
PLANNING & TRANSPORTATION REGULATORY PANEL 
PART I 

SECTION 1: APPLICATIONS FOR PLANNING PERMISSION  

  

APPLICATION No: 21/78769/FUL 

APPLICANT: Aviva Investors 

LOCATION: Land to the north of Lankro Way, Eccles 

PROPOSAL: Logistics development (Use Class B8) comprising seven no. units 

totalling 230,400 sq. ft. of warehouse space, including ancillary 

office space, with associated landscaping, amenity space, car 

parking and vehicular access off Lankro Way 

WARD: Barton and Winton 

REASON FOR PANEL DECISION: ‘Major Development’ with gross external floorspace 

>2,500 sq. m and site area >2ha 

 

 
Figure 1 – Site Location Plan 

 
Description of Site & Surrounding Area 
 

The application relates to an irregularly shaped parcel of land, extending to circa 5.4ha, located to the north of 
Lankro Way. The main body of the site, with principal access via Lankro Way itself, is currently occupied by  Algeco 
(formerly Elliott Group) as a modular/portable buildings hire/maintenance depot, whilst the western section of the 

site is largely made ground, formerly the site of a works, with associated access infrastructure still visible on site. 
 
Surrounding land uses are mixed. East of the site is the Valtris Specialty Chemicals facility and to the south are 

the European Metals Recycling (EMR) facility at Irwell Park Wharf and the Manchester Ship Canal. Housing is 
the predominant land use to the west and north of the site, on Aqueduct Way  (the site of the former Newhaven 
Business Park), Boardman Street, Garden Street, Davis Street, The Grove, Irwell Grove and Irwell Avenue.  



  

Further to the north and northeast of the site, on the northern side of Bentcliffe Way, are Eccles town centre and 

the Morrisons supermarket. Further to the south of the site, on the southern banks of the Manchester Ship Canal,  
is the Trafford Park industrial estate. 
 

The majority of the site outwith the footprint of the main building is comprised of hardstanding, predominantly used 
for the outdoor storage of containers and modular buildings, although the western portion of the site is overgrown 
with scrub and there are pockets of dense tree cover/vegetation, particularly to the boundaries to Lankro Way and 

Irwell Avenue. The site is generally flat on it’s East/West axis, and on the North/South axis land levels fall at a 
gentle gradient towards the Manchester Ship Canal, with a difference of around 5-6m between the north of the 
site and Lankro Way. 

 
A Public Right of Way (Eccles Definitive Footpath 41) runs outwith but along the northern boundary of the site, 
connecting Boardman Street in the west with Garden Street and Davis Street in the east.  

 

 
Figure 2 – Site Aerial Photo – View North (Site Boundary Approximate)  

 
Description of Proposal 

 
The application seeks full planning permission for the demolition of the existing buildings and the comprehens ive 
redevelopment of the site for storage and distribution (logistics) purposes (Use Class B8). The development 

comprises seven commercial units, totalling 230,400 sq. ft.  GIA, including ancillary office space, as summarised 
in Table 1 below. The applicant proposes that the development will operate as a ‘last mile’ logistics hub, facilitating 
the storage and subsequent movement of goods to their final delivery destination i.e. to the end-user.  

 
Vehicular access into the development would be taken from the existing access point on Lankro Way to the 
southern edge of the site, and a ‘T’-shaped internal access road would then provide access to the individual units.  

Each unit would be provided with a service yard and car parking provision, with a total of 202 car parking spaces 
proposed. 
 

 Warehouse Area (GIA) Office Area (GIA) Car Parking 

Spaces 

Maximum 

Height (m) (sq. ft) (sq. m) (sq. ft) (sq. m) 

Unit 1 25,500 2,370 2,500 232 25 13.21 m 

Unit 2 10,000 930 1,000 93 9 

11 m Unit 3 9,500 883 1,000 93 10 

Unit 4 14,000 1,300 1,400 130 15 

Unit 5 83,500 7,757 8,300 771 80 14.84 m 

Unit 6 25,000 2,323 2,500 232 21 12.65 m 

Unit 7 42,000 3,902 4,200 390 42 15.35 m 

 209,500 19,465 20,900 1,941 202  
Table 1 – Development Quantum 



  

 
Figure 3 – Proposed Masterplan (rev. P11) 

 
In addition, the scheme includes provision of new areas of soft landscaping, including tree buffer planting to the 

western edge of the site along Boardman Street and a new woodland block within the area of land at the southern 
end of Boardman Street, together with provision of a landscaped outdoor amenity area for employees on the 
boundary with Davis Street which includes provision of outdoor gym equipment. A new pedestrian and cycle 

entrance route would be provided to the west of The Grove, with connections to Irwell Grove and the PRoW on 
Davis Street. Secure pedestrian access would also be provided from the end of Irwell Avenue.  
 

The units would range in height from a minimum of 11m (Units 2-4) to 15.35m (Unit 7), and would all be of a 
similar design, comprising portal-framed buildings typical of developments of this nature. The main body of each 
building would be faced with composite cladding in muted colour tones. Sections of the office space and main 

pedestrian entrances to the buildings would be clad in timber, with sedum roofs above. The main roofs to each 
building would contain a combination of rooflights and solar PV panels.  
 

Environmental Impact Assessment (EIA) 
 
In accordance with The Town and Country Planning (Environmental Impact Assessment) Regulations 2017, the 

proposal falls under the definition of ‘Schedule 2 Development’, specifically Category 10(a) ‘Industrial estate 
development projects’. Having had regard to the selection criteria in Schedule 3 of the regulations, the likelihood 
of significant environmental effects from the proposed development was considered to be low. An Environmental 

Statement was therefore deemed not to be required. Due consideration has been given to all potential 
environmental effects through the submission of standalone supporting reports and assessments.  
 

