
PLANNING & TRANSPORTATION REGULATORY PANEL 
PART I 

SECTION 1: APPLICATIONS FOR PLANNING PERMISSION  

 

APPLICATION No: 20/76377/FUL 

APPLICANT: Adventure Now 

LOCATION: Botany Bay Wood, Grange Road, Eccles  

PROPOSAL: Retrospective planning application for the development of an 

outdoor activities centre in Botany Bay Woods. Activities 

include archery, crossbow shooting range, axe throwing, air rifle 

shooting range, quad biking, orienteering and bushcraft 

WARD: 

 

REASON FOR 
PANEL DECISION: 

 

Boothstown and Ellenbrook 

 

Site area greater than 2 hectares (6.77h) 

 
Figure 1 – Site Location Plan 

 
Description of Site and Surrounding Area 

 
The application relates to a parcel of land within Botany Bay Wood, extending to circa 6.7ha, and is comprised of 
a dense area of woodland. The site is bounded by an un-named track to the east, a watercourse/surface water 

drain to the south (‘Blue Box Ditch’), Shaw Brook to the west and to the north the boundary is marked by a notable 
change in tree species. The site is located within the Green Belt (UDP Policy EN1) and within the Mosslands 
(UDP Policy EN11), being part of Worsley Moss.  

 
The site is accessed via a track which runs roughly north-south from The Avenue, an east-west route across 
Worsley Moss, which in turn is accessed via an un-named track which connects to Grange Road to the east, on 



  

the opposite side of the M60 motorway. Due to access restrictions on other surrounding tracks, this is the only 

vehicular access to the site. 
 
Botany Bay is the largest single block of woodland in Greater Manchester and is designated as a Site of Biological 

Importance (Grade A). Botany Bay Wood is also recognised as a potential Site of Special Scientific Interest (a 
‘pSSSI’) by Natural England, in the main due to the presence of one of the country’s largest heronries at the 
western end of the wood – the heronry has, however, contracted in recent years and a SSSI designation has not 

been confirmed. 
 
There are number of other outdoor sports and recreational facilities within the immediate surrounding area 

including the Manchester Clay Shooting Club to the south and the ‘Delta Force’ paintball facility to the south-east. 
 
The site predominantly sits within Flood Zone 1, however the western edge of the site, adjacent to Shaw Brook, 

sits within both Flood Zones 2 and 3. 
 

 
Figure 2 – Aerial photo of application site 

 
Description of Proposal 

 
The application seeks retrospective (work on the development commenced in August 2018) planning permission 
for development of an outdoor activities centre. 

 
Instructor-led outdoor recreational activities provided on site consist of:  

 Archery; 

 Crossbows; 

 Axe throwing; 

 Air rifle shooting; 

 Quad biking (around an established track); 

 Bushcraft; 

 Orienteering; and 

 Team-building exercises and education provision. 
 
A number of shelters, structures and storage areas have been erected on site including:  

 Reception ‘building’ – a wooden structure with corrugated bitumen sheet dual-pitch roof supported above 
two 21ft X 9ft shipping containers (‘A’ and ‘B’) – approx. 9.7m by 10m and 4.2m high; 



  

 A wooden shelter with bitumen sheet roof at the rifle range (‘Shelter B’) – 10m by 3.2m and 3m high; 

 A wooden shelter with bitumen sheet roof at the archery range (‘Shelter C’) – 10m by 4.8m and 2.8m 
high; 

 Two standard shipping containers (21 and 24 ft) used for storage (‘C’ and ‘D’) which are clad in wooden 
panels; and 

 One ‘portaloo’. 
The shelters are focussed within the south-eastern corner of the site, near to the access track. 
 

The application includes for an additional proposed wooden shelter with bitumen sheet roof at the crossbow range 
(‘Shelter D’) – 10m by 3.2m and 3m high; 
 

Staffing levels, as set out in the submission, are five FTE persons, which the applicant proposes may increase to 
seven FTE persons as business/bookings increase. The hours of operation are 1100-1700 Monday to Sunday. 
 

 
Figure 3 – Site Layout 

 



  

 
Figure 4 – Core Site Layout 

  



  

Site Planning History 

 
04/48900/HYBEIA (‘Salford Forest Park’) 
A Forest Park comprising a Forest Centre including Eco Village, Timber Initiative and Woodland Wildlife Centres,  

timber workshop, children's woodland adventure play area and treetop walkway; equestrian centre; all weather 
and turf track racecourse and equestrian eventing area; cross country eventing course; grandstand and 
associated buildings; refurbishment of Malkins Wood farmhouse to residential accommodation for equestrian 

centre manager; refurbishment of Moss House Farmhouse and conversion and extension of two barns to form a 
hotel (80 guests); golf course and clubhouse and change of use of agricultural building for golf course 
maintenance; footpath and riding trails and cyclepaths; roads and connection to J13 M60, replacement canal 

bridge, new canal bridge and bridge over Shaw Brook; car parking; landscaping including ground remodelling 
creation of water bodies and woodland planting; site infrastructure including fencing, lighting, services and sub 
stations; and site accommodation works including culverts and watercourse diversions – Refused | Appeal 

Dismissed 
 
 

Relevant Adjacent Planning History 
 
‘Delta Force’ Paintball 

21/79011/FUL 
Continued use of land for recreational paintball games and retention of ancillary basecamp and game zone 
structures – Decision Pending 

 
Manchester Clay Shooting Club 
E/23693 

Use of land for clay pigeon shooting – Approved 
 
95/34250/COU 

Change of permitted clay pigeon shooting from a maximum of 4 hours on any day between 10am and 9pm and 
10am and 6pm at weekends, and no more than 156 days in any year to unlimited shooting Wednesdays to 
Sundays from 10am to 4pm - Refused 

 
Neighbour Notification 
 

8 registered properties in the vicinity of the site and access were notified of the application. Site notices were 
placed on the access track to the site (from The Avenue) and at Grange Road, Eccles. 
 

