
PLANNING & TRANSPORTATION REGULATORY PANEL 
PART I 

SECTION 1: APPLICATIONS FOR PLANNING PERMISSION  
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APPLICATION No: 22/79198/FUL 

APPLICANT: Athora UK 

LOCATION: Land Within The Curtilage Of Existing Buildings , Frank Perkins Way, Irlam, 

M44 5PP 

PROPOSAL: New-build employment floorspace (flexible B2/B8 use), parking provision, 

landscaping and other associated works 

WARD: Cadishead And Lower Irlam 

 

REASON FOR PANEL DECISION: The application includes development with a gross external floorspace of 

more than 2,500 square metres 

 

 
Figure 1 – Site Location 

 

 

Description of Site and Surrounding Area  

 

The application relates to a circa 1.7ha site located to the west of Frank Perkins Way accessed off Excalibur Way, 

Irlam. Surrounding land uses are commercial, comprising part of the Northbank Industrial Park. The application 

site is part of the curtilage of the existing warehouse situated to the south, accommodating Noevia Logistics 

Services UK (outline in blue on the location plans shown below). To the east and west there is an existing internal 
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access road, to the north the site is bounded by a belt of mature trees beyond which there is Biffa Manchester 

Gilchrist site. The site slopes towards Frank Perkins Way and land levels vary within the application site.  

 

 
 

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).  

 

Description of Proposal  

 

The application seeks full planning permission for the erection of two industrial and warehousing units, for either 

B2 (General Industrial) or B8 (Storage and Distribution) use, together with provision of ancillary office space within 

each unit. 

 

Unit 1 would extend to 2,800 sqm (incl. 160sqm at first floor mezzanine). A car park would provide 23 spaces, 

including one disabled space and four with EV charging points. There would also be covered cycle storage. A 

service yard would be provided to the front (north-east) of the unit with three loading docks and two level-access 

doors. Unit 1 would be accessed from the terminus roundabout on the western arm of Frank Perkins Way, which 

connects into Excalibur Way. 

 

Unit 2 would extend to 3,503sqm (incl. 188sqm at first floor). A car park would provide 28 spaces, including one 

disabled and four  with EV charging points. There is also covered cycle storage proposed. A service yard would 

be provided to the north-east side with three loading docks and two level-access doors. The car park and the 

service yard to Unit 2 would be accessed from the same point as Unit 1.  
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Both units would reach a height of 11m to the underside of the haunch and 14.3m to the ridge.  

 

 

 
 

The proposed materials are a mix of profiled cladding and composite cladding in silver, grey and anthracite.   

 

 

Publicity 

 

Site Notice: Non HH Article 15 Date Displayed: 17 March 2022 

Reason: Wider Publicity 

 

Press Advert: Manchester Weekly News Salford Edition Date Published: 10 March 2022 

Reason: Article 15 Standard Press Notice 

 

Neighbour Notification  

 

52 neighbouring occupiers/industrial units have been notified of the application. 

 

Representations  

 

No letters of representation have been received in response to then application publicity. 
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Relevant Site History 

 

No relevant site history.     

 

Consultations 

 

Landscape Design - No objections subject to a detailed landscape scheme being secured by a planning condition. 

 

Greater Manchester Ecological Unit - No objections subject to planning conditions and Biodiverstiy Net Gain 

contributions (discussed in the ecology section below).   

 

Design For Security - No objections subject to planning conditions securing recommendations made in the Crime 

Impact Assessment. 

 

Highways - No objections subject to planning conditions regarding car parking, cycle storage, Travel Plan and 

Construction Management Plan. 

 

Air Quality, Noise, Contaminated Land - No objections subject to planning conditions regarding noise rating levels  

for external plant, further ground investigation works and a Construction Management Plan. 

 

Senior Drainage Engineer - No objections subject to planning conditions securing a proposed drainage scheme 

in accordance with the submitted details. 

 

Arboricultural Consultant – No objections subject to planning conditions requiring protective tree fencing to be 

erected around trees proposed for retention and submission of an updated Arboricultural Method Statement. 