  



  

Relevant Planning History 

 
93/31489/TPDC | Approved 
Erection of security lodge, new site entrance, relocation of weighbridge and associated internal road works 

 
03/46653/FUL | Approved 
Erection of 2.4m high fence within works compound 

 
10/59267/FUL | Approved 
Erection of a two-storey office building (B1) 

 
11/59945/FUL | Approved 
Erection of 2m high fence and gates and provision of new access to Lankro Way 

 
12/62083/HAZ | Approved 
Variation of conditions 1, 3 and 4 on planning application 10/58837/HAZ 

 
13/63639/HAZ | Application Withdrawn 
Variation of conditions 1, 3 and 4 on planning application 12/62083/HAZ  

 
Pre-application Community Involvement 
 

The application is accompanied by a Statement of Community Engagement (SCE), which provides an overview 
of the pre-application public consultation and stakeholder engagement undertaken by the applicant. The 
engagement measures undertaken are summarised as follows: 

 Notification to ward councillors (Barton & Winton, Eccles, and Weaste & Seedley wards). 

 Distribution of a leaflet to circa 1,250 properties in the vicinity of the site in September 2021 to provide 
notification of other consultation measures and invite feedback via online comment forms, email or a 
freephone contact number. The applicant also made printed consultation packs available to those who 

requested further detail by phone. 

 A consultation website, including an overview of the scheme and detail of opportunities for feedback and 
receiving further information. 

 Two live webinars, held via Zoom in September 2021, including question and answer sessions (attended 
by 12 people). 

 

The submitted SCE sets out that 13 items of feedback were received during the pre-application consultation 
period, and contains a summary of comments and the developer’s responses.  
 

During determination of the application, at the request of ward councillors, the developer also held an appointment  
based consultation event for members of the local community, on 26 May 2022; no members of the public 
attended the event. 

 
Neighbour Notification 
 

63 neighbouring properties have been notified of the application via letter. In addition, the application was 
publicised by way of a press notice and site notices placed on surrounding streets .  
 

Additional letters advising of the receipt of amended plans, which included a new pedestrian link to Irwell Avenue,  
were issued to properties on Irwell Avenue in September 2022. 
 

Publicity 
 
Site Notice: Non HH Affecting public right of way  

Press Advert: Manchester Weekly News Salford Edition Date Published: 16 December 2021 
 
  



  

Representations 

 
Four objections from separate addresses (five in total) have been received, as detailed below: 
 

 C – Comment Received         R – Officer Response 

Public Consultation 

C Site notices were placed at the very end of surrounding streets – most are cul-de-sacs and 

most residents would not have reason to go down. Local residents have not seen notices 
in local papers and have not received letters. Surely such a large-scale proposal should 
have been given more publicity? 

R The application was publicised by way of site notices placed around the boundary of the 

site, on the following streets: Lankro Way, Irwell Avenue, Alma Street/Irwell Grove, The 
Grove, Davis Street, Garden Street, Boardman Street and Aqueduct Way.  Although these 
streets are not through routes for vehicles, they are conjoined by pedestrian links. Site 

notices are targeted at the attention of pedestrians, not motorists,  and it is normal practice 
for site notices to be placed adjacent to the boundary of the application site, not at a 
significant distance away, in order to be clear as to what land the notices relate to. 

 
Letters of notification were issued to 63 properties within the vicinity of the site and the 
application was also publicised in the local press. 

 
The extent of publicity undertaken exceeds that required under the Development 
Management Procedure Order and accords with the Council’s Statement of Community  

Involvement. 

C Aviva stated that they would inform local residents when the application was submitted, but 
this has not happened. 

R There is not requirement, for applications of this type, for the developer to provide notice to 
others of submission of the application. The Local Planning Authority is responsible for 

fulfilling statutory publicity requirements – in this case, the requirements have been met. 

C Why are members of the public unable to read consultee responses online? 

R At the point at which this comment was submitted (30 December 2021), only 5 consultee 
responses had been received. These were published and available to view online via 
PublicAccess. 

Air Quality, Noise and Environmental Impacts 

C I believe the Air Quality Assessment and Noise Impact Assessment are biased due to use 

of data (from 2019) which shows an exceedance of local air quality standards and provides 
a higher-level baseline therefore providing the illusion of little or no impact to these 
environmental factors. 

 
Noise and air quality are severely impacted by this development, and neighbouring 
residents will suffer increased air pollutant levels. 

 
The Air Quality Assessment only considers road traffic  movements in the vicinity, not site 
movements and does not consider the impact on Irwell Avenue. 

 
There are no air quality standards for dust emissions – there will be significant dust pollution 
during construction and summer months with HGV vehicle movements. 

R Baseline data from 2019 has been used within the Air Quality Assessment (AQA) in 

accordance with Defra guidance. Using later data from 2020, which is included within the 
AQA for reference, would result in a biased conclusion, as the 2020 data includes for the 
significant reductions in emissions arising from restrictions on travel imposed during the 

height of the COVID-19 pandemic. 
 
The submitted AQA is based on an advanced dispersion model (ADMS-Roads) which uses 

detailed information regarding traffic flows on the local road network, surface roughness 
and local meteorological conditions to predict pollutant concentrations.  Receptor locations 
assessed within the model are those which are located within the nearby AQMA and these 

represent a worst-case sensitive location – any effects associated with on-site operational 



  

traffic movements would be less than those predicted at the modelled receptors, which are 
located on the road links affected by the development’s proposed trip generation.  