Publicity 
 
Site Notice: Non HH Article 15  

Reason: Wider Publicity 
 
Press Advert: Manchester Weekly News Salford Edition Date Published: 4 March 2021 

Reason: Article 15 Standard Press Notice 
 
Representations 

 
Three letters of objection have been received, summarised as follows: 
 

 C – Comment Received         R – Officer Response 

C The area is already used for clay pigeon shooting, which can be heard from Boothstown.  

The quad bikes will increase the noise, in addition to recent increased noise from the smart 
motorway and aircraft from Barton Aerodrome, and should not be given permission. 

R The application site is located approximately 1.2km from the nearest occupied residential 
properties, and approximately 1.35km from the cluster of dwellings centred around 

Grange Road. The Council’s Environmental Consultant has reviewed the proposals and 
considers that the activities undertaken on site are unlikely to create any noise impacts 
over and above those arising from existing adjacent uses within the vicinity. In particular, it 



  

should be noted that the background noise profile in areas surrounding the site is 
dominated by traffic from the M60 and M62 motorways.  

C The Council should consider the wildlife in Botany Bay and their welfare. 

R The ecological impacts of the development are considered in detail in the relevant 

analysis section below. Consultation has been undertaken with the Greater Manchester 
Ecology Unit, who have concluded that the development is acceptable subject to 
appropriate mitigation and enhancement measures. 

C All traffic to the site has to use Grange Road, in addition to the heavy traffic to the farm, 

traffic accessing the gun club and paint balling facilities, and the traffic from residents 
themselves. Grange Road is part of the Port Salford Greenway – pedestrians already 
have to use the road to walk, due to the inadequate state of the pavements, and there are 

problems with speeding traffic. If planning permission is granted Grange Road will receive 
the same amount of traffic and pollution as a main road. 

R The highway arrangement along Grange Road is unconventional, given that the footways 
are not adopted and generally comprise a combination of surfaces including sections of 

tarmac, concrete pavers and loose-laid gravel. The majority of the length of the road does, 
however, benefit from footway provision on both sides of the carriageway.  The potential 
for conflict between pedestrians and vehicles is therefore generally  minimised. There is no 

available evidence of excessive vehicle speeds along Grange Road or of existing road 
safety deficiencies (taking into account publicly accessible accident data, including the 
TfGM database). 

 
Consultation has been undertaken with the Local Highway Authority, which has raised no 
objection. Given the scale and nature of the development, it is not considered that the 

resulting traffic movements give rise to any unacceptable impact on the capacity, function 
or safety of the surrounding highway network. 

 
Consultations 

 
Air Quality, Noise and Contaminated Land 
Air Quality 

The site is not within the GM Air Quality Management Area. The scale and nature of the development is not likely 
to have a significant impact on traffic.  As such I have no objections to the development on Air Quality Grounds. 
 

Noise 
The application site is located in an area of the woodland adjacent to existing outdoor leisure uses (Manchester 
Clay Shooting Club, Paintball Club and an Air Gun club). The plot (identified as Plot C within the Planning 

Statement) is located between 1.2km and 1.5km from any residential properties which may be impacted by noise, 
in most cases these residential areas are beyond the motorway. The planned activities are, in my view, unlikely 
to create any noise over and above existing adjacent uses. As such, I have no objections to this application on 

the grounds of noise. 
 
Land Contamination 

There are no land contamination issues associated with this development.  
 
City Airport (Manchester Barton) 

No objection. 
 
Drainage and Flood Risk 

No objection. 
 
Design for Security 

Recommend that the applicant complies with the security specifications set out in sections 3.3 & 4 of the Crime 
Impact Statement. 
 

Environment Agency 
No objection. Note that requisite ecological enhancements proposed will necessitate a management and 
monitoring plan to be in place (landscape and ecological management plan); relevant conditions are required.  



  

The development may require a permit under the Environmental Permitting Regulations for any proposed works 

within 8m of Shaw Brook and Blue Box Ditch. 
 
Greater Manchester Ecology Unit 

No objection subject to mitigation and enhancement measures [N.B. Further detail is set out in the relevant  
Analysis below]. 
 

Highways 
No objection to the application in principle, but recommend that the car parking capacity is increased. 
 

Natural England 
Confirm that Natural England has no comments to make on this application. Refer the LPA to Standing Advice 
and recommend consulting local ecological advice services. 

 
Planning Policy 
 

Development Plan Policy 
 
NPPF Paragraph 219 establishes that existing policies (such as Salford’s UDP) are not out -of-date simply 

because they were adopted or made prior to the publication of NPPF.  Due weight should be given to them, 
according to their degree of consistency with the NPPF, and the closer the policies in the UDP to the policies in 
the NPPF, the greater the weight that may be given. 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.  
 

