing texture and colour are included in order to break up the visual massing of each building (see Figure 3 
below). The ancillary office space within each unit would front onto Irlam Wharf Road, with accompanying pedestrian 
links, creating an element of an active frontage and natural surveillance from the first-floor windows. 
 
Although it is noted that significant proportions of the site would be laid out as hardstanding, to provide parking, 
access, circulation and servicing areas, it is noted that the landscaping proposals would ensure that these areas are 
well screened from surrounding roads and indeed the Ship Canal. 
 
A Proposed Strategic Recreation Route (UDP Policy R/5) allocation runs along the western boundary of the site from 
Darby Road; the proposed route was intended to connect with a similar strategic route running along the northern 
bank of the MSC to the west. There is, however, no defined Public Right of Way and no current footpath link along 
the MSC with which to connect. The proposals for development of the site, however, would not prejudice potential 
future creation of a link at this location, as the adjacent portion of the site is comprised of a landscape buffer, rather 
than built development.  
 
 



 
 

 

 
Figure 3 – Sample Elevations of Units 

 
The application is accompanied by a Crime Impact Statement (CIS), which has been subject to consultation with 
Design for Security (DfS). Recommendations within the CIS have been adopted within the proposals, including the 
provision of additional landscape buffers to deter potential unauthorised entry. No objections have been raised by 
DfS; a recommendation is given for a condition requiring implementation of physical security recommendations (door, 
window, glazing specifications etc.), however, this would not comprise a reasonable planning condition. Boundary 
treatment details are to be required by condition, as is a scheme for provision of external lighting and secure 
cycle/motorcycle parking, including CCTV provision.  
 
The proposed development is considered to respond positively to the physical context and constraints of the site and 
would have an acceptable impact on the character and appearance of the area. Accordingly, the proposals would 
comply with Policies DES1, DES6, DES9 and DES10 of the City of Salford Unitary Development Plan and the relevant 
considerations of the National Planning Policy Framework.  
 
Access and Highways Impacts 
 
The application is accompanied by a detailed Transport Assessment which provides an assessment of the site 
location, existing highway network and impact of the development proposals. 
 
Accessibility 
 
The site is located to the edge of a long-established employment area, Northbank Industrial Park, between Irlam and 
Cadishead. The 1km and 2km walking isochrones from the site include the remainder of the industrial park, Irlam 



 
 
train station, and residential areas around Cadishead Park and Lower Irlam. The 2.5km and 5km (15-20 minute 
cycling time) isochrones cover a much large area including Cadishead, Irlam and Flixton. 
 
The nearest bus stops to the site are on Liverpool Road, approximately 0.85km (straight-line) from the site and are 
served by regular services to Irlam, Cadishead, Eccles, Manchester, the Trafford Centre and Warrington. The nearest 
railway station is Irlam, approximately 0.8km (straight-line) from the site. 
 
The Local Highway Authority has reviewed the accessibility of the site and, having particular regard to recent accident 
data on Cadishead Way (A57), which acts as a barrier between the site and onwards connections to Cadishead and 
Irlam (in particular to the cycleway/footway on the northern side of the A57), considers that an improved crossing 
facility is required over the A57 near to the junction with Irlam Wharf Road (Figure 4 below). The recommendation is 
that this takes the form of dropped kerbs with a central island/refuge, to allow pedestrians and cyclists to cross the 
carriageway in two stages. It is recommended that this provision is secured by way of a ‘Grampian’ condition, 
requiring the developer to submit a scheme of works for the crossing and securing its implementation, under a s.278 
agreement, prior to first occupation of the development. 
 

 
Figure 4 – Existing junction/crossings layout A57/Irlam Wharf Road 

 
In accordance with the LHA representation, conditions are recommended requiring the submission and agreement 
of a full Travel Plan for the development, together with detail of shower/changing facilities within the units for cyclists. 
Comments have also been raised regarding the adequacy of pedestrian access provision within the internal site 
layout; a condition is recommended requiring agreement of a scheme for the marking out of the parking/servicing 
areas to include delineated pedestrian routes to ensure safety for users walking from parked vehicles to the unit 
entrances. 
 
The LHA has requested a condition requiring vegetation along the footpath/cycle link between the two arms of Irlam 
Wharf Road to be cut back to improve the attractiveness of the connection; this, however, would require the applicant 
to undertake maintenance works on land outside their ownership and would not be a reasonable condition. 
 
  



 
 
Impact on Highway Network 
 

Assessment of the potential trip generation of the development has been carried out using the industry standard 
TRICS database, which provides the following output for total vehicles (including HGVs) [N.B. The total floorspace 
of Unit 1 has subsequently been reduced to 3,716 sq. m.]: 
 

 
 
Trip generation figures have been used to undertake a capacity assessment at three key junctions in the immediate 
vicinity of the site: Cadishead Way/Brinell Drive, Cadishead Way/Darby Road and Cadishead Way/Irlam Wharf Road. 
The assessment demonstrates that all assessed junctions will operate well within capacity in the ‘with development’ 
scenario, as at 2025. The Local Highway Authority has raised no objection to the revised calculations and 
assessment, and considers that the impact on the local highway network is acceptable, with no mitigation required. 
 
Servicing and Parking Provision 
 
The application is accompanied by suitable swept-path analysis to demonstrate that access and circulation for 16.5m 
articulated goods vehicles would be acceptable. Initial specification of the proposed access points from Irlam Wharf 
Road to each unit has been provided, however, a condition is recommended requiring provision and agreement of 
full access detail prior to commencement. 
 
The level of parking provision, as detailed below, is considered to be suitable. Cycle and motorcycle provision would 
exceed the Council’s minimum standards and the level of car parking provision would fall below the Council’s 
maximum standard, in taking the range permitted across the potential B1(c)/B2/B8 land uses. 

 Unit 1: 
o 55 car parking spaces incl. 3 disabled spaces and 5 Electric Vehicle (EV) charging spaces; 
o 10 cycle parking spaces; and 
o 4 motorcycle parking spaces. 