 
The AQA contains an assessment of the potential impacts from fugitive dust emission 
during construction – the implementation of standard environmental protection measures 

during the construction period will reduce the residual impact to a ‘negligible’ level  in 
accordance with Institute of Air Quality Management (IAQM) guidance – a condition is 
recommended requiring agreement of a Construction Environmental Management Plan 

(CEMP). 

C What planning conditions will be required to improve air quality and prevent  further 
pollution? 

R Conditions are recommended, in accordance with the conclusions of the submitted AQA 
and the advice of the Council’s Environmental Consultant, which require provision of electric 

vehicle charging infrastructure and the implementation of a CEMP during the construction 
period. 

C I do not believe that the application considers any mitigating measures or requirements to 
meet with or improve climate change and other sustainability targets. The findings of the 

assessments demonstrate breaches of legislation will be incurred as a direct result of this 
development. 

R The application is accompanied by a Sustainability Statement, Sustainability Checklist and 
Energy Statement, which outline the consideration given to these matters – further 

assessment is contained within the relevant analysis below. 

C The vehicles being used will not be electric or hydrogen – essentially moving backwards in 
the fight against climate change. 

R The fuel-type of vehicles accessing or servicing a development is not  a matter for planning 
control. The scheme will include provision of electric vehicle charging infrastructure, as is 

to be secured by condition. 

C The traffic survey has projected that there will be 169 movements between 7am-7pm – this 
does not take account of night-time operations nor deterioration in air quality from such 
activities. 

R TRICS data, which is the standard used to assess peak hour traffic flows for the purposes 

of Transport Assessment (TA), is only available for the periods 0700-1900, providing a 12-
hour profile. The key metric when considering the impact of development on the surrounding 
highway network is the impact during peak hours, as this represents the worst-case 

scenario impact vs the baseline, and this is why the TA refers to this time period. 
 
The dispersion modelling within the AQA uses a baseline derived from 24-hour Annual 

Average Daily Traffic flows, with the uplift in traffic arising from the development apportioned 
accordingly. 

C Noise levels from the site being in use 24/7 is concerning. 

R See relevant analysis section below, which summarises the assessment undertaken of 
noise arising from 24/7 operations. 

C The proposals do not make allowance for noise mitigation for properties on Irwell Avenue.  

R The NIA (Issue 4) proposes that mitigation would be provided in the form of an acoustic 

barrier along the boundary with the site at the southern end of Irwell Avenue – this provision 
is to be secured by condition. 

C The Noise Impact Assessment has discounted any local receptors on Irwell Avenue. It does 
not consider on-site vehicular operational activities, stating that due to current vehicle 

movements on site the noise increases would be negligible.  The measurements have been 
taken at non-representative locations for Irwell Avenue and background noise levels have 
been taken following recent vegetation removal. 

R The NIA (Issue 4) sets out that background noise levels were established by taking 

measurements at two representative locations (southern end of Boardman Street and The 
Grove), which represent the worst-case receptors. The background noise levels measured 
at The Grove are considered to be representative of receptors north of the site, including 

properties on Irwell Avenue. 
 



  

The effects of vegetation on the propagation of noise are negligible except where deep and 
dense buffers are in place – it is not considered in this case that any vegetation removal 

would have a material impact on the assessment.  
 
The NIA includes an assessment of noise from HGV movements including trailer unloading 

and loading within the site.  

C The Noise Impact Assessment does not take account of night-time activities nor vehicle 
alarms associated with HGV vehicles and fork-lift trucks. 

R The NIA (Issue 4) does include an assessment of the potential impact of the development 
during the night-time period. 

 
The NIA is based on the use of ‘white noise’ reversing alarms, which significantly reduce 
noise levels – Noise Management Plans are to be required by condition, which will secure 

provision of these measures and others. 
 
Forklift movements have not been assessed within the NIA; this is because HGVs would 

back up to the relevant buildings to use level dock access, and therefore the use of forklifts  
externally within those service yards is unlikely. 

C What planning controls are proposed to mitigate noise, and what guarantees are there that 
trees for example will be maintained and/or replanted in the event of death? 

R Physical acoustic mitigation measures (boundary treatments) are to be secured by 

condition. A condition is recommended requiring agreement of Noise Management Plan(s) 
for the units. The recommended landscaping condition includes a standard requirement for 
the replacement of planting in the event of failure. 

C I see the provision of 7 HGV logistics units with 24/7 operation as short -sighted, with no 

evidence of thought provided to alternative means of transport such as the Manchester Ship 
Canal or zero-emission vehicles. 

R The decision of whether to utilise zero-emission vehicles will be a decision for individual 
occupiers, or will be ultimately directed by government decisions regarding the sale and use 

of internal combustion engine vehicles, and is not a matter for planning control.  
 
There is no planning policy requirement to consider provision of wharfage at this location 

along the Ship Canal; potential alternative forms of development are not material to 
consideration of this application.  

C Over the last few years Eccles has seen flats and houses built on every spare space of 
land, and the area is now more residential than ever. This means more people and traffic  

in and around Eccles – the traffic and pollutions levels are already too high, and the 
development will cause it to get worse. 

R The development site comprises previously developed land. Consideration of the impacts 
of the development on the surrounding highway network and the implications for air quality 

are considered in the relevant analysis below. 

Impact on Amenity 

C The construction of the development and elevation of buildings is going to dramatically  
impact on the provision of sunshine to back gardens and properties on Irwell Avenue, which 
will be reduced by Unit 5 during winter months. 

R The impact of the development on daylight and sunlight is considered in the relevant  

analysis below. 

C The development will adversely affect the privacy of the front and back garden of 10 Irwell 
Avenue with overlooking from Units 1-4 and a footpath which will look directly into the 
property through a side window at ground level. 