City of Salford Unitary Development Plan (UDP) 
 
Policy ST13  -  Natural Environments Assets 

Policy DES1  -  Respecting Context 
Policy DES2  -  Circulation and Movement 
Policy DES7  -  Amenity of Users and Neighbours 

Policy DES9  -  Landscaping 
Policy DES10  -  Design and Crime 
Policy A2  -  Cyclists, Pedestrians and the Disabled 

Policy A8  -  Impact of Development on Highway Network 
Policy A10  -  Provision of Car, Cycle and Motorcycle Parking in New Developments 
Policy A14  -  Barton Aerodrome 

Policy EN1  -  Development Affecting the Green Belt 
Policy EN7  -  Nature Conservation Sites of National Importance 
Policy EN8  -  Nature Conservation Sites of Local Importance 

Policy EN11  -  Mosslands 
Policy EN12  -  Important Landscape Features 
Policy EN17  -  Pollution Control 

Policy EN18  -  Protection of Water Courses 
Policy EN19  -  Flood Risk and Surface Water 
Policy R2  -  Provision of Recreation Land and Facilities 

Policy DEV5  -  Planning Conditions and Obligations 
 
Emerging Plans 

 
The National Planning Policy Framework (NPPF) Paragraph 48 establishes that local planning authorities may 
give weight to relevant policies in emerging plans according to:  

(a) The stage of preparation of the emerging plan (the more advanced its preparation, the greater the 
weight that may be given); 

(b) The extent to which there are unresolved objections to relevant policies (the less significant the 

unresolved objections, the greater the weight that may be given); and 
(c) The degree of consistency of the relevant policies in the emerging plan to the NPPF (the closer the 

policies in the emerging plan to the policies in the NPPF, the greater the weight that may be given).  

 
There are currently two emerging plans to consider. 



  

Places for Everyone (PfE) 

Places for Everyone Publication Plan, the joint Development Plan Document for nine districts in Greater 
Manchester, which was published for consultation under Regulation 19 of the Town and Country Planning (Local 
Planning) (England) Regulations 2012 on 9 August 2021. Representations were invited until 3 October 2021; the 

plan was submitted to the Secretary of State for examination on 14 February 2022 and examination hearings are 
due to commence in Summer 2022. The emerging policies which are relevant to this application are discussed 
where applicable in this report with appropriate weight being afforded in accordance with NPPF Paragraph 48. 

 
Local Plan (SLP:DMP) 
The Publication Salford Local Plan: Development Management Policies and Designations (SLP:DMP) was 

published on 27 January 2020 and comments were invited until 20 March 2020.  An Addendum was published 
on 5 February 2021 and comments were invited on this until 19 March 2021. The Publication SMP:DMP and the 
Addendum were submitted to the Secretary of State for examination on 30 June 2021 and the examination 

hearings took place over 7 days in December 2021. The plan has been subject to a significant amount of public 
consultation in previous stages of its production and the city council has considered the comments made to 
determine the extent to which there are unresolved objections to its policies. Those policies (i.e. the Publication 

SLP:DMP policies as modified through the Addendum) which are relevant to this application are discussed where 
appropriate in this report with appropriate weight being afforded in accordance with NPPF Paragraph 48.  It is 
expected that the SLP:DMP will be adopted in Summer 2022. 

 
Other Material Planning Considerations 
 

National 
 
National Planning Policy Framework 

National Planning Practice Guidance 
 
Local Planning Policy 

 
Supplementary Planning Document  -  Sustainable Design and Construction 
Supplementary Planning Document  -  Design 

Supplementary Planning Document  -  Nature Conservation and Biodiversity 
Supplementary Planning Document  -  Design and Crime 
Supplementary Planning Document  -  Trees and Development 

Supplementary Planning Guidance  -  Flood Risk and Development 
 
Local Finance Considerations 

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

Appraisal  
 
Principle of Development and Visual Impact 

 
The application site is located within the Green Belt, as defined on the Unitary Development Plan Proposals Map. 
Policy EN1 of the UDP is relevant, which sets out that other than in very special circumstances inappropriate 

development will not be permitted within the Green Belt.  
 
The policy continues to set out that a material change in the use of land is inappropriate development unless it 

maintains openness and does not conflict with the purposes of including land in the Green Belt. It also sets out 
that the construction of new buildings within the Green Belt is to be considered inappropriate unless for specified 
purposes; one such specified exception is essential facilities for outdoor sport and outdoor recreation.  

 
The National Planning Policy Framework sets out that the fundamental aim of Green Belt policy is to prevent  
urban sprawl by keeping land permanently open; the essential characteristics of Green Belts are their openness 

and their permanence (Paragraph 137). Inappropriate development is, by definition, harmful to the Green Belt 
and should not be approved except in very special circumstances (Paragraph 147).  Substantial weight should be 
given to any harm to the Green Belt and very special circumstances will not exist unless the potential harm to the 

Green Belt by reason of inappropriateness, and any other harm resulting from the proposal, is clearly outweighed 
by other considerations (Paragraph 148). 



  

 

Paragraph 149 of the NPPF sets out that the construction of new buildings should be considered inappropriate in 
the Green Belt except for in specified circumstances, one of which is the provision of appropriate facilities (in 
connection with the existing use of land or a change of use) for outdoor sport and outdoor recreation, as long as 

the facilities preserve the openness of the Green Belt and do not conflict with the purposes of including land within 
it. 
 

Paragraph 150 of the NPPF sets out that certain other forms of development are also not inappropriate in the 
Green Belt provided they preserve its openness and do not conflict with the ‘Green Belt purposes’, including 
material changes in the use of land, such as changes of use for outdoor sport or recreation.  

 
The drafting of UDP Policy EN1 differs slightly from the NPPF in that it refers to “essential facilities” for outdoor 
sport and recreation (the term used in the now revoked Planning Policy Guidance 2: Green Belts) rather than 

“appropriate facilities”, the term adopted in the NPPF. According to Paragraph 219 of the NPPF, due weight should 
be given to policies within the Development Plan according to their degree of consistency with the Framework  – 
weight can therefore be afforded to UDP Policy EN1, however, the relevant test following adoption of the NPPF 

is with respect to ‘appropriate’ rather than ‘essential’ facilities.  
 