 

Planning Policy 

 

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 DES1  -  Respecting Context 

Unitary Development Plan DES2  -  Circulation and Movement 

Unitary Development Plan DES4  -  Relationship Development to Public Space 

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 EN9  -  Wildlife Corridors 

Unitary Development Plan EN12  -  Important Landscape Features 

Unitary Development Plan EN17  -  Pollution Control 

Unitary Development Plan EN19  -  Flood Risk and Surface Water 

Unitary Development Plan EN22  -  Resource Conservation 

Unitary Development Plan EN23  -  Environmental Improvement Corridors 

Unitary Development Plan R5  -  Countryside Access Network 
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Unitary Development Plan DEV5  -  Planning Conditions and Obligations 

 

Salford Local Plan: Development Management Policies 

Local Plan Policy F3 – Inclusive Places 

Local Plan Policy D1 – Design Principles 

Local Plan Policy D2 – Local Character and Distinctiveness 

Local Plan Policy D3 – Layout and Access 

Local Plan Policy D5 – Amenity  

Local Plan Policy D6 – Design and Crime 

Local Plan Policy  EC1 Existing employment areas 

Local Plan Policy EG1- Sustainable energy 

Local Plan Policy G16 – Trees Woodland and Hedgerows 

Local Plan Policy WM1 - Waste and development 

Local Plan Policy  PC1 Planning conditions and obligations 

 

 

Other Material Planning Considerations 

 

National Planning Policy 

National Planning Policy Framework (NPPF) 

National Planning Practice Guidance (NPPG) 

 

Local Planning Policy 

Supplementary Planning Document  -  Sustainable Design and Construction 

Supplementary Planning Document  -  Design 

Supplementary Planning Document  -  Design and Crime 

Supplementary Planning Document  -  Planning Obligations 

Supplementary Planning Document  -  Trees and Development 

Supplementary Planning Document  -  Greenspace Strategy 

Planning Guidance - Flood Risk and Development 

Supplementary Planning Document  -  Established Employment Areas 

 

Local Planning Policy 

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

 

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. 

First, Places for Everyone Publication Plan, the joint Development Plan Document for nine dis tricts 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 
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are discussed where applicable in this report with appropriate weight being afforded in accordance with NPPF 

paragraph 48. 

 

Second, the Publication Salford Local Plan: Development Management Policies and Designations (SLP:DMP), 

which 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.  

 

In addition, 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 mak ing as the relevant 

criteria within the UDP policies applicable to the proposed development are consistent with the policies 

contained in the NPPF. 

 

Appraisal 

 

Principle 

 

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 other  

things, maintaining an adequate supply and variety of land and buildings for employment purposes and protecting,  

and increasing the attractiveness of existing employment areas.  

 

The application site is located within an established employment area and is allocated on the UDP proposal plan 

as a site for offices, light industry, general industry, storage and distribution (UDP policy E4/10). 

 

Paragraph 81 of the NPPF states that ‘Planning policies and decisions should help create the conditions in which 

businesses can invest, expand and adapt. Significant weight should be placed on the need to support economic 

growth and productivity, tak ing into account both local business needs and wider opportunities for development’.  

 

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 its 

redevelopment for these purposes is therefore considered acceptable subject to compliance with other relevant  

planning policies which are considered in the remainder of this report.  

 

Design, Layout and Landscaping 

 

Saved policy DES1 of the UDP, draft Policies D1, D2 and D8 of the emerging SLP:DMP aim to ensure that 

development is appropriately designed taking into account the character of the area and host property.  

 

The buildings would have a functional design finished in similar materials to other industrial units within the 

Northbank Industrial Park.  Final details will be secured by a planning condition. As the development would be 

viewed in the context of these other similar developments the approach is acceptable.   
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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. Whilst the  

proposed development would result in loss of a grassed area to the north of the existing warehouse and some of 

the existing trees along its northern and western boundaries, a number of trees  would be still retained. This would 

create a buffer and an appropriate degree of visual separation between the application site and  the adjacent Biffa 

site to the north and Bessemer Road to the west of the site.  