R There would be no windows in the rear elevation of Units 2-4, nor within the north-west side 

elevation of Unit 1; accordingly, there would be no overlooking from these buildings towards 
10 Irwell Avenue. The footpath to the rear of Units 2-4 would provide access for 
maintenance and means of escape via rear pedestrian exit doors. The provision of 

landscape planting to the north of the footpath and to the west of the connection between 
the site and Irwell Avenue will provide an element of screening, in addition to a suitable 
boundary treatment (to be secured by condition).  

C The development will have a gross impact on the value of neighbouring properties. What 

compensation will I receive for loss of amenity, value and privacy? 



  

R The impact of development on property values is not a material planning consideration. The 
planning system is not a mechanism for securing financial compensation for impacts of 

development. 

C The lighting up of the site will have a dramatic impact for residents of properties on Irwell 
Avenue, especially during winter months at night-time, when this will cause sleep 
disturbance. 

R The application does not include proposals for floodlighting; a condition is recommended 

which provides control over external lighting provision, to allow for mitigation of potential 
impacts on surrounding residential and ecological receptors. 

Access and Highways 

C The masterplan does not reflect the current layout of Irwell Avenue and there is a blue line 
through 10 Irwell Avenue. 

 
Access to 10 Irwell Avenue will be restricted by provision of a 2.4m high fence – what  
arrangements will be made so that occupiers can still access the side of the property for 

maintenance? 

R The masterplan is overlaid on Ordnance Survey map data and accurately shows the 
existing arrangement of Irwell Avenue. 
 

A blue line is used on the drawing to indicate the extent of the applicant’s land ownership 
surrounding the application site (which itself is defined by the red line). As the red line in 
this case falls on the boundary between the site and 10 Irwell Avenue, the blue line has 

been drawn marginally outside of the boundary for clarity. 
 
The final detail of boundary treatments is reserved by condition. Arrangements for 

maintenance access are a private matter for agreement between the respective land 
owners. 

C The existing gate from Irwell Avenue into the site is not referenced on the plans. What 
guarantees, or arrangements are there to ensure permanent closure of this gate or 

prevention of future use? 

R The masterplan shows that this access would be stopped-up; there is no possibility for 
access by vehicles, given that the position of Unit 2 would block any such movements. A 
pedestrian access is to be provided from the footpath on the east-side of Irwell Avenue. The 

detail of the boundary treatment arrangement is reserved by condition. 

C How many HGVs are going to use this transport hub? What steps or clauses have been 
incorporated to prevent a doubling-up of HGV numbers during busy periods? 

R The anticipated trip generation of the development is considered in the relevant analysis 
below. A restriction on the number of HGV movements is not necessary, and in any event  

would not meet the tests for imposition of a planning condition. 

C Although the site is close to the M602, it is often 20 mins+ to reach the motorway during 
busy periods – most lorry drivers will follow the sat nav and divert through Eccles town 
centre, where there are already issues on Liverpool Road. 

R Vehicle routeing is not a matter which falls within planning control. The Local Highway 

Authority, Transport for Greater Manchester and National Highways have raised no 
objection in respect to the potential impact of the development on the surrounding highway 
network, concluding that the uplift in vehicle movements from the development would not 

have a detrimental impact on highway capacity or safety. 

Other 

C There is no consideration of the impact of the development on the heritage of properties on 
Irwell Avenue, which are over 140 years old. What ground protection measures will be taken 
to prevent vibration and ground shift damage to foundations? 

R In the event that significant ground works, such as piling or soil compaction, were to be 

undertaken on site, it should be undertaken in accordance with construction best practice 
which seeks to mitigate any potential impacts on adjacent property . Any damage arising to 
private property from construction activities, however, would be a private civil matter, for 

resolution between the relevant parties. 

C Query who will manage or enforce any planning constraints (conditions?). 

R The Local Planning Authority is responsible for enforcing any conditions attached to a 
planning permission, and the covenants contained within a S106 legal agreement.  



  

C Concern regarding the height and size of the buildings on Boardman Street. 

R This matter is considered in detail in the relevant analysis sections below, with respect to 
impact on the character of the area and impact on residential amenity.  

C The applicant has put forward the development as Use Class B8 – B8 allows permitted 

development opportunities to change use without require full planning permission.  

R At present, the only permitted development rights relating to Class B8 land use are related 
to temporary uses: 

 Part 4, Class B – temporary use of land for not more than 28 days in any year, of 

which not more than 14 days may be for the purposes of holding a market or motor 
car and motorcycle racing, and provision of any moveable structures for the 
purposes of the permitted use. 

 Part 4, Class C – temporary use of a building and land as a state-funded school for 
2 academic years (where approved by the Secretary of State for Education). 

 Part 4, Class E – temporary use for commercial film-making for a maximum of 9 
months in any 27 month period. 

Removal of permitted development rights should only be undertaken in exceptional 
circumstances; it is not considered that such circumstances exist in this case.  

 
Consultation Responses 

 
Air Quality, Noise and Contaminated Land 
 

Air Quality 
No objection, subject to conditions – see detailed analysis section below. 
 

Noise 
No objection, subject to conditions – see detailed analysis section below. 
 

Land Contamination 
No objection, subject to conditions – see detailed analysis section below. 
 

Arboricultural Consultant 
A BS5837:2012 Tree report with an Arboricultural Impact Assessment (AIA) has been submitted; there are 6 
individual trees and 15 tree groups included in the survey, the majority of which have been designated as lower 

quality and value, retention category C. The removal of a 1 individual tree, 9 tree groups and 80% of 1 further tree 
group will be required to facilitate the development. These trees are predominantly retention category C, although 
the groups TG13, TG14 and TG15 are moderate value category B. Further consideration should be given to 

incorporating some of the better-quality trees into the design proposals. 
 