Use of the Land 

The application seeks planning permission for the use of land for the provision of various activities: Archery; 
Crossbow firing; Axe throwing; Air rifle shooting; Quad biking (around an established track); Bushcraft; and 
Orienteering. All of these activities may be considered to comprise outdoor recreational activities. It is not 

considered that the undertaking of the activities themselves conflicts with the preservation of the openness of the 
Green Belt. Neither does the use of the land for the activities result in any conflict with the five purposes of 
including land within it (as set out at NPPF Paragraph 138):   

(a) to check the unrestricted sprawl of large built-up areas; 
(b) to prevent neighbouring towns merging into one another; 
(c) to assist in safeguarding the countryside from encroachment;  

(d) to preserve the setting and special character of historic towns; and 
(e) to assist in urban regeneration, by encouraging the recycling of derelict and other urban land. 

 

It is therefore considered that the material change of use in land for which permission is sought does not comprise 
inappropriate development in the Green Belt, given that it complies with the exception set out at Paragraph 150(e) 
of the NPPF and the relevant exception set out under Policy EN1 of the UDP.  

 
Built Development 
In addition to the change of use of the land, the application also seeks retrospective planning permission for the 

installation/construction of facilities which have been provided in order to support provision of the recreational 
activities on site. These facilities comprise a number of shelters, structures and storage areas including:  

 Reception ‘building’ – a wooden structure with corrugated bitumen sheet dual-pitch roof supported above 

two 21ft X 9ft shipping containers; 

 A wooden shelter with bitumen sheet roof at the rifle range; 

 A wooden shelter with bitumen sheet roof at the archery range; 

 Two standard shipping containers (21 and 24 ft) used for storage which are clad in wooden panels; and 

 One ‘portaloo’. 
The application also proposes the installation of an additional wooden shelter with bitumen sheet roof at the 
crossbow range. The shelters and structures are focussed within the south-eastern corner of the site, near to the 
access track. 

 
All of the facilities provided are of lightweight construction or could be easily transported away from the site, 
comprising combinations of moveable shipping containers  and lightweight wooden-framed structures. The 

shelters do, ultimately, have a degree of permanency and can be reasonably considered to comprise ‘buildings’ 
for planning purposes. 
 

It is apparent that the facilities provided on site have been kept to the minimum necessary to provide an adequate 
degree of shelter and standard of welfare for visitors and staff.  The structures are appreciably related to the 
activities undertaken on site and are therefore considered to comprise appropriate (and also essential) facilities 

for provision of outdoor recreational activities. The remaining tests are therefore whether the facilities fail to 
preserve the openness of the Green Belt and whether they conflict with the purposes of including land within it.  



  

The shelters are each modestly sized and, particularly by virtue of the natural materials used in construction or 

their cladding, are generally well screened. The overriding characteristic of the site is that it comprises mature,  
dense woodland and therefore views into and out of the site are extremely limited. The shelters are therefore only 
visible at very close range.  

 
The term ‘openness’ is ultimately a broad policy concept and is open-textured, with a number of factors capable 
of being relevant to applying the concept to any particular case. Although there is clearly a small-scale, technical 

‘volumetric’ or ‘spatial’ impact on openness which arises from the presence of the shelters, this is only one element  
of the consideration of whether the shelters fail to preserve the openness of this area of Green Belt. In taking into 
account the particular locational factors (and therefore the existing sense of ‘openness’ in this location given it 

comprises dense woodland) the limited size, light-weight construction, materials and detailed appearance of the 
shelters, and noting in particular their extremely limited visibility, and the resultant visual impact of the shelters on 
openness, or rather the lack thereof, it is not considered that the shelters, and therefore the development as a 

whole, fail to preserve the openness of the Green Belt in this particular location.   
 

 
Figure 5 – Reception Shelter 

 

 
Figure 6 – Rifle and Archery Range Shelters 



  

The built aspects of the development, due to their scale, location and setting, do not conflict with any of the five 

purposes of Green Belt as set out at Paragraph 138 of the NPPF.  
 
It is therefore considered that the built development for which permission is sought does not comprise 

inappropriate development in the Green Belt, given that it complies with the exception set out at Paragraph 149(b) 
of the NPPF and the relevant exception set out under Policy EN1(ii) of the UDP.  
 

Visual Impact – Impact on Character and Appearance 
The character of the site is that of mature and dense woodland. The applicant has sought to mitigate the potentially 
incongruous appearance of the shipping containers used on site by largely cladding the external elevations of the 

buildings with wooden panels. The lighter-weight shelters used at the firing ranges have been constructed using 
largely natural materials, primarily wood, and are colour treated in order to better blend with the surroundings.  
The scheme is generally considered to be sensitive to the appearance and character of the site and no conflict is 

identified with the relevant provisions of Policies DES1 and DES9 of the City of Salford Unitary Development Plan 
and the National Planning Policy Framework.  
 

Summary 
The development comprises an appropriate facility for outdoor recreation, preserves openness and does not 
conflict with the purposes of Green Belt. It is therefore concluded that the development does not constitute 

inappropriate development in the Green Belt and no conflict arises with the relevant provisions of the NPPF, nor 
the provisions of Policy EN1 of the UDP, both of which seek to protect the Green Belt from inappropriate 
development, and preserve its openness and permanence. 

 
Arboricultural and Ecological Impacts 
 

The site is located within the Botany Bay Grade A Site of Biological Importance (SBI), a plantation lowland 
broadleaf mixed woodland and coniferous woodland which is the largest single block of woodland in Greater 
Manchester. The application site represents approximately 5% of Botany Bay Woods. The wider SBI also supports 

a nationally important heronry, in the western end of the wood, which has historically been recognised by Natural 
England as a potential Site of Special Scientific Interest (pSSSI).  The site is a Priority Habitat as identified within 
Section 41 of the Natural Environment and Rural Communities (NERC) Act 2006.  