 Unit 2: 
o 40 principal car parking spaces incl. 4 disabled spaces and 5 EV charging spaces; 
o 14 cycle parking spaces; 
o 6 motorcycle spaces; and 
o 50 ‘overflow’ parking spaces to the periphery of the service yard. 

 
A condition is recommended requiring submission of detailed specification of the cycle and motorcycle parking 
provision and subsequent provision of the facilities prior to first occupation. A condition is also recommended 
requiring the agreement of a Construction Management Plan, to include a comprehensive traffic management 
strategy. 
 
Conclusion 
 
In light of the above analysis, and subject to application of recommended conditions, it is considered that safe and 
suitable access to the development would be provided, that the development would not have an adverse impact on 
the capacity or safety of the local highway network, including with respect to junction capacity at relevant junctions 
in the surroundings, and would include adequate provision for the parking of cars, cycles and motorcycles. The site 
is considered to be reasonably accessible by means other than private vehicles, and mitigation is to be secured to 
provide an additional crossing point on Cadishead Way to ensure safe crossing in two stages to the northern arm of 
Irlam Wharf Road. Accordingly, the proposals are considered to accord with Policies ST5, DES2, A2, A8 and A10 of 
the City of Salford Unitary Development Plan and the relevant provisions of the National Planning Policy Framework. 
 
  



 
 
Flood Risk and Drainage 
 
Flood Risk 
 
The vast majority of the application site lies within Flood Zone 2, with a narrow band adjoining the Manchester Ship 
Canal falling within Flood Zone 3a; no part of the built development is proposed within FZ3a, which covers the canal 
bank. The application is accompanied by a Flood Risk Assessment, including flood mapping and modelled flood level 
information for the MSC (the potential source of fluvial flooding in this instance) from the Environment Agency. 
 
The NPPF requires that a sequential, risk-based approach is adopted in considering the location of development with 
respect to flood risk. However, in accordance with Paragraph 162 of the NPPF, the Sequential Test does not need 
to be applied in this particular instance, given that the site is allocated under the provisions of the UDP and has been 
assessed as part of the Council’s Strategic Flood Risk Assessment (site ref. S0009).  
 
The proposed development is considered to be ‘Less Vulnerable’ with respect to flood risk; the development is 
therefore considered to be appropriate within Flood Zone 2 and application of the Exception Test is not required, in 
accordance with the Flood Risk Vulnerability/Flood Zone Compatibility table in the National Planning Practice 
Guidance. 
 
The Environment Agency has raised no objection to the proposed development, referring to their Flood Risk Standing 
Advice, and recommends that measures to incorporate flood mitigation be considered. Similarly, the Council’s Flood 
Risk and Drainage Officer has raised no objection, subject to conditions. Policy FRD7 of the Council’s Flood Risk 
and Development SPD requires the use of flood resilient construction in new development, in Flood Zone 2 up to the 
flood level predicted for the 1:1,000 year floor event. Subject to a condition requiring implementation of such 
measures, it is not considered that the development would be subject to an unacceptable risk from fluvial flooding. 
 
The risk of flooding from adjoining land is assessed as being ‘low’, given that surrounding plots are occupied by 
recent commercial development with positive drainage systems. A potential risk of flooding from groundwater is 
noted, on the basis of British Geological Society data, however an intrusive site investigation is required to establish 
the actual level of risk. Risk of flooding from reservoirs, canals and other artificial sources, with the exception of the 
MSC noted previously, is considered to be low.  
 
Surface Water Drainage 
 
The submitted drainage strategy includes an assessment of the potential to drain surface water from the site in 
accordance with the drainage hierarchy. Infiltration is not considered to be feasible, given the nature of underlying 
ground conditions. The strategy therefore proposes that surface water is drained in the next most sustainable 
manner, to a watercourse, in this case the Manchester Ship Canal. Surface water is to be collected within the site 
and attenuated within two tanks (one within each unit), in order to restrict discharge to the greenfield rate of 4.4l/s – 
water is then to be discharged to an existing UU surface water sewer which crosses the site and outfalls to the MSC. 
Water from car parking and service areas is to be passed through an oil separator prior to discharge. Foul water is 
to be discharged to the existing sewer in Irlam Wharf Road. 
 
The proposed drainage strategy has been reviewed by United Utilities and the Council’s Flood Risk and Drainage 
Engineer, neither of whom have raised any objection, although the drainage strategy is considered to be high-level 
and a detailed design is to be required by condition. Subject to conditions as recommended, the development would 
accord with Policies EN17, EN18 and EN19 of the City of Salford Unitary Development Plan, the Council’s Flood 
Risk and Development SPD and the National Planning Policy Framework, with respect to drainage and flood risk. 
 
United Utilities Infrastructure 
 
The applicant has, at United Utilities request, undertaken additional survey work on site during the course of 
consideration of the application to determine the potential impacts of the development on UU assets; this has resulted 
in amendments to the size/siting of Unit 1. A UU sludge main crosses the site at the north-west corner; the proposed 
site layout ensures that the requisite stand-off is provided to this infrastructure. A UU surface water drain also crosses 
the site to an outfall in MSC, again this is accounted for in the site layout, with the Unit 1 car park/service yard to be 
constructed above. Although acknowledging the benefits of the amendments to Unit 1, UU has advised that they 
consider there is currently insufficient information with respect to the potential impacts of levels changes, including 
the sunken loading bay to Unit 1, on relevant assets and have expressed a preference that additional information is 
submitted at this stage. It is, however, considered that the matter can be suitably addressed by way of application of 
conditions including agreement of proposed finished site and floor levels (the site is a relatively flat plateau up to the 



 
 
top of the MSC bank, and no significant changes in site levels are envisaged) and agreement of asset protection 
measures for the duration of works on site, in accordance with the draft condition provided by UU. 
 
Arboricultural and Ecological Impacts 
 
Tree Loss  
 
The site is the subject of dense tree and scrub cover, which is predominantly self-seeded by virtue of the site lying 
fallow since clearance in the 1980s. A Tree Survey and Arboricultural Impact Assessment have been submitted, 
which identifies 139 individual trees and group features, recorded as Category B (23 trees/groups) and C (116 
trees/groups). The majority of trees on site are self-seeded, occurring through neglect as opposed to formal planting. 
Category C trees should not be allowed to constrain a development and their removal is considered acceptable.  
 