No Arboricultural Method Statement (AMS) has been provided – this can be conditioned, as can the detail of 

replacement tree planting. 
 
Design for Security 

No comments received to date. 
 
Environment Agency 

No objection - recommend that planning permission should only be granted for the proposed development if the 
recommended planning conditions are imposed. 
 

The Geo-Environmental Assessment report records that both the site and wider area have been subject to 
numerous contaminative land uses. The site is located within a sensitive location in respect of controlled waters  
given the majority of the site is underlain directly by sandstone bedrock classified as a principal aquifer and the 

Manchester Ship Canal is located ~30m south of the site boundary.  
 
Further works are required to produce a remediation strategy, verification plan and verification report  

demonstrating the completion of works set out in the approved remediation strategy and the effectiveness of the 
remediation. We are satisfied that the report provided demonstrates the dissolved phase contamination will not 
pose a risk to controlled waters. However, a Remediation Strategy should be submitted demonstrating how the 

LNAPL is to be removed. The dissolved phase should be resampled after the removal of the LNAPL to confirm 



  

the findings of the original risk assessment. Considering the above, the proposed development will be acceptable 

if a planning condition is included requiring the submission of a remediation strategy.  
 
Flood Risk and Drainage Manager 

The site is in Flood Zone 1 and is greater than 1ha in area – the submitted Flood Risk Assessment is acceptable.  
The development is classed as Less Vulnerable, which is deemed to be appropriate in this Flood Zone. There is 
a risk of surface water flooding in the site. The development is a brownfield site in the Core Conurbation Critical 

Drainage Area. The SFRA user guide requires a reduction in surface water runoff to 50% of the existing (or to 
greenfield runoff, where an existing drainage connection is not present). The drainage strategy put forward by the 
developer has been demonstrated to be the most sustainable possible – satisfied that the drainage strategy 

implementation can be conditioned. 
 
A public sewer crosses the site. Please ask the applicant to liaise with United Utilities in relation to building over 

or diverting the sewer or about requirements for an easement. 
 
Greater Manchester Archaeological Advisory Service (GMAAS) 

The application is supported by an archaeological Desk-Based Assessment (DBA) and a Heritage Statement. 
GMAAS agree with the conclusions of each document and there is no reason to seek to impose any 
archaeological requirements upon the applicant.  

 
Greater Manchester Ecology Unit (GMEU) 
No objection. The Preliminary Ecological Appraisal (PEA) appears to have used reasonable efforts to survey the 

habitats on site and make an assessment of their suitability to support protected/species of principal importance  
(Section 41, NERC 2006 [Natural Environment & Rural Communities Act]) – although the survey was conducted 
at a sub-optimal time of year, given the nature and size of the proposal, this is not considered to invalidate its 

findings. 
 
The PEA indicates the results of potential for buildings to support roosting bats, however the detail is not supplied 

– prior to any demolition of Buildings 3 and 5, updated survey work should be undertaken, which can be required 
by condition. The PEA identifies a stand of Japanese Knotweed, a highly invasive plant species, on site – a 
condition is required for eradication and control. 

 
Conditions are recommended regarding tree and hedgerow protection, protection of birds during breeding season, 
approval of external lighting (particularly along the southern boundary to the canal and western boundary to 

proposed woodland). 
 
The submitted Biodiversity Net Gain (BNG) calculation demonstrates a small biodiversity gain, in line with the 

NPPF. The implementation of the green (sedum) roofs along with all other elements of the proposed landscaping 
are essential in order to deliver this gain. The scheme in its entirety should be implemented and secured via 
condition. The protocols within the submitted Landscape Management Plan are satisfactory – in order to 

demonstrate BNG, the management and maintenance of habitats should occur for a minimum of 30 years.  
 
Greater Manchester Fire and Rescue Service (GMFRS) 

The proposal should meet Requirement B5: Access and facilities for the fire service and include where required 
the provision of private hydrants. Guidance is given in Section B5 of Approved Document B Volume 2. It is noted 
that the Fire and Rescue Service will have the opportunity to make further representations during consultation 

under the Building Regulations in due course. 
 
Greater Manchester Pedestrian Association 

No comments received to date. 
 
Highways 

No objection, subject to conditions – see detailed analysis section below. 
 
Health and Safety Executive 

HSE does not advise, on safety grounds, against the granting of planning permission in this case.  
 
  



  

Landscape 

No objection – satisfied with the soft landscape proposals. The applicant should consider the use of nature-based 
solutions within the proposals, such as swales, permeable paving with attenuation and other sustainable drainage 
systems. Additional comments raised may be addressed by way of conditions. 

 
Manchester Barton City Airport Ltd. 
No objection. 

 
Manchester Ship Canal Company 
No comments received to date. 

 
National Highways 
National Highways offer no objection to the application. 

 
N.B. The initial response from National Highways (January 2022) recommended that planning permission not be 
granted for a specified period to allow for the provision and assessment of further information, principally relating 

to the anticipated trip generation of the development (and the resulting potential impact on J2 of the M602 (Gilda 
Brook Roundabout). Additional information was subsequently provided by the applicant and, following 
assessment, the revised response set out above was received.  

 
Natural England 
Confirm no comments to make on the application and refer to standard advice. 

 
Peak and Northern Footpaths Society 
Please ensure that the applicant is made aware that the grant of planning permission does not entitle the applicant  

to obstruct the public right of way adjoining the site (Eccles 41) and that we expect steps to ensure there is no 
detriment to the footpath during and after any construction work.  
 