 
Operational development works have already been carried out on site, with the quad bike tracks now well -
established and the shelters/shooting ranges etc. in place. It is understood that no existing trees were removed 

in order to carry out these works, with natural clearings used as the locations for the infrastructure; this includes 
the car park area to the frontage. No conflict has therefore been identified with Policy EN12 of the UDP with 
respect to arboricultural impacts.  

 
Assessment of Condition 
The application is accompanied by an Ecological Appraisal, which includes a breeding bird survey undertaken on 

three separate occasions. The Appraisal has been subject of assessment by the Greater Manchester Ecology 
Unit, who consider the survey and assessment efforts to be appropriate.  
 

The majority of the site is lowland mixed deciduous woodland comprised of oak, birch, occasional beech and 
sycamore trees with an understory of holly, rhododendron and very rarely bramble. The ground layer is 
characterised by bramble, with patches of creeping soft-grass and wavy hair grass. Broad buckler fern is frequent .  

The woodland shows diversity in age range due to the variation in composition. Dead wood is frequent.  Himalayan 
balsam is frequent around the watercourse to the southern boundary of the site.  
 

The coniferous woodland covering the western portion of the site is dominated by planted Scots pine wi th larch. 
The understory is sparse with occasional young oak, holly, birch, rhododendron, broad buckler fern and light 
bramble. The western boundary adjacent to the Shaw Brook supports broadleaf woodland, including beech and 

alder. There is occasional Himalayan balsam along this edge of the site. 
 



  

 
Figure 7 – Map of Broad Habitat Types (Extract from Ecological Appraisal) 

 
The breeding bird assessment was largely undertaken when outdoor activities at the site were suspended due to 
restrictions related to the COVID-19 pandemic and can therefore be considered a baseline for the site. 20 breeding 

species are recorded, which is within the criteria for selection as an SBI and includes 2 Section 41 Species of 
Principal Importance (Dunnock (4 estimated territories) and Song Thrush (3 estimated territories)) along with 
Mistle Thrush and Willow Warbler, which are considered declining species nationally (RSPB ‘Red’ and ‘Amber’ 

respectively).  
 
The condition of the ground flora is typical of woodlands on this substrate in Greater Manchester and GMEU 

concur with the assessment of condition as identified within the Appraisal  (the broadleaf woodland has potential 
to be improved, whilst the coniferous woodland is currently in ‘good’ condition).  
 

Invasive Plant Species 
Himalayan balsam is present along the western boundary and is abundant on adjacent land. This species is 
problematic because it colonises large areas of ground, particularly near streams and in wet areas of woodland.  

Rhododendron is abundant throughout the site and within adjacent woodland. This species is problematic due to 
the fact it outcompetes most native species and, because it is not native, does not provide suitable habitat for 
native wildlife. 

 
Proposals for invasive plant species management are set out within the Biodiversity Enhancement Management 
Plan, discussed in further detail below. 

 
Impact on Heronry (pSSSI) 
The application site is a significant distance from the heronry, which supports up to 30 breeding pairs of the bird 

(according to data which informed the SBI description dating from 2013). It was this feature that in the past 
warranted the wider site’s consideration as a pSSSI, although this possible designation has not been confirmed 
by Natural England in recent years. GMEU have concluded that the development does not have any impact on 
the heronry.  

 
Impacts arising from Activities (excluding Quad Biking) 
In accordance with the findings of the submitted Appraisal, GMEU are satisfied that the non-quad bike activities 

– archery, axe-throwing, air rifles, family/group orienteering and bush crafts - may continue with no greater 
adverse impact on the selection features of the SBI. These activities are considered to have no greater impact 
than is experienced in other SBIs, which are more accessible to the general public; in this location activities are 

in fact more controlled given the presence of instructors and the use of designated/defined activity areas (‘cages’).  
 
Impacts arising from Quad Biking 

The impact assessment within the Ecological Appraisal concludes that the noise & visual disturbance from the 
quad bike operations could, without mitigation, detrimentally impact the breeding bird assemblage. The quad bike 
track has the most significant potential impact on ground flora, without mitigation, given the potential 

erosion/disturbance arising from the tracking activities. 



  

 

The applicant has set out that the quad bike track is designed for ‘technical’ driving courses  (30-50 minutes in 
duration), with small groups of riders (maximum 6) led by 1 or 2 instructors, navigating a track which contains 
obstacles and challenges, rather than being a ‘racetrack’-style course. 

 
Riders are not permitted to leave the track, drive fast or do anything which is not strictl y monitored by the 
instructor(s). The track comprises a dirt track, in places built-up using locally-sourced logs and woodchip, which 

has been created by following the ‘line of least resistance’ around the woodland – the applicant has confirmed 
that no trees were felled in order to create the track, although some rhododendron was cut back in order to allow 
tracks to be joined to one another. Along the majority of the length of the tracks, logs and substantial branches 

have been used to mark the perimeter of the track. It is therefore considered that appropriate measures have and 
are being taken to, in the first instance, minimise the potential impacts of the quad-biking activities 
 

In the interests of mitigating the residual impacts, a Biodiversity Enhancement and Management Plan (BEMP) 
has been submitted which sets out the aims, objectives and measures to be implemented to ensure the retention 
of the ecological functionality, and enhancement of woodland within the site. The proposals are summarised as 

follows: 

 Implementation of a 5-year management plan including control of rhododendron (gradual removal to allow 
growth of ground flora, and establishment of sapling trees and bramble) and woodland management,  

essentially on a non-intervention basis. Control of rhododendron is focused to allow existing stands to act 
as a visual and sound buffer between the quad bike track and the larger areas of less disturbed woodland.  

 Treatment and control of Himalayan balsam around the site boundaries. 