Retention of Category B trees should be attempted, however, given the contribution to the overall amenity value of 
the area in the short, mid and long-term, the footprint of the proposal, the available space and the earthworks 
proposed, full retention is not possible - 113 individual trees, plus three groups, are to be removed to facilitate the 
development, however the vast majority of these are Category C and self-seeded. 
 
Retained trees would be afforded protection during the construction phase and a scheme of on-site replacement tree 
planting is proposed within the submitted landscape masterplan. In light of the size of the buildings, it is not possible 
to achieve full mitigation for the tree/vegetation loss on site, and it is therefore necessary for the development to 
provide off-site mitigation.  
 
The Council’s Arboricultural Consultant has reviewed the survey work, impact assessment and protection plans and 
has raised no objection to the development or detail, subject to a condition requiring work to be undertaken in 
accordance with the submitted proposals. 
 
Ecological Impact 
 
The site is considered to be of relatively high ecological and biodiversity value, with an Ecological Baseline score of 
12.83 Biodiversity Units (calculated using the Defra Metric 2.0), given that it contains broadleaved woodland, mixed 
scrub, ruderal/ephemeral vegetation and other trees. The adjacent Manchester Ship Canal is also an important 
Wildlife Corridor, however, the site is well separated from wildlife from the canal itself by virtue of the steep bank. 
 
The site lies within the relevant search radius, including risk zones, of three statutory designated sites: 

 Manchester Mosses Special Area of Conservation (SAC), Site of Special Scientific Interest (SSSI) and 
Local Nature Reserve (LNR); 

 Rixton Claypits SAC, SSSI and LNR; and 

 Rostherne Mere Ramsar site, National Nature Reserve (NNR) and SSSI.   
 
Consultation has been undertaken with Natural England, who have confirmed that they do not consider the proposed 
development will have significant adverse impacts on statutorily protected nature conservation sites or landscapes. 
The proposals would therefore comply with Policy EN7 of the City of Salford Unitary Development Plan. 
 
The site is well separated from nearby Sites of Biological Importance (SBIs), including the nearest at Carrington 
Power Station to the east, with any potential links between the two sites being partially severed by the presence of 
the Ship Canal – it is not considered that the development would result in any adverse impact on such features and 
no conflict is identified with UDP Policy EN8. 
 
No direct impacts on the Manchester Ship Canal are anticipated, given the stand-off and retained landscape buffer 
within the proposals. Construction activities on site create the potential for pollution of the watercourse, and it is 
recommended that this is mitigated by way of requiring a Construction Management Plan. The final drainage surface 
water drainage scheme for the site is also to have regard to requisite mitigation to prevent adverse impacts on the 
canal. Subject to the appropriate mitigation, the scheme would comply with UDP Policies EN9 and EN23. 
 
The proposed ecological impacts would be localised to the site itself; the submitted Biodiversity Net Gain 
Assessment, which provides an assessment of the post-development baseline (including on-site mitigation planting 
and habitat creation) versus the pre-development baseline, concludes that the development would result in a loss of 
5.6 Biodiversity Units (or 44%). The proposed on-site planting is therefore insufficient to completely mitigate both the 
arboricultural and ecological losses on-site and off-site mitigation is therefore required. 
 



 
 
The potential impact of the development on priority and protected species, including bats, birds, otter, reptiles, badger 
and hedgehog, have been considered within the submitted survey and evaluation work. The Greater Manchester 
Ecology Unit has reviewed the submitted information and is satisfied that the development does not pose a risk of 
adverse impacts to such species, subject to conditions being applied. A condition recommends reasonable avoidance 
measures for badger and hedgehog and a further condition is required for additional habitat creation on site (e.g. 
bird/bat boxes). A scheme of appropriate and sensitive external lighting for the site is required, given the proximity to 
the MSC corridor – a condition is duly recommended. 
 
The site is host to a number of invasive plant species (Himalayan Balsam, Japanese Knotweed and Cotoneaster). 
Requisite surveys have been undertaken and a method statement for eradication/management has been submitted 
– this has been reviewed by GMEU and is considered acceptable; implementation is to be required by condition. 
 
Off-Site Mitigation 
 
The applicant has advised that they have insufficient additional land holdings within the immediate area surrounding 
the site to accommodate any off-site mitigation on land within their ownership or control. Accordingly, the applicant 
proposes to make a financial contribution towards provision of off-site biodiversity and tree planting mitigation 
elsewhere. Consultation has been undertaken with GMEU and the Council’s Greenspace service, and officers are 
confident that mitigation can be suitably accommodated and delivered by the Council on land within its control. 
 
Formulae have been provided by GMEU to translate the net Biodiversity Unit (BU) figure into a financial contribution; 
given the relative simplicity of the likely target habitats and proposed planting, it is recommended that a contribution 
of £10,000 per Biodiversity Unit is secured. This equates to a total contribution of £56,000, which is to be secured by 
way of completion of a s.106 agreement, with a receptor site(s) to be determined at a later date.  
 
Conclusion 
 
In light of the above, and subject to application of the recommended conditions and security of the proposed financial 
contribution towards off-site biodiversity/tree planting mitigation, it is considered that the development proposals 
comply with Policies ST13 and EN12 of the City of Salford Unitary Development Plan, together with the relevant 
provisions of the National Planning Policy Framework.  
 
Impact on Surrounding Land Uses 
 
The proposed site is well separated from existing residential uses, with the nearest dwelling (The Vicarage, off 
Manchester Road in Trafford) being circa 540m to the east of the development; the singular concern with respect to 
impact of the development on the amenity of nearby sensitive land uses is therefore noise.  
 
A Noise Impact Assessment has been submitted, considering the possible impact of noise from the service yard, 
plant noise and operational breakout noise. The report predicts that the impact of service yard noise and operational 
breakout noise would be low. The report has used background noise data and noise data to set plant noise limits to 
ensure noise from fixed plant and equipment does not have an impact off site. The report has been subject of 
consultation with the Council’s Environmental Consultant who has raised no objection to the methodologies or 
conclusions of the report; a condition is recommended setting maximum noise rating levels for external plant. Subject 
to such a condition being attached, it is considered that the development would comply with Policy EN17 of the City 
of Salford Unitary Development Plan and the relevant considerations of the National Planning Policy Framework, 
with respect to the impact on surrounding land uses. 
 