 

         
 

Although it is noted that significant proportions of the site would be laid out as hardstanding, it is noted that the 

landscaping proposals would ensure that these areas are well screened from surrounding roads and other 

commercial units. The submission includes a landscaping masterplan plan, however, a final landscape scheme 

would be reserved for approval by way of a suitable condition, in order to ensure that the detail of planting 

proposals is provided.  

 

With regards to land levels these vary throughout the site. The proposed plans indicate that the land levels would 

be changed and would require part of the land to be fill in with other parts to be cut out to flatten it off to the similar 

levels of the adjacent warehouse. 

 

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 2.4m high fencing (paladin green weldmesh fencing) around the site. 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 
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planning condition. Boundary treatment details are to be secured by condition, as is a scheme for provision of 

cycle/motorcycle parking facilities.  

 

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 Impact 

 

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.  

 

Site Access  

Access to the new units is provided from Frank Perkins Way, which is an unadopted access road leading to 

Excalibur Way.  Frank Perkins Way currently provides access to the existing building adjacent to this development.  

There is currently an access point leading to the site which would be utilised by the proposed development.  

 

 
 

Impact on Highway Network  

 

Assessment of the potential trip generation of the development has been carried out which provides the following 

output for total vehicles (including HGVs): 
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The Transport Statement also contains junction analysis for Excalibur Way and Cadishead Way. While this shows 

an increase in the use of the roads surrounding the development, the junction is still within capacity once the new 

development has been constructed and it is not considered that traffic associated with the new sites will have a 

noticeable impact on the surrounding highways.  

 

The Local Highway Authority (LHA) 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.  

 

Cycle and Motorcycle Park ing 

 

The proposed car parking levels detailed in the TS are below the maximum standards as recommended for a site 

of this type of B2 or B8 usage. However, if the site was given permission to operate as a B2 site, depending on 

the nature of the business it is likely that the number of employees could be increased and therefore the car 

parking provided may not be adequate.  

 

However, given the sustainable location of the site and parking restrictions along Frank Perkins Way it is not 

considered that the proposal would have a detrimental impact on on-streetcar parking within the area.  

 

Each unit has an area for cycle parking located to their front. They are proposed as covered shelters with cycle 

hoops to secure the cycles to. The applicant has confirmed that a total of eight spaces per unit will be provided - 

a maximum of 16no cycle parking spaces. 

 

A condition is recommended requiring submission of detailed specification of the cycle and motorcycle parking 

provision for each Unit.  

 

Travel Plan 

 

The applicant has provided an updated Travel Plan in support of the application. The updated TP has addressed 

the previous comments raised by the LHA. In any respect it is recomended that a final TP document be secured 

by way of a condition to secure final details. 

 

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. The site is considered to be reasonably accessible 

by means other than private vehicles. Thus, 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  
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According to the information of the Government website the application site is located within Flood Zone 1 

(although just outside of FZ3). The development is classed as less vulnerable owing to its non–residential uses 

for employment uses and is deemed to be appropriate in this flood zone. 

 

It is also noted that the development is within a Critical Drainage Area and has been supported by the Flood Risk 

Assessment to which the Council’s Flood Risk and Drainage Engineer raised no objections.  

 

Surface Water Drainage 

 

The applicant has provided a drainage strategy with accompanying plans and calculations, which indicate that 

SuDS are not possible at this site owing to unsuitable ground conditions. Surface water discharge will be 

connected to the public surface water sewer with flow restricted to 10.02l/s and suitable attenuation storage. The 

applicant has provided a drainage strategy with accompanying plans and calculations, which demonstrates that 

the development is being drained in the most sustainable way possible. 

 

The proposed drainage strategy has been reviewed by the Council’s Flood Risk and Drainage Engineer who 

raised no objections and recommended that the submitted details are secure planning conditions. 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.  