 Introduction of 25 bird boxes (15 within the broadleaf woodland and 10 within the coniferous woodland)  

in order to enhance the carrying capacity for nesting birds elsewhere in the woodland. The specification 
within the BEMP includes for use of ‘hole entrance’ bird nest boxes – GMEU have recommended that 
these are removed from the plan and replaced with willow tit nesting opportunities.  

 Introduction of 25 Kent bat boxes (15 on mature trees within the broadleaf woodland and 10 on mature 
trees within the coniferous woodland). Although the activities on site are considered unlikely to affect the 
bat resource, these measures are considered enhancement.  

 5-year monitoring programme in years 1, 3 and 5 of breeding birds, distribution of invasive plant species 
(rhododendron and Himalayan balsam) and incidental recording of other species. GMEU have also 
recommended that the applicant is required to provide usage/visitor numbers at each monitoring event .  
The results of the monitoring should be supplied in writing to the LPA in order to demonstrate 

implementation and agree adjustments if necessary. 

 Prevention of potential damage to the woodland in respect of maintenance of the quad bike track.  
 

GMEU have reviewed the submitted Biodiversity Enhancement Management Plan and, subject to minor 
alterations and additional measures set out above to be secured by condition, they consider that the content is 
acceptable. 

 
GMEU have also suggested a number of additional measures in order to mitigate the potential impacts of the 
scheme, as follows: 

 Secure the route of the quad bike track, in order that consent of the LPA would need to be sought for any 
variations/extensions; 

 Restrict which materials may be used in order to carry out ongoing repairs to the quad bike track in order 
to ensure the integrity of the chemical composition of the woodland substrate and to mitigate the risk of 

potential importation of invasive plant species 

 Secure operating times in order to prevent disturbance to crepuscular animals (those which appear or are 
active in twilight) such as bat, hedgehog and badger. 

These measures are secured by way of the recommended conditions below.  
 
GMEU have raised no objection to the application, subject to the above measures being appropriately secured 

and implemented; accordingly, it is considered that the development can be accommodated on the site without  
adversely affecting the nature conservation value of the woodland, with appropriate mitigation, enhancement and 
management measures (including monitoring) to be secured as part of this permission. Accordingly, the 

development does not conflict with the relevant provisions of Policies EN8 and EN12 of the City of Salford Unitary  
Development Plan, Policy NCB1 of the Nature Conservation and Biodiversity SPD and the relevant considerations 
of the NPPF (in particular, Paragraphs 174 and 180).  

 



  

Mosslands 

The site is located within the Mosslands, as designated on the UDP Proposals Map. Policy EN11 of the UDP is 
therefore relevant. The site is not located within the Heartland and is not located on land which has the potential 
to be restored to lowland raised bog habitat. The development does not prevent the restoration of other land to 

that habitat, and it is considered that relevant ecological management and enhancement measures are to be 
secured such as to ensure that the overall nature conservation interest of the mosslands will be maintained.  
Accordingly, the scheme complies with the provisions of UDP Policy EN11. 

 
Access, Highways Impact and Parking Provision 
 

The site is in an isolated location and is effectively accessible only by use of private or hire vehicle, given the 
distance from the bus stops on Worsley Road (B5211) and other public transport infrastructure. The site operator 
requires all visitors to access the site via Grange Road, proceeding over the motorway bridge and onto The 

Avenue. It is understood that other vehicular access routes to The Avenue (Moss House Lane and Vicars Hall 
Lane) are secured and cannot be used by staff or visitors. This established access route is considered acceptable,  
given the anticipated volume of traffic accessing the facility (noting that there is a total theoretical capacity at the 

site of 29 guests at any one time and that the applicant’s data suggests on average that less than two vehicles  
access the site per hour). 
 

A car park is provided on the site frontage, running parallel to the access track, which has been created within an 
existing clearing in the woodland; the applicant states that no trees were felled in order to create the provision.  
The surface comprises MOT/gravel set on top of a permeable membrane, and there are no formal markings. The 

car park has an approximate capacity of 8 cars. 
 
There is no comparable standard within the Council’s UDP Car Parking Standards which appropriately relates to 

the specific nature of this development. The applicant has included within their Planning Statement details as to 
the number of visitors as a proportion by day for both July/August 2019 and for November – January 2019, as 
well as an average vehicle count for Saturdays in July/August. Based on these figures the number of cars on the 

site at any one time is within the total capacity of the car park. 
 
The Local Highway Authority has reviewed the proposals and, noting the potential maximum visitor numbers at 

any one time, have recommended that the car park may be increased in size to accommodate 15 vehicles – this 
is to allow for any future increase in visitor numbers per session and account for times when sessions overlap. It 
is noted, however, that the theoretical maximum capacity of the facility of 29 guests is based on the site being 

fully booked and customers all undertaking only one activity. In reality, the applicant notes that one-third of visitors  
book to undertake multiple activities and therefore visitors generally take up a greater proportion of the on-site 
capacity in a single visit. It is understood that the majority of guests car-share in order to reach the site, given that 

all activities on offer are based on group participation, which further reduces the number of vehicles used to reach 
the site. 
 

The site operator is able to remove the wooden bollards separating the car park from the reception area in order 
to park staff vehicles adjacent to the reception building in the event that there are pressures on car park capacity. 
Vehicles may also be ‘double-parked’ in order to make more efficient use of the car park space available when 

guests attend the site in co-ordinated groups. Given the isolated location, and the low traffic flows along the access 
track (which otherwise only serves ‘Delta Force’ paintball and the clay shooting centre), it is recognised that any 
overspill from the car park onto the access track would not have a severe impact on the capacity of the highway 

or road safety. 
 