Air Quality 
 
The site is not located within a Greater Manchester Air Quality Management Area, however given the scale of the 
development proposals the application is accompanied by an Air Quality Assessment (AQA) which contains 
consideration of both the potential for impacts to occur during the construction and operational phases of the 
development, and also the potential for exposure of future occupants to air pollution. 
 
A construction dust impact assessment was undertaken in accordance with Institute of Air Quality Management 
(IAQM) guidance. It was concluded that without appropriate mitigation measures, ‘Low’ risks were posed by 
construction, earthworks and trackout activities. During construction, receptors within 50 m of the construction 
boundary could be susceptible to dust effects. However, with appropriate mitigation measures implemented, it was 
concluded that the construction effects of the proposed development would not be significant.  
 



 
 
The increase in development traffic falls well below the IAQM threshold of 500 Annual Average Daily Traffic (AADT) 
recommended for developments outside AQMAs. Furthermore, additional calculations have been undertaken to 
demonstrate that the more stringent threshold of 100 AADT will not be exceeded on nearby road links that are located 
within the closest areas of the Greater Manchester AQMA. As operational phase traffic is not anticipated to present 
a significant impact, further evaluation of traffic-related air quality impacts was scoped out of the assessment. 
 
The AQA concludes that with the provision of appropriate mitigation measures, construction activities and operational 
impacts will have no significant effects on local air quality. The AQA has been reviewed by the Council’s 
Environmental Consultant, who has raised no objections to the findings and considers that potential ‘Low’ risk to air 
quality from the construction period can be suitably mitigated by way of imposing a standard requirement for a 
Construction Management Plan, as recommended in the conditions below. Accordingly, no conflict is identified, with 
respect to impacts on air quality, with Policy EN17 of the City of Salford Unitary Development Plan nor with the 
relevant provisions of the National Planning Policy Framework.  
 
Contamination 
 
The application is accompanied by a Geo-environmental Desk Study Report, which contains a high-level assessment 
of ground conditions on the site. In light of the historic uses of the site (railway track, made ground associated with 
historical developments and a steel and iron works (to the west), together with EA landfill records) there is a ‘high 
risk’ of contamination, including to controlled waters. The proposed end use is for an industrial development, which 
is considered a sensitive end use with respect to land contamination risk and recommendations are provided for an 
intrusive ground investigation to further assess the potential environmental and geotechnical constraints and, where 
necessary, provide a contaminated land remediation strategy. 
 
The findings of the submitted report have been reviewed by the Council’s Environmental Consultant and the 
Environment Agency, neither of which have raised an objection, subject to conditions being attached to any 
permission requiring further investigation work and subsequent agreement, implementation and verification of 
remediation works. Subject to attachment of conditions as recommended, it is considered that the proposed 
development would not conflict with Policies EN17 and EN18 of the City of Salford Unitary Development Plan nor 
with the relevant considerations of the National Planning Policy Framework. 
 
Heritage 
 
The site was agricultural in nature until the development of the Manchester Ship Canal in the 1880s, which resulted 
in the industrial development of the wider area and establishment of a mineral railway across the site. Between 1912 
and 1938, a Steelworks had been established to the west, which developed during the mid-20th century until its 
eventual closure in 1979. Its development required associated infrastructure, some of which extended to within the 
site boundaries, including railway sidings, a travelling crane with conveyors and tanks. The site is, however, currently 
cleared and although there may be some surviving remains of features on site, these would be of local significance 
only and the submitted Heritage Impact Assessment concludes that any surviving remains would add little to any 
understanding of the historic evolution of this area of Irlam. The findings have been the subject of consultation with 
the Greater Manchester Archaeological Advisory Unit, which has raised no objection to the findings and do not 
consider that any mitigation or archaeological investigation requirements are necessary. 
 
The site is otherwise well separated from any nearby statutory or otherwise designated heritage assets. The Grade 
II* listed Church of St. George lies approximately 0.5km east of the site in Carrington. There is no apparent visual 
interrelationship between the two sites, and it is considered that the development would not affect the setting of this 
asset; Historic England were consulted and determined that it was not necessary to comment on the application. 
 
The Manchester Ship Canal is considered to be a Non-Designated Heritage Asset, in light of the historic importance 
of the shipping route and the contribution of the canal to the character and identity of the local area and the City. In 
accordance with Paragraph 197 of the NPPF, the effect of the development on the MSC is to be taken into account, 
having regard to the scale of any harm or loss and the significant of the heritage asset. The proposed development 
retains a character to the banks of the canal of industrial development and working, and is not considered to be an 
incongruous feature having regard to both historic and current uses along the canal and in the immediate surrounding 
area. The visual impact of the development on the canal is to be mitigated by way of the retention and improvement 
of a landscape buffer along the edge of the site. No alterations are proposed to the banks of the canal itself, with the 
development being stood back from the waterway. Accordingly, it is considered that the development would not result 
in harm to the significance of the MSC. 
 



 
 
In accordance with the above, it is considered that the proposed development would not conflict with the provisions 
of Policies ST15 and CH5 of the City of Salford Unitary Development Plan nor with the relevant provisions of the 
National Planning Policy Framework.  
 
Planning Obligations 
 
The application proposes the redevelopment of the site to deliver two industrial and warehousing units (Use Classes 
B1(c), B2, B8 use). In light of the scale of the development an assessment of its impact on nearby transport 
infrastructure and public realm is required in accordance with UDP Policy DEV5 and the Planning Obligations SPD.  
 
In accordance with the National Planning Policy Framework and The Community Infrastructure Levy Regulations, 
planning obligations may only be sought where they are necessary to make a development acceptable in planning 
terms, directly related to the development; and fairly and reasonably related in scale and kind to the development.  
 
A s.106 agreement is required to be completed to secure payment and appropriate disbursement of the £56,000 
financial contribution towards off-site biodiversity and tree planting mitigation, and this is contained within the 
recommendation below. 
 