 

Environmental Protection 

 

Noise/Impact on Surrounding Land Uses 

 

The application site is located in an existing commercial/industrial area and is well separated from existing 

residential uses, with the nearest dwellings on Milton Avenue approx. 300m to the north-west of the proposed 

Unit 2.  A Noise Impact Assessment has been submitted, considering the possible impact of noise from the service 

yard, plant and operational breakout noise. The assessment concludes that noise is unlikely to have a significant  

adverse impact on health, quality of life and amenity for any noise sensitive receptors.  

 

The report has been reviewed by 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. 

 

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.  

The applicant has submitted an Air Quality Impact assessment, which considers the above. 

With respect to the construction phase, the assessment concludes with appropriate mitigation and best practice 

the impact will be negligible. 

With respect to the operational phase the assessment uses projected traffic movements in addition to a review 

of local monitoring to confirm any impacts are likely to be insignificant.  
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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 Ground Investigation Report, which contains a high-level assessment of 

ground conditions on the site. In light of the historic uses of the site (including a large steel/iron works, railway, 

gas holders and industrial buildings) there is a ‘high risk’ of contamination within soils or underlying groundwater.  

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 who has  

raised no 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. 

 

Arboricultural and Ecological Impacts 

 

Tree Loss  

 

The site is the subject of dense tree and scrub cover along its north and west boundaries. A Tree Survey,  

Arboricultural Impact Assessment and Arboricultural Method Statement (AMS) have been submitted, which 

identifies 52 individual trees and 20 group features, recorded as Category B (13 trees/groups) and C (59 

trees/groups). Category C trees should not be allowed to constrain a development.  

 

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 –14 Cat C trees in the centre of the site and a large southerly section, 

approx. 18%, of trees within the group G14 which has been categorised as B value are to be removed to facilitate 

the development (all outlined in red on the plan shown below). 
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For all retained trees, predominantly G14, there is an adequate tree protection proposed to be in place. What the 

AMS does not detail is pruning work at the edge of G14 for potential scaffolding interference with tree 

crowns.  Given that G14 offers a good screening to the site the small section that is to be removed is perceived 

as minimal given the overall coverage that G14 offers. That being said as space provided for mitigation planting 

is limited it is recommended that AMS is updated to include an ongoing woodland management plan for G14. 

Also, the access road and car park ground works should be more detailed within the AMS. The above will be 

secured by a condition.  

 

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 which is discussed in more detail 

in the ecological impact section of the report below.   

 

The Council’s Arboricultural Consultant has reviewed the survey work, impact assessment and protection plans  

and has raised no objection to the development, subject to planning conditions requiring work to be undertaken 

in accordance with the submitted proposals and submission of an updated AMS.  

 

Ecological Impact 

 

The developer’s ecological consultant has identified no significant ecological concerns as a result of the 

development.   

 

Consultation has been undertaken with GMEU, who have confirmed 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 hedgehog and a further condition is required for additional habitat creation on site (e.g. 

bird/bat boxes). The proposals would therefore comply with Policy EN7 of the City of Salford Unitary Developm ent 

Plan. 
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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 3.35  Biodiversity Units . 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. 

 

Off-Site Mitigation 

 

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 £33,500 

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.  

 

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.  

 

Planning Obligations 

 

The application proposes the redevelopment of the site to deliver two industrial and warehousing units (Use 

Classes 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.   

 

Given the scale of the development and close relationship to the open space that serves the employment uses 

(see the site in yellow and park in red below), it is considered appropriate to seek a £18,909 public realm 

contribution towards improvements to the area of open space to meet the demands of the employees that will 

be attracted to the area as a result of the development.   
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Ward Councillors have been consulted on the proposals and have confirmed they are supportive of directing 

contributions to the area of open space.  

 

1.5% of planning obligations (up to a maximum cap of £5,000) would need to be also provided towards a 

monitoring fee.  