Public Rights of Way Officer 
In order to encourage and facilitate sustainable travel the applicant should fund the re-surfacing of Footpath No.41 
from Boardman Street to David Street, over a length of circa 117m. This would be of significant benefit to 

employees who may live locally. It is estimated that such works may cost in the order of £40,000. 
 
Ramblers Association 

Public footpath Eccles 41 runs along the northern boundary to the west of the site – please ensure that this path 
remains open both during construction and subsequently. Ramblers have a long-term aim of opening up a path 
from Salford Quays to Barton swing bridge – it would be helpful if the area adjacent to the canal bank could be 

protected for any future path creation and not encroached on during building work.  
 
N.B. An informative is recommended, reminding the developer of the presence of the PROW outwith the site. 

Land to the south of Lankro Way is designated as a ‘Proposed Strategic Recreation Route’ under the provisions 
of UDP Policy R5 (Countryside Access Network); the extent of the area for development is confined to land north 
of Lankro Way and would not prejudice any future implementation of a new link  along the banks of the Manchester 

Ship Canal. 
 
Regeneration 

Note that the site is an Existing Employment Area, and that the development would bring a vacant site back into 
use and create employment opportunities. Raise no concerns from a Regeneration perspective. 
 

Trafford Metropolitan Borough Council 
Confirm that TMBC does not wish to make any comments on the application. 
 

United Utilities 
The drainage strategy proposals are acceptable in principle to United Utilities; request a condition requiring the 
development to be carried out in accordance with the submitted Foul & Surface Water Drainage Design Strategy.  

Note that there are public sewers and a water main within the site and direct the applicant to UU’s design criteria 
and standard conditions. Draw the developer’s attention to the presence of a pressurised sludge pipeline in the 
vicinity of the site. 

 
  



  

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 
 

Policy ST1  -  Sustainable Urban Neighbourhoods 
Policy ST3  -  Employment Supply 
Policy ST5  -  Transport Networks 

Policy ST9  -  Retail, Leisure, Social Community Provision 
Policy ST12  -  Development Density 
Policy ST13 - Natural Environmental Assets 

Policy ST14  -  Global Environment 
Policy ST15  -  Historic Environment 
Policy DES1  -  Respecting Context 

Policy DES2  -  Circulation and Movement 
Policy DES3 - Design of Public Space 
Policy DES4  -  Relationship of Development to Public Space 

Policy DES6 - Waterside Development 
Policy DES7  -  Amenity of Users and Neighbours 
Policy DES9  -  Landscaping 

Policy DES10  -  Design and Crime 
Policy E5  -  Development within Established Employment Areas 
Policy EHC3 - Provision and Improvement of Health and Community Facilities 

Policy A2  -  Cyclists, Pedestrians and the Disabled 
Policy A8  -  Impact of Development on Highway Network 
Policy A10  -  Provision of Car, Cycle, Motorcycle Parking in New Developments  

Policy EN9 - Wildlife Corridors 
Policy EN12 – Important Landscape Features 
Policy EN17  -  Pollution Control 

Policy EN18  -  Protection of Water Courses 
Policy EN19  -  Flood Risk and Surface Water 
Policy EN22  -  Resource Conservation 

Policy EN23  -  Environmental Improvement Corridors 
Policy R5 – Countryside Access Network 
Policy DEV4 – Development Close to Hazardous Uses 

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, 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 November 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), which was 

published on 27 January 2020.  An Addendum was published on 5 February 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 in December 2021. During the examination of the plan, the need for some post -submission 

modifications was identified; these proposed modifications were published on 30 May 2022, with comments 
invited until 11 July 2022.  
 

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 

and post-submission modifications) 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 Autumn 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  -  Design and Crime 
Supplementary Planning Document  -  Established Employment Areas 
Supplementary Planning Document  -  Nature Conservation and Biodiversity 

Supplementary Planning Document  -  Trees and Development 
Supplementary Planning Document  -  Planning Obligations 
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 
 

Paragraph 81 of the NPPF sets out that planning decisions should create the conditions in which businesses can 
invest, expand and adapt, and that significant weight should be placed on the need to support economic growth 
and productivity. In addition, §83 of the NPPF notes that planning decisions should recognise and address the 

specific locational requirements of different sectors including making provision for storage and distribution 
operations at a variety of scales and in suitably accessible locations.  
 

The site comprises previously development land; §120 of the NPPF sets out that planning decisions should give 
substantial weight to the value of using suitable brownfield land within settlements for identified needs , support  
appropriate opportunities to remediate despoiled, degraded and derelict land, and promote and support the 

development of under-utilised land and buildings. 
 



  

The site is within a highly accessible location for distribution of goods via road transport, given that Lankro Way 

connects directly into the Key Route Network at the junction of Centenary Way and Gilda Brook Road, which in 
turn provides a connection to the Strategic Road Network at Junction 2 (Gilda Brook Roundabout) of the M602. 
The site is also located in a highly accessible, and therefore generally sustainable, location for access via public 

transport, with a Greater Manchester Accessibility Level of 6 and 7 (out of a maximum 8).   
 
The site sits within the ‘Western Gateway’ as  was identified within the Spatial Framework contained within the 

Council’s Unitary Development Plan, intended as the major focus for economic development activity during the 
plan period. Policy ST3 of the UDP sets out that the Council will secure a good range of local employment 
opportunities by maintaining an adequate supply and variety of land and buildings for employment purposes, and 

protecting and increasing the attractiveness of existing employment areas.   
 
The site is located within an Established Employment Area (EEA), in accordance with the criteria set out under 

Policy EMP1 of the Council’s Established Employment Areas SPD. The site was also included within the Salford 
Employment Land Review (2008), and was identified as an ‘Investment Site’ – a site requiring 
investment/intervention to deliver future potential as an above average or excellent employment site/location.  