In this instance, in accordance with advice received from the Local Highway Authority and the Council’s s.106 team, 
it is considered that the development would not require any mitigation above and beyond that already required in 
respect of off-site biodiversity/tree planting mitigation and the provision of the enhanced crossing facility on 
Cadishead Way, which is to be secured by way of a planning condition.  
 
Recommendation 
 
That planning permission be granted, subject to the following schedule of planning conditions, and that: 

 
I. The City Solicitor be authorised to enter into a legal obligation under Section 106 of the Town and Country 

Planning Act 1990 to secure the following heads of terms: 
 

a) A commuted sum of £56,000 (+ £840 monitoring fee), to be paid prior to first occupation, to be 
directed towards provision of biodiversity mitigation tree planting within the City of Salford. 

 
II. That the applicant be informed that the Council is minded to grant planning permission, subject to the 

conditions stated below, on completion of such legal obligation; 
 

III. That authority be given for the decision notice relating to the application be issued, (subject to the 
conditions and reasons stated below) on completion of the above-mentioned legal obligation. 

 
Schedule of Planning Conditions  
 

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

2. The development hereby permitted shall be carried out in accordance with the following approved plans: 
- Location Plan ref. M3126-SK06-2 rev. A 
- Site Layout Plan ref. M3126-SK06-01 rev. C 
- Unit 1 Ground Floor Layout Plan ref. M3126-U1 – 200 rev. P1 
- Unit 1 Office Layout Plans ref. M3126-U1 – 201 rev. P1 
- Unit 1 Roof Plan ref. M3126-U1 – 202 rev. P1 
- Unit 1 Elevations ref. M3126-U1 – 300 rev. P1 
- Unit 2 Ground Floor Layout Plan ref. M3126-U2 – 200 rev. A 
- Unit 2 Office Layout Plans ref. M3126-U2 – 201 
- Unit 2 Roof Plan ref. M3126-U2 – 202 
- Unit 2 Elevations ref. M3126-U2 – 300 rev. A 
- Sub-Station Details ref. M3126-601 rev. B 
- Sub-Station Elevations ref. M3126-602 
- Sub-Station Roof Details ref. M3126-603 

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



 
 
 

3. No development shall take place until such time as a Phase 2 Site Investigation Report has been submitted 
to and approved in writing by the Local Planning Authority. The investigation shall address the nature, degree 
and distribution of land contamination on site and shall include an identification and assessment of the risk to 
receptors focusing primarily on risks to human health, groundwater and the wider environment. 
 

Should unacceptable risks be identified, no development shall take place until such time as a contaminated 
land remediation strategy has been submitted to and approved in writing by the Local Planning Authority. The 
development shall thereafter be carried out in full accordance with the duly approved remediation strategy or 
such varied remediation strategy as may be agreed in writing with the Local Planning Authority. 
 
No piling using penetrative methods during the construction period shall be carried out other than with the 
written consent of the Local Planning Authority pursuant to the provisions of this condition.  

 
Reason: To prevent pollution of the water environment and to ensure the safe development of the site in the 
interests of the amenity of future occupiers in accordance with Policies EN17 and EN18 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework. 
 
Reason for pre-commencement condition: Any works on site could affect any contamination which may be 
present and hinder the effective remediation of any contamination causing a risk to the health of future 
occupiers and harm to the environment, hence the initial investigation must be carried out before works 
commence. 
 

4. No development shall take place (including any site clearance or preparation works) until a Construction 
Management Plan (CMP), which shall include for the following, has been submitted to and approved in writing 
by the Local Planning Authority: 

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

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

from any piling activity;  
i) Hours for and means of access of delivery and construction vehicles; and 
j) Measures for the protection of the Manchester Ship Canal from accidental spillages, dust and debris. 

 
The duly approved Construction Management Plan shall be adhered to throughout the construction period. 
 
Reason: In the interests of the amenities of the area, the amenities of surrounding residents, the safety and 
free flow of highway uses, and to protect the integrity of the adjacent Wildlife Corridor in accordance with 
Policies DES1, DES7, A2, A8, EN9 and EN17 of the City of Salford Unitary Development Plan and the 
National Planning Policy Framework. 
 
Reason for pre-commencement condition: The proposals require site clearance, ground works and 
engineering works; an understanding of protection measures is required in advance of such works. 

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

as shown at the Tree Protection Plan (ref. DR-4785-02) within (or overhanging) the site, have been protected 
using temporary protective fencing and temporary ground protection. Such protection shall be installed in 
accordance with the details contained within the Arboricultural Impact Assessment by Brooks Ecological (ref. 
AR-4785-02 dated June 2020) and shall remain until all development is completed and no work, including 
any form of drainage or storage of materials, earth or topsoil shall take place within the perimeter of such 
protection. 
 
Reason: In the interests of protecting retained trees in accordance with Policy EN12 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework. 
 



 
 

Reason for pre-commencement: It is necessary for all protection measures to be in place prior to works 
commencing on site to avoid risk of damage to retained trees. 
 

6. Notwithstanding any detail provided with the application, no development shall take place until a detailed 
surface and foul water drainage scheme (including drainage of surface water from the access and parking 
areas), substantially in accordance with the drainage principles set out within the Drainage & Flood Risk 
Assessment by JPG Group (ref. 5840-JPG-XX-XX-RP-D-0620-S2-P02 dated October 2020), has been 
submitted to and approved in writing by the Local Planning Authority. The drainage scheme shall: 

a) Provide for the separate drainage of foul and surface water within the site; 
b) Accord with the surface water hierarchy of drainage options in the National Planning Practice 

Guidance, with evidence of an assessment of site conditions; 
c) If relevant, accord with the Non-Statutory Technical Standards for Sustainable Drainage Systems, or 

any subsequent replacement national standards;  
d) Include evidence to demonstrate that the proposed scheme will mitigate potential negative impacts 

of the drainage of the development on the ecological properties of the Manchester Ship Canal;  
e) Include provision of oil and pollution separators where appropriate; and 
f) Include detail of how the drainage system shall be maintained and managed after completion. 