Any increase to the footprint of the car park would likely require removal of existing tree stock which may also 

have additional ecological implications. Taking the above factors into account it is considered, on balance, that 
the existing car parking provision is acceptable and expansion at this time would not be warranted.   
 

It is understood that there is little waste generated on site, as no food is sold, and any waste materials are taken 
away from site for disposal by staff in their own vehicles, rather than there being any need for access by service 
vehicles such as refuse collection trucks. 

 
In taking the above analysis into account, it is not considered that the development results in conflict with the 
provisions of Policies A2, A8 and A10 of the Unitary Development Plan, nor with the relevant considerations of 

the National Planning Policy Framework.   
 



  

Relationship with Surrounding Land Uses 

 
The site itself is well separated from surrounding residential land uses, with the nearest occupied dwelling circa 
1.2km to the east. The development is entirely contained within dense woodland, which provides a s ignificant  

screen. Immediately surrounding the site are a number of other existing recreational land uses; the ‘Delta Force’ 
paintball facility and the Manchester Clay Shooting Club. Otherwise, surrounding land uses are agricultural.  
 

In respect of the nearest residential sensitive receptors; the Council’s Environmental Consultant has reviewed the 
proposals and considers that the activities undertaken on site are unlikely to create any noise impacts over and 
above those arising from existing adjacent uses within the vicinity. In particular, it should be noted that the 

background noise profile in areas surrounding the site is dominated by traffic from the M60 and M62 motorways.  
 
As a result, it is not considered that the development gives rise to any adverse impacts and no conflict is identified 

with Policies DES7 and EN17 of the Unitary Development Plan, nor with the relevant considerations of the 
National Planning Policy Framework.   
 

Flood Risk 
 
The site predominantly sits within Flood Zone 1, however parts of the site on the western edge and at the 

confluence of Blue Box Ditch and Shaw Brook, sit within both Flood Zones 2 and 3 (see Figure 8). Shaw Brook 
and Blue Box Ditch are both designated as ‘Main Rivers’ at this point.  The areas of Flood Zone 3 within the site 
are designated as Zone 3b (functional floodplain) within the Council’s Strategic Flood Risk Assessment.  The only 

element of the development within Flood Zones 2 and 3 is a small section of the quad biking track.  
 
In accordance with the Flood Risk Vulnerability Classifications set out within the National Planning Practice 

Guidance, outdoor sports and recreation, including associated essential facilities,  is considered to comprise 
‘water-compatible development’ which is appropriate within both Flood Zones 2 and 3, including 3b – there is no 
requirement to apply the Sequential or Exception Tests. The NPPG notes that in Flood Zone 3b, water-compatible 

uses should be designed and constructed to remain safe for users in times of flood, result in no net less of 
floodplain storage and not impede water flows or increase flood risk elsewhere; the development is considered to 
comply with these requirements, noting in particular that diversion routes within the quad bike track layout are 

available to allow for users to avoid or escape the area during a flood event. 
 

 
Figure 8 – Extract from Environment Agency Flood Map for Planning 

 



  

No objections have been raised by the Council’s Drainage and Flood Risk Officer nor by the Environment Agency. 

It is noted that the EA has made reference to the potential need for Environmental Permits given the proximity to 
the designated Main Rivers – this is a matter separate from consideration of the planning application and a 
relevant informative is recommended. 

 
No conflict is identified with Policies EN18 and EN19 of the City of Salford Unitary Development Plan, the Council’s 
Flood Risk and Development SPD, nor with the relevant provisions of the NPPF with respect to flood risk.  

 
Design and Crime 
 

The application is accompanied by a Crime Impact Statement (CIS) prepared by Design for Security. The CIS 
contains an assessment of the scheme against the principles of ‘Crime Prevention Through Environmental 
Design’ (CPTED). The CIS notes that the site is situated in a somewhat remote/isolated location that experiences 

few crime and disorder incidents; the secluded nature of the site and the desirable equipment stored there mean 
that it could be vulnerable to a targeted attack at night/when not in use.  
 

There are a number of security measures in place at the site including secure gates on the access road, timber 
posts to prevent unauthorised vehicle access from the car park into the site, use of high-security shipping 
containers with additional modifications, and CCTV provision. The CIS contains several additional 

recommendations for further security measures; an informative is recommended to draw the applicant’s attention 
to the recommended measures as these are not considered relevant to the planning applicat ion itself. 
 

The CIS concludes that the existing security measures and protocols are appropriate. No objections have been 
raised in the consultation with Design for Security. Accordingly, no conflict is identified with the provisions of UDP 
Policy DES10. 

 
Summary and Conclusion 
 

The application seeks retrospective planning permission for the development of an outdoor activities  centre. The 
site is located within the Green Belt; the material change of use in land for which permission is sought does not 
comprise inappropriate development in the Green Belt, given that it complies with the exception set out at 

Paragraph 150(e) of the NPPF and Policy EN1 of the UDP. It is considered that the operational development for 
which permission is sought (the shelters erected on site) does not fail to preserve the openness of the Green Belt 
in this particular location and does not conflict with any of the five purposes of Green Belt; accordingly the 

operational development does not comprise inappropriate development in the Green Belt, given that it complies 
with the exception set out at Paragraph 149(b) of the NPPF and the relevant exception set out under Policy EN1(ii) 
of the UDP. The scheme is generally considered to be sensitive to the prevailing appearance and character of 

the surroundings, and no conflict is identified with Policies DES1 and DES9 of the UDP and the NPPF.  
 