 
Policy E5 of the UDP sets out that within EEAs planning permission will be granted for inter alia the redevelopm ent  
of land and buildings for employment purposes, improvements to access, circulation, parking and servicing and 

the environmental improvement of the area. 
 
Although at this stage weight cannot be applied to the provisions of the policy, it is noted that the proposals would 

comply with Policy EC1 of the emerging SLP:DMP which relates to existing employment areas, and sets out that 
the improvement and development of sites for industry and warehousing will be encouraged.  
 

The principle of the redevelopment of the site for employment purposes, specifically storage and distribution (Use 
Class B8) is therefore supported, given that it would comply with the relevant provisions of the UDP, the emerging 
SLP:DMP and the National Planning Policy Framework.  

 
Layout and Design 
 

The layout of the proposed development is predicated on the re-use of the existing access/egress point from 
Lankro Way and the provision of a ‘T’-shaped access road connecting to a series of development plateaus, given 
the need to accommodate existing levels changes on the site.  

 
The development does not present any active frontages to surrounding highways, however, it is not considered 
that it would be appropriate for the scheme to directly interface with any of the surrounding residential street s, and 

the need to accommodate retaining walls to the south of the site (up to a maximum height of circa 5.5m) removes 
the possibility for presentation of frontages to Lankro Way. The scheme instead focuses on providing areas of 
soft landscaping, including tree buffer planting, to the edges of the site, which will provide a significant element of 

screening. 
 
The units would range in height from a minimum of 11m (Units 2-4) to maximum 15.35m (Unit 7), and would all 

be of a similar design, comprising portal-framed buildings typical of developments of this nature. The main body 
of each building would be faced with composite cladding in muted colour tones. Sections of the office space and 
main pedestrian entrances to the buildings would be clad in timber, with sedum roofs above. The main roofs to 

each building would contain a combination of rooflights and solar PV panels.  
 
Units 2-4 would reach a maximum height of 11m to the ridge, slightly in excess of the existing circa 10m ridge 

height of the existing building on this northern edge of the site. Unit 5 has been set back from facing properties  
on Boardman Street, with a separation distance of circa 27m, and the typical parapet roof form has been removed 
from both Unit 5 and Units 2-4, in order to slightly reduce the overall bulk and massing of the buildings.  

 
The size and appearance of the units is considered to be commensurate with the site context to the east and 
south, and they are ultimately similar in character and form to the existing buildings located with in the eastern 

portion of the application site. The buildings are understandably utilitarian in appearance, with a design ultimately 
driven by the function and operational requirements. Variations in finishing texture and colour are included in order 
to break up the visual massing of each building; final detail of the materials and colour finish are, however,  

reserved by condition, but it is considered that the buildings are of a high-quality design for the development type.  
 



  

In light of the proposed size and positioning of the units, the development will be visible from the north of the site, 

at the termini of Irwell Avenue, Alma Street/The Grove, Davis Street, Garden Street and along the eastern edge 
of the southern part of Boardman Street. The buildings are an appreciable step-change in appearance and scale 
from the pre-dominant two-storey red-brick (interspersed with some render) terraced dwellings within the 

surrounding area to the north and west. 
 

 
Figure 4 – CGI of Unit 5 

 

 
Figure 5 – CGI looking west across the site 

 

Given the limited width of the viewpoints at the end of each of the streets, with the exception of Boardman Street, 
and the degree of softening which will be afforded by the extensive buffer planting to the edges of t he site, it is 
not considered that the development would result in undue harm to the character and appearance of the area,  

particularly when taking account of the historic industrial context of the site. 



  

The provision of screening is considered particularly important with respect to the relationship between Unit 5, on 

the western edge of the development, and Boardman Street. Unit 5 would reach a maximum height of 14.84m at 
the ridge (13m to the eaves), and is therefore of appreciably different scale to the two-storey residential properties  
present on either side of Boardman Street. The planting of semi-mature tree species, to create a dense woodland 

buffer along the full length of the frontage to Boardman Street, would significant ly soften the visual impact of the 
development on the street scene, particularly as the vegetation matures. 
 

In terms of the interior of the site – the ancillary office spaces within each unit, which would be clad in timber as a 
contrast to the main body of the buildings, would be provided with glazing, and would face inwards towards the 
centre of the site, providing opportunities for natural surveillance.  

 
In terms of wider layout considerations, the development has been designed with pedestrian and cycle 
connectivity and permeability in mind – this is considered in further detail in the ‘Access and Highways’ analysis 

below, however it is noted that there are three connection points on the northern edge of the site (one of which 
sits within a high-quality landscaped amenity area), which will provide access for employees and future users 
from housing in the local area and from the public transport links in Eccles town centre.   

 
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, 
Policies D1, D2, D3 and D4 of the emerging SLP:DMP, and the relevant considerations of the National Planning 
Policy Framework (particularly Chapter 12).  

 
Design and Crime 
 

The application is accompanied by an appropriate Crime Impact Statement  (CIS). The CIS contains an 
assessment of recorded crime within the area surrounding the site (insofar as such data is available) and expands 
into a risk assessment of the typical security and safety issues associated with development of this nature (ASB, 

burglary, theft, criminal damage to buildings and vehicles, theft of and from motor vehicles, and theft, criminal 
damage & ASB during the construction phase). The CIS contains a ‘Security Strategy’, which aims to mitigate the 
identified risks/issues – the range of measures set out within the CIS are either integrated into the development 

proposals or will be secured via details submitted to satisfy recommended conditions  (with the exception of those 
elements which stray outside of the realms of being reasonable to address through planning control).  
 