 
No part of the development shall be occupied until such time as the drainage scheme has been fully 
implemented in accordance with the duly approved detail. The drainage system shall be retained as installed 
thereafter and maintained/managed in accordance with the duly approved detail in perpetuity. 
 
Reason: To prevent an increased risk of flooding as a result of the development, to ensure satisfactory 
disposal of surface water from the site and to ensure no adverse ecological impacts in accordance with 
Policies EN17, EN18 and EN19 of the City of Salford Unitary Development Plan and the NPPF. 
 
Reason for pre-commencement condition: Drainage infrastructure will need to be installed prior to 
commencement of above ground works and a scheme therefore needs to be agreed in advance of the same. 
 

7. No development shall take place until details of existing and proposed finished site levels and proposed 
finished floor levels for the buildings hereby approved, relative to off-site datum point(s), have been submitted 
to and approved in writing by the Local Planning Authority, together with a detailed scheme for use of flood 
resilient construction (up to the flood level predicted for the 1:1,000 year flood event) in the development. The 
development shall be undertaken in accordance with the approved details. 
 

Reason: In the interests of reducing flood risk and amenity in accordance with Policies DES1, DES9 and 
EN19 of the City of Salford Unitary Development Plan, Policy FRD7 of the Salford City Council Flood Risk 
and Development Planning Guidance (July 2008) and the National Planning Policy Framework. 
 
Reason for pre-commencement condition: It is necessary to have a fixed understanding of levels changes 
before engineering works commence on site and alter existing levels. 
 

8. No development shall take place (including any site clearance or preparation works) until such time as a 
Reasonable Avoidance Measures Method Statement for badger and hedgehog has been submitted to and 
approved in writing by the Local Planning Authority. The development shall thereafter be undertaken in 
accordance with the duly approved method statement. 
 
Reason: In the interests of protecting priority and protected species in accordance with Policies ST13 and 
EN12 of the City of Salford Unitary Development Plan and the National Planning Policy Framework. 
 
Reason for pre-commencement condition: It is necessary to ensure that reasonable avoidance measures are 
agreed and ready to be implemented prior to works starting on site. 
 

9. No development shall take place until a scheme of measures to ensure that wastewater and water 
infrastructure within and adjacent to the site boundary is protected from damage, as a result of the 
development, has been submitted to and approved by the Local Planning Authority in writing, in consultation 
with United Utilities. The details shall include a survey of the exact locations (line and depth) of the potentially 
affected water and wastewater infrastructure and outline the potential impacts on the infrastructure from 
construction activities (including changes in land levels), the impacts post completion of the development, and 
identification of mitigation measures to protect and prevent any damage to the infrastructure both during 
construction and post completion of the development. The scheme shall include for pre and post construction 



 
 

condition surveys. The scheme of protection and mitigation measures shall be implemented in full in 
accordance with the duly approved details. 
 
Reason: In the interests of protecting critical water and wastewater assets within and adjacent to the site in 
the interests of public health and protection of water resources in accordance with Policies EN17 and EN18 
of the City of Salford Unitary Development Plan and the National Planning Policy Framework. 
 
Reason for pre-commencement condition: It is necessary to ensure that any relevant protection measures 
are understood, agreed and ready to be implemented prior to works starting on site. 
 

10. No above ground works shall take place until such time as a detailed scheme for the design and layout of the 
approved access points to the site from Irlam Wharf Road has been submitted to and approved in writing by 
the Local Planning Authority. The development shall thereafter be undertaken in accordance with the duly 
approved scheme and the access points made fully available for use prior to first occupation of the 
development. 
 

Reason: In the interests of highway safety and ensuring safe and suitable access and egress in accordance 
with Policies ST5, DES2, A2 and A8 of the City of Salford Unitary Development Plan and the National Planning 
Policy Framework. 
 

11. Notwithstanding any detail shown on the approved plans, no part of the development shall be occupied until 
such time as detailed scheme for the laying out and lining of the car parking and servicing areas, including 
protected areas for pedestrians traversing the site, has been submitted to and approved in writing by the Local 
Planning Authority. The development shall thereafter be carried out in accordance with the duly approved 
detail and the car parking, servicing and other vehicular access arrangements shown on the approved plans 
to serve the development shall be made fully available for use prior to the development being first brought 
into use and shall be retained thereafter for their intended purpose. 
 
Reason: In the interest of the safety of highway users, pedestrians and cyclists and in accordance with Policies 
DES2 and A2 of the City of Salford Unitary Development Plan and the National Planning Policy Framework. 
 

12. No part of the development shall be occupied until such time as a detailed scheme for the provision of a new 
or enhanced non-signalised pedestrian and cyclist crossing point, including a mid-carriageway refuge, across 
Cadishead Way (A57), near to the junction with Irlam Wharf Road, has been submitted to and approved in 
writing by the Local Planning Authority. The duly approved scheme shall be implemented in full and the 
crossing made available for use prior to first occupation of the development or in accordance with a timetable 
first agreed in writing with the Local Planning Authority. 
 
Reason: In the interests of highway safety and promoting active travel in accordance with Policies ST5 and 
A2 of the City of Salford Unitary Development Plan and the National Planning Policy Framework. 
 

13. No part of the development shall be occupied until such time as a verification report, pursuant to the provisions 
of condition 3 of this permission, which validates that all remedial works undertaken on site were completed 
in accordance with those agreed with the Local Planning Authority, has been submitted to and approved in 
writing by the Local Planning Authority.  
 

Reason: To prevent pollution of the water environment and to ensure the safe development of the site in the 
interests of the amenity of future occupiers in accordance with Policies EN17 and EN18 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework. 

 
14. No part of the development shall be occupied until details of the type, siting, design and materials to be used 

in the construction of boundaries, screens or retaining walls have been submitted to and approved in writing 
by the Local Planning Authority and the approved structures have been erected in accordance with the 
approved details. The structures shall thereafter be retained.   
 
Reason: In the interests of amenity and in compliance with Policies DES1 and DES10 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework. 