 

Recommendation 

 

That planning permission be granted subject to the following 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 sum of £33,500 to be paid prior to first occupation, to be directed towards provision of 

biodiversity mitigation tree planting within the City of Salford; 
b) A sum of £18,909 to be paid prior to first occupation, to be directed towards improvements to 

the area of the open space at Gilchrist Road, Irlam; and 

c) A monitoring fee of  £786,14  
 

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:  
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Location Plan drawing number IRL-PHP-XX-XX-DR-A-4524-101 revision P01 dated 21.10.2021 

Proposed Site Plan drawing number IRL-PHP-XX-XX-DR-A-4524-100 revision P6 dated 11.07.2022 

Unit 01 GA Plan drawing number IRL-PHP-01-XX-DR-A-4524-200 revision P3 dated 21.10.2021 

Unit 01 Roof Plan drawing number IRL-pHp-XX-XX-DR-A-4524-202 revision P4 dated 31.11.2021 

Unit 01 Elevations drawing number IRL-PHP-XX-XX-DR-A-4524-300 revision P3 dated 21.10.2021 

Unit 02 GA Plan drawing number IRL-PHP-XX-XX-DR-A-4524-201 revision P3 dated 21.10.2021 

Unit 02 Roof Plan drawing number IRL-PHP-XX-XX-DR-A-4524-203 revision P4 dated 21.10.2021 

Unit 02 Elevations drawing number IRL-pHp-XX-XX-DR-A-4524-301 revision P3 dated 21.10.2021 

Surface & Foul Drainage Layout drawing number OREI-RPS-SI-XX-DR-C-1300 revision P02 dated 10.01.22 

Finished Levels Layout drawing number OREI-RPS-SI-XX-DR-C-1600 rev. P02 14.01.22 

Perimeter Site Sections drawing number OREI-RPS-SI-XX-DR-C-1601 rev. P02 14.01.22 

Cut and Fill Analysis drawing number OREI-RPS-SI-XX-DR-C-1200 rev. P02 14.01.22 

 

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

 

3.Prior to development commencing (except for enabling works) the applicant shall submit and agree with the 

Local Planning Authority in writing a contaminated land remediation strategy.  The development shall thereafter 

be carried out in full accordance with the duly approved remediation strategy, or such varied remediation strategy 

as may be agreed in writing with the Local Planning Authority.  

  

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

interests of the amenity of future occupiers in accordance with Policy EN17 of the City of Salford Unitary  

Development Plan and the National Planning Policy Framework.  

  

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

and hinder the effective remediation of any contamination causing a risk to the health of future occupiers and 

harm to the environment, hence the initial investigation must be carried out before works c ommence. 

 

4. Pursuant to condition 3; and prior to first use or occupation a verification report, which validates that all remedial 

works undertaken on site were completed in accordance with those agreed with the Local Planning Authority,  

shall be submitted to and approved in writing by the Local Planning Authority. 

  

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

interests of the amenity of future occupiers in accordance with Policy EN17 of the City of Salford Unitary  

Development Plan and the National Planning Policy Framework.  

 

5.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 park ing 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 
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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. 

 

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

as shown at the Tree Protection Plan (drawing number A002) within (or overhanging) the site, have been protected 

using temporary protective fencing. Such protection shall be installed in accordance with the details contained 

within the Arboricultural Impact Assessment by Wharton (ref. 220117 1126 AIA V2, dated 21st January 2021) 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. 

 

7.Before development commences a full Arboricultural Method Statement shall be submitted to and approved in 

writing by the Local Planning Authority which shall include pruning works at the edge of G14 for potential 

scaffolding interference with tree crowns along with an ongoing woodland management plan. This shall also 

include details of the car park ing and access road ground works along the northern and western boundary  lines 

and any details of no dig techniques along with associated use of geotextiles and an indication of the methodology 

for necessary ground treatments to deal with compacted areas of soil. The works shall be implemented in 

accordance with the approved details.   

  

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 

 

8.No development shall take place (including any site clearance or preparation works) until such time as a 

Reasonable Avoidance Measures Method Statement for 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.  