The site is located within the Botany Bay Grade A Site of Biological Importance (SBI), a plantation lowland 

broadleaf mixed woodland and coniferous woodland which is the largest single block of woodland in Greater 
Manchester. The non-quad bike activities are not considered to adversely impact on the features of importance 
of the SBI. The quad biking activities do have the potential to adversely impact on breeding bird assemblage and 

on the ground flora; in accordance with the mitigation hierarchy, steps have been taken to minimise the potential 
impact of these activities and mitigation for the residual impacts is proposed within a Biodiversity Enhancemen t 
and Management Plan. Subject to relevant conditions, as recommended below, it is considered that the 

development can be accommodated on the site without adversely affecting the nature conservation value of the 
woodland. Accordingly, the development does not conflict with the relevant provisions of Policies EN8 and EN12 
of the City of Salford Unitary Development Plan, Policy NCB1 of the Nature Conservation and Biodiversity SPD 

and the relevant considerations of the NPPF (in particular, Paragraphs 174 and 180). 
 
Appropriate access to the development is provided, taking into account the nature and scale of activities on site, 

and, on balance, the extent of parking provision is considered acceptable. The development shares an acceptable 
relationship with surrounding land uses. The activities undertaken on site are compatible with the level of flood 
risk, and existing security measures on site are considered sufficient to adequately mitigate potential risk of crime.  

 
In light of the above, the application is recommended for approval in accordance with the details set out below.  
 

  



  

Recommendation 

 
That planning permission be granted subject to the following planning conditions: 
 

1. The development hereby permitted shall be carried out in accordance with the following approved plans: 
- Site Location Plan ‘Adventure Now, Plot C, Botany Bay Wood, Salford’ dated 02.12.20 
- Site Layout Plan ‘Adventure Now’ (Scale 1:2000)  

- Site Layout Plan (Scale 1:100) dated December 2020 
- Reception Building (Scale 1:100) 
- Reception Building Isometric (Scale 1:100) 

- Rifle Shelter (Scale 1:100) dated November 2020 
- Archery Shelter (Scale 1:100) dated November 2020 
- Crossbow Shelter (Scale 1:100) dated November 2020 

- Shipping Containers (24 x 9 ft) with high-security gates added (Scale 1:100) 
- Shipping Containers (21 x 8 ft) with high-security gates added (Scale 1:100) 

 

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

2. Quad biking shall only be undertaken on the established tracks as set out on the Site Layout Plan 

‘Adventure Now’ (Scale 1:2000). Notwithstanding Section 2.1.4 of the submitted Biodiversity  
Enhancement and Management Plan (Verity Webster, August 2020), repair and maintenance of the quad 
bike tracks shall be undertaken using only wood brash/logs and chip – there shall be no importation of 

aggregate, builders’ rubble or bricks.  
 
Reason: In the interests of protecting the ground flora conditions within the site, ensuring there are no 

adverse alterations to the chemical composition of the substrate which may promote growth of non-
woodland species and in order to mitigate the risk of inadvertent importation of Invasive Non-Nat ive 
Species, in accordance with Policy NCB1 of the Nature Conservation and Biodiversity SPD, Policies EN8, 

EN11 and EN12 of the City of Salford Unitary Development Plan, and the provisions of the National 
Planning Policy Framework. 

 

3. The development hereby approved shall be undertaken in accordance with the submitted Biodiversity  
Enhancement and Management Plan (Verity Webster, August 2020). The date of this permission shall be 
taken as the commencement date for the enhancement, improvement and monitoring measures 

contained therein.  
 
The measures set out within the BEMP shall be implemented in full, save for the provisions of condition 

2 of this permission and that the proposed ‘hole entrance’ bird nest boxes, specified at Section 2.1.6 of 
the BEMP, shall be replaced with willow tit nesting opportunities in accordance with a specification to be 
submitted to the Local Planning Authority within 6 months of the date of this permission for agreement in 

writing. 
 
The 1, 3 and 5-year monitoring results, as required by Section 2.1.7 of the BEMP, shall be submitted to 

the Local Planning Authority for approval in writing within 1 month of the completion of each monitoring 
event in order to allow for review of the findings and the agreement of any subsequent relevant  
adjustments to the BEMP. The monitoring results shall also include a report of the number of visitors to 

the site within the preceding 12-month period. The development shall thereafter be undertaken in 
accordance with any such adjustments. 

 

Reason: In the interests of mitigating the residual adverse impacts of activities on the site in order to 
protect and enhance the biodiversity of the woodland in accordance with Policy NCB1 of the Nature 
Conservation and Biodiversity SPD, Policies EN8, EN11 and EN12 of the City of Salford Unitary  

Development Plan, and the provisions of the National Planning Policy Framework.  
 

4. The site shall only be open for trade or business and the outdoor activities hereby approved shall only be 

undertaken between the hours of 0900 and 1700 on any day. 
 
Reason: In order to protect the biodiversity interests of the site, particularly in order to prevent disturbance 

to crepuscular animals such as bat, hedgehog and badger, in accordance with Policy NCB1 of the Nature 



  

Conservation and Biodiversity SPD, Policies EN8 and EN11 of the City of Salford Unitary Development 

Plan, and the provisions of the National Planning Policy Framework.  
 
Notes to Applicant 

 
Environment Agency – Environmental Permitting 
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 8m of the banks 
of Shaw Brook and Blue Box Ditch which, are designated as ‘main river’. Some activities are also now excluded 
or exempt. A permit is separate to and in addition to any planning permission granted. Further details and 

guidance are available on the GOV.UK website: https://www.gov.uk/guidance/flood-risk-activities-environmental -
permits.  
 

Crime Impact Statement – Additional Security Measures 
The applicant’s attention is drawn to the recommendations for additional security measures/protocols contained 
within the submitted Crime Impact Statement (ref. 2021/0014/CIS/01).  

 

 
 

https://www.gov.uk/guidance/flood-risk-activities-environmental-permits
https://www.gov.uk/guidance/flood-risk-activities-environmental-permits