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

and sheltered cycle and motorcycle parking, including details of CCTV systems to cover the shelters, has 
been submitted to and approved in writing by the Local Planning Authority. No part of the development shall 



 
 

be occupied until such time as the facilities have be constructed in accordance with the approved detail. The 
facilities shall be retained and maintained for their intended use thereafter. 
 
Reason: In the interests of encouraging sustainable travel and in the interests of security and crime prevention 
in accordance with policies ST14, DES10, A2 and A10 of the City of Salford Unitary Development Plan and 
the National Planning Policy Framework. 
 

16. No part of the development shall be occupied until such time as a scheme of on-site biodiversity enhancement 
measures including, but not limited to, bird boxes, bat boxes and hibernacula, in accordance with the 
recommendations of the submitted ecological appraisal and additional survey work, has been submitted to 
and approved in writing by the Local Planning Authority. The duly approved scheme shall be fully implemented 
prior to first occupation of the development or in accordance with a timetable first agreed in writing with the 
Local Planning Authority.  
 
Reason: In the interests of mitigating impacts of the development on biodiversity in accordance with Policies 
ST13, EN9 and EN12 of the City of Salford Unitary Development Plan and the National Planning Policy 
Framework. 
 

17. No part of the development shall be occupied until such time as a detailed scheme for the provision of Electric 
Vehicle charging infrastructure on the site has been submitted to and approved in writing by the Local Planning 
Authority. The duly approved scheme shall be fully implemented, and the charging infrastructure made 
available for use, prior to first occupation of the development and the infrastructure shall be retained and 
maintained as such thereafter. 
 
Reason: In the interests of encouraging and sustaining the use of Electric Vehicles in order to reduce 
emissions from road transport in accordance with Policies ST14 and EN17 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework. 
 

18. Notwithstanding any detail shown on the plans hereby approved, no part of the development shall be occupied 
until such time as details of shower and changing facilities within each unit hereby approved have been 
submitted to and approved in writing by the Local Planning Authority. No part of each unit shall be occupied 
until such time as the duly approved facilities within that unit have been constructed and made available for 
use; the facilities shall be retained and made available for their intended use thereafter. 
 
Reason: In the interests of encouraging sustainable travel in accordance with policies ST14 and A2 of the 
City of Salford Unitary Development Plan and the National Planning Policy Framework. 
 

19. (a) No part of the development shall be occupied until such time as full details of both hard and soft 
landscaping works have been submitted to and approved in writing by the Local Planning Authority, in 
consultation with United Utilities. The details shall include the formation of any banks, terraces or other 
earthworks, hard surfaced areas and materials, planting plans, specifications and schedules (including 
planting size, species and numbers/densities), existing plants/trees to be retained and a scheme for the 
timing/phasing of implementation works. 
 
(b) The landscaping scheme shall substantially accord with the detail shown on the submitted Landscape 
Masterplan (ref. 230-LYR-XX-ZZ-DWG-L-1001 rev. 3) and shall have regard for the necessary protection of 
United Utilities assets within and adjacent to the site. 
 
(c) The landscaping works shall be carried out in accordance with the approved scheme for timing / phasing 
of implementation or within the next planting season following final occupation of the development hereby 
permitted, whichever is the sooner. 
 
(d) Any trees or shrubs planted or retained in accordance with this condition which are removed, uprooted, 
destroyed, die or become severely damaged or become seriously diseased within 5 years of planting shall be 
replaced within the next planting season by trees or shrubs of similar size and species to those originally 
required to be planted. 
 
Reason: To ensure that the site is satisfactorily landscaped having regard to its location and the nature of the 
proposed development and to ensure the protection of essential water and wastewater assets in accordance 
with Policies ST13, DES1, DES6, DES9, EN9 and EN18 of the City of Salford Unitary Development Plan and 
the National Planning Policy Framework. 



 
 

  
20. Each unit hereby approved shall be occupied and managed in accordance with a full Travel Plan to be 

submitted to the Local Planning Authority for approval in writing within 6 months of each unit being first 
occupied. The Travel Plan submitted to the LPA shall include, but not be limited to, a Travel Information Pack 
(TIP), Travel Plan coordinator details and information detailing incentives to encourage use of non-car modes 
of transport. The duly approved Travel Plan shall be implemented and reviewed in accordance with the 
timetable embodied therein. 

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

 
21. The development shall be undertaken and maintained in accordance with the submitted Invasive Species 

Management Plan by Ecological Estates Ltd. (ref. R-EE-4785-05.2, dated 25.11.2020). 
 

Reason: In the interests of preventing the spread of invasive plant species in accordance with Policies ST13, 
DES9 and EN12 of the City of Salford Unitary Development Plan and the National Planning Policy Framework.  
 

22. The development hereby approved shall be constructed in accordance with the external materials 
specification as detailed on approved plans ref. M3126-U1 – 300 rev. P1 and ref. M3126-U2 – 300 rev. A and 
retained as such thereafter. 
 
Reason: In order to ensure a satisfactory appearance in the interests of visual amenity in accordance with 
Policies DES1 and DES6 of the City of Salford Unitary Development Plan and the National Planning Policy 
Framework.  
 

23. No external lighting shall be installed on the buildings or elsewhere on the site unless and until a detailed 
scheme for such lighting has first been submitted to and approved in writing by the Local Planning Authority, 
in consultation with the Greater Manchester Ecology Unit. External lighting shall only be installed in 
accordance with the duly approved detail and retained and maintained as such thereafter. 
 
Reason: In the interests of priority and protected species, with particular regard to the Manchester Ship Canal 
Wildlife Corridor, and in the interests of amenity, in accordance with Policies EN17, ST13, DES6 and EN9 of 
the City of Salford Unitary Development Plan and the National Planning Policy Framework.  

 
24. No refuse or materials intended for recycling shall be stored externally on the site unless and until a detailed 

scheme for the provision of refuse and recycling stores has been submitted to and approved in writing by the 
Local Planning Authority and the approved stores erected in accordance with the duly approved detail. Any 
stores erected under the provisions of this condition shall be maintained in accordance with the approved 
detail and used for their intended purposes thereafter. 

 
Reason: In the interests of visual amenity in accordance with Policies DES1 and DES6 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework.  