 

9.The strategy of surface water drainage for the site shown in document ref  'NK020580 OREI -RPS-SI-XX-RP-D-

0350' shall be implemented prior to first occupation or use of the development hereby approved unless alternative 

timescales have been agreed in writing as part of the strategy. 

  

Surface water discharge rate shall be at 10.02l/s which equates to QBAR 

 

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

accordance with policy EN19 of the City of Salford Unitary Development Plan and seeks to provide betterment in 

terms of water quality and surface water discharge rates and meets requirements set out in the following 

documents;  
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 NPPF 

 Water Framework Directive and the NW River Basin Management Plan 

 The national Planning Practice Guidance and the Non-Statutory Technical Standards for Sustainable 

Drainage Systems (March 2015) 

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

guidance 

 Environment Agency Pollution Prevention Guidelines (now withdrawn) 

 Flood Risk Assessment/SuDS Requirements for new developments (Salford's SuDS Checklist) 

 

 

10.No retaining walls shall be erected until details of the type, siting, design and materials to be used in the 

construction of 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.  

 

11.No part of the development shall be occupied until the sheltered cycle and motorcycle park ing facilities have 

been constructed in accordance with the approved details as shown on the approved plans. 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 

 

12.No part of the development shall be occupied until such time as a scheme of on-site biodiversity enhancement 

measures including bird boxes and bat boxes in accordance with the recommendations of the submitted ecological 

appraisal, 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. 

 

13.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. 

 

14.(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. 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.  
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(b) The landscaping scheme shall substantially accord with the detail shown on the submitted Landscape 

Masterplan (ref. 211222_1126 LO2)  

  

(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. 

 

15. 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 firs t 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. 

 

16. Notwithstanding any description of materials in the application no above ground construction works shall take 

place until samples or full details of materials to be used externally on the building(s) have been submitted to and 

approved in writing by the Local Planning Authority. Such details shall include the type, colour and texture of the 

materials. Only the materials so approved shall be used, in accordance with any terms of such approval.  

  

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

DES1 and DES6 of the City of Salford Unitary Development Plan and the National Planning Policy Framework.  

 

17..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  

 

18..The noise rating level (dB LAr,Tr) from external plant and equipment associated with the development, when 

operating simultaneously, shall not exceed the typical background noise level (LA90,T) by more than -5 dB at any 

time when measured at the boundary of the nearest noise sensitive premises.  Noise measurements and 

assessments shall be carried out according to BS 4142:2014+A1:2019 "Methods for rating and assessing 

industrial and commercial sound".  'T' refers to any 1 hour period between 07.00hrs and 23.00hrs and any 15 

minute period between 23.00hrs and 07.00hrs 

 

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. 
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Statement of conformity with Article 35 of The Town and Country Planning (Development Management 

Procedure) (England) Order 2015 

 

The Local Planning Authority worked positively and proactively with the applicant to identify various solutions 

during the application process to ensure that the proposal comprised sustainable development and would 

improve the economic, social and environmental conditions of the area and would accord with the development 

plan. These were incorporated into the scheme and/or have been secured by planning condition. The Local 

Planning Authority has therefore implemented the requirement in Paragraph 38 of the NPPF. 

 

 

Notes to Applicant 

 

1.Gas Protection Measures Informative 

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+A1:2019 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. 

 

2.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. 

 

3.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.  

 

4.Highway Permits/Licensing: 

Applications for all forms of highway permits/licenses shall be made in advance of any works being undertaken 

on the adopted highway Note: NO boundary fencing shall be erected or positioned on any part of the adopted 

highway prior to first seeking the relevant permits/licenses from the Local Highway Authority Tel: 0161 603 

4046/4006. 

  

General Highway Information: 

Requests for general Information regarding the adopted highway network shall be directed to the Local Highway 

Authority - John Horrocks/Pam Docksey - 0161 603 4046/4006. 

  

5. 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.  
 

6. This development is subject to the planning obligation entered into by the applicant under Section 106 of the 

Town and Country Planning Act 1990, prior to the granting of planning permission.  

 

 

 