 
25. 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 

- 0700 to 2300 hours – 53 dB LAr,Tr; 
- 2300 to 0700 hours – 47 dB LAr,Tr 

determined 1 metre from the nearest noise sensitive premises, in accordance with BS 4142:2014+A1:2019 
with corrections applied for any plant emitting noise of a total or irregular quality.  
 
Reason: In the interests of amenity in accordance with Policy EN17 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework. 
 

Notes to Applicant 
 
Land Contamination Standard Informative 
The applicant is advised that they have a duty to adhere to the regulations of Part 2A of the Environmental Protection 
Act 1990, the National Planning Policy Framework 2018 and the current Building Control Regulations with regards 
to contaminated land. The responsibility to ensure the safe development of land affected by contamination rests 
primarily with the developer. 



 
 
 
Gas Protection Measures 
With respect to gas protection measures the applicant’s attention is drawn to BRE 414, Protection Measures for 
Housing on Gas-Contaminated Sites. In addition the requirements of BS8845:2015 Code of Practice for the design 
of protective measures for methane and carbon dioxide ground gases for new buildings should be followed for 
installation and the verification requirements of CIRIA C735 Good Practice on the Testing and Verification of 
Protection Systems for Buildings against Hazardous Ground Gasses will need to be submitted.  
 
Verification of gas protection systems needs to be undertaken during the construction process, or the applicant may 
not be able to discharge the condition. This can lead to issues with property searches and / or mortgage at a later 
time. 
 
Environment Agency – Controlled Waters 
The Manchester Ship Canal (MSC) is situated adjacent to the proposed development site and can be classified as a 
vulnerable receptor for any contamination arising from the proposed development site. As part of further ground 
investigations and conceptual modelling it should be ensured that the MSC is included as a controlled waters 
receptor.  
 
Environment Agency – Flood Risk Activity Permit (FRAP) 
This development may require a permit under the Environmental Permitting (England and Wales) Regulations 2016 
from the Environment Agency for any proposed works or structures, in, under, over or within eight metres of the top 
of the bank of the River Mersey, designated a ‘main river’. This was formerly called a Flood Defence Consent. Some 
activities are also now excluded or exempt. A permit is separate to and in addition to any planning permission granted. 
The granting of planning permission does not necessitate the grant of a permit or vice versa. Further details and 
guidance are available on the GOV.UK website: https://www.gov.uk/guidance/flood-risk-activitiesenvironmental-
permits 
 
The Environment Agency has discretionary powers to carry out maintenance works on the channels of "main river" 
watercourses to remove blockages and ensure the free flow of water. Information on riparian landowner’s rights and 
responsibilities can be found at https://www.gov.uk/guidance/owning-a-watercourse   
 
Environment Agency – Waste on-site 
The CL:AIRE Definition of Waste: Development Industry Code of Practice (version 2) provides operators with a 
framework for determining whether or not excavated material arising from site during remediation and/ or land 
development works are waste or have ceased to be waste. Under the Code of Practice: 

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

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

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

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

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

 Duty of Care Regulations 1991 

 Hazardous Waste (England and Wales) Regulations 2005 

 Environmental Permitting (England and Wales) Regulations 2016 

 The Waste (England and Wales) Regulations 2011  
 
Developers should ensure that all contaminated materials are adequately characterised both chemically and 
physically in line with British Standard BS EN 14899:2005 'Characterization of Waste - Sampling of Waste Materials 
- Framework for the Preparation and Application of a Sampling Plan' and that the permitting status of any proposed 
treatment or disposal activity is clear. 
 

https://www.gov.uk/guidance/flood-risk-activitiesenvironmental-permits
https://www.gov.uk/guidance/flood-risk-activitiesenvironmental-permits
https://www.gov.uk/guidance/owning-a-watercourse


 
 
If in doubt, the Environment Agency should be contacted for advice at an early stage to avoid any delays.  
 
If the total quantity of hazardous waste material produced or taken off-site is 500kg or greater in any 12 month period, 
the developer will need to register with us as a hazardous waste producer. Refer to the hazardous waste pages on 
GOV.UK for more information. 
 
Bird Breeding Season 
No vegetation clearance required by the scheme should take place in the optimum period for bird nesting (July to 
August inclusive) unless nesting birds have been shown to be absent by a suitably qualified person. 
 
Otter 
Whilst there is only a low risk of otter being present, the applicant is reminded that under the Habitat Regulation it is 
an offence to disturb, harm or kill otters.  If an otter is found during the development all work should cease immediately 
and a suitably licensed ecologist employed to assess how best to safeguard the otter(s).  Natural England should 
also be informed. 
 
Bats 
All species of bats found in the UK receive a high level of legal protection under the terms of the Wildlife & Countryside 
Act 1981 and the Conservation of Habitats and Species Regulations 2010.  Bats roost in a variety of places and will 
use cracks, crevices and holes in trees. They are mobile in their habits and can turn up in the most unlikely places 
at any time of year.  Precautions should be taken throughout works, at any time of year, with the possible presence 
of bats borne in mind.  If bats are found at any time during works, then work should cease immediately and advice 
sought from Natural England or a suitably qualified bat worker. 
 
United Utilities – Standard Conditions for Works Adjacent to Pipelines 
The developer is advised to review the United Utilities document ‘Standard Conditions for Works Adjacent to 
Pipelines’ (Document Ref. 90048 Issue 3.1 July 2015) provided with the UU consultation response dated 5 November 
2020. 
 
Highways – Useful Contacts 
Dilapidation Survey: 

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

Highway Permits/Licensing: 

 Applications for all forms of highway permits/licenses shall be made in advanced 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 with first seeking the relevant permits/licenses from the Local Highway Authority Tel: 
0161 603 4046/4006 

General Highway Information: 

 Requests for general Information regarding the adopted highway network shall be directed to the Local 
Highway Authority – John Horrocks- 0161 603 4046/4006 

S278 and 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 Management: 

 The Developer shall contact Rob Owen for the Traffic Management element of the development. Rob Owen 
- Tel: 0161 779 4848. 

 
Secure by Design 
The developer’s attention is drawn to the recommendations of the submitted Crime Impact Statement, including the 
physical security and design specifications contained therein. 
 