It is considered that the due consideration has been given within the design of the scheme to the discouragement 
of crime, anti-social behaviour and the fear of crime, and that the development proposals comply with Policy 
DES10 of the UDP, the relevant policies within the Design and Crime SPD, emerging Policy D6 of the SLP:DMP 

and the relevant considerations of the National Planning Policy Framework.    
 
Landscaping 

 
The application is accompanied by detailed landscaping plans, which set out comprehensive soft landscaping 
proposals designed to screen the development, enhance the setting of the buildings and enhance the surrounding 

environment. 
 
The landscaping proposals comprise a number of key elements – the first is focussed on the site entrance, with 

new screening planting provided along the Lankro Way frontage and the provision of a tree-lined main entrance 
road into the site, which provides a high-quality entrance feature to the scheme. 
 

In the north-western section of the site, a landscaped area between The Grove and Davis Street would sit within 
an existing sliver of land which extends up to the end of Alma Street. This area would have two functions – 
providing an amenity area for employees, comprising seating and outdoor gym equipment, for use during rest 

periods at work, and providing a pedestrian and cycle link, with connections to Irwell Grove/The Grove and to 
PRoW Footpath 41 at the end of Davis Street. This landscaped strip would provide a significant improvement on 
the existing situation, as the current state of the site in this location has a distinct negative impact on the street 

scene within those surrounding roads. 
 
Along the northern and western edges of Unit 5, buffer zones would be created – in particular, along the western 

edge, the landscaping would comprise the planting of semi-mature deciduous and evergreen tree species which 



  

are designed to create a visual screen along Boardman Street and soften the visual impact of Unit 5 on the street 

scene. 
 
At the southern end of Boardman Street, a Native Woodland Mix would be planted to create a dense woodland 

block – this woodland area would provide a valuable contribution to the street scene but would also be a significant  
contributor to delivery of Biodiversity Net Gain within the development, and would provide mitigation (together 
with other tree planting throughout the site) for the proposed removal of existing trees. 

 
Other planting within the site, including hedgerow planting, and around the edges would ‘soften’ the scheme and 
break-up the extent of hardstanding, whilst also providing ecological links.  The proposals also include for the 

provision of sedum (green) roofs to the entrance/office sections of the buildings. 
 
Comments from GMEU regarding the need for use of native species within the planting mix have been taken into 

account, and the proposals updated accordingly. The application is accompanied by a Landscape Management 
Plan (LMP) – the details contained therein are considered to be generally acceptable, however, provision should 
be made for the management and maintenance of the Biodiversity Net Gain area for a minimum of 30 years, and 

a condition is recommended requiring approval of an updated final LMP.  
 
The landscape proposals are considered to be high-quality; relevant conditions are recommended to secure the 

implementation of the landscape works in a phased manner, and also to secure the ongoing management and 
maintenance of the site. In light of the above, the proposals are considered to comply with Policy DES9 of the 
UDP and the relevant considerations of the NPPF.  

 
Arboricultural Impacts 
 

The application is accompanied by an Arboricultural Impact Assessment  – the tree survey contained within notes 
that there are a total of 6 trees and 15 tree groups within the site. None of these trees are considered ‘Category  
A’, and are instead ‘Category B’ (moderate retention value) and predominantly ‘Category C’ (low retention value).  

 
The development proposals would result in the loss of 1 individual tree (‘Cat C’) and 9 tree groups together with 
80% of a further group – of these, 3 groups are ‘Cat B’ and the remainder are ‘Cat C’. The greatest arboricultural  

impact arising from the scheme would be from removal of the three ‘Cat B’ groups (TG13, 14 and 15) which are 
located towards the south-east corner of the site, adjacent to Lankro Way. Although it would be preferable to 
retain these trees, as retention is preferable to replacement given the higher level of ecosystem services existing 

trees provide, it is recognised that the visual amenity contribution of these trees is limited to users of Lankro Way 
itself, which at this point only provides access to the application site and the neighbouring EMR site, and therefore 
they do not form part of any wider street/townscape. The site is screened in views from the south by the existing 

dense tree and vegetation cover on the north bank of the Ship Canal, which sits outside of the site boundary and 
would be unaffected by the proposals. The need to accommodate levels changes in this part of the site, to create 
a feasible development plateau, is challenging, and the retention of the existing tree groups to Lankro Way would  

sterilise the ability to incorporate retaining structures and ensure a viable developable area. In respect of the 
ecological/biodiversity value of the existing trees, the replacement landscaping proposals for the site would result 
in a marginal Biodiversity Net Gain (as detailed further in the relevant analysis section below).  

 
The final landscaping proposals include for the planting of 317 individual trees across the site, together with 1,328 
trees within the ‘Native Woodland Mix’ areas, which is considered appropriate mitigation for the losses identified,  

with the Council’s Landscape service having confirmed their satisfaction with the proposals.  
 
The AIA contains outline recommendations for protection of retained trees, however, a full Arboricultural Method 

Statement and Tree Protection Plan are to be required by way of a recommended condition. Subject to such a 
condition, and a requirement for the developer to implement the landscaping proposals, including replacement 
tree planting in full, it is considered that the proposals would comply with Policies ST13, DES9, and EN12 of the 

UDP. 
 
Boundary Treatments 

 
A boundary treatment plan was submitted with the application – this sets out that the site, in the main, would be 
secured by way of 2.4m high paladin fencing, although in places the existing palisade fencing would be retained 

and repainted. This is considered to be generally acceptable, however, the boundary treatment plan cannot be 
approved as submitted - updates are required in order to reflect the requirements for provision of acoustic 



  

mitigation along some boundary lines, to provide further detail of the interface between proposed boundary  

treatments and existing boundary treatments to neighbouring residential properties, and to show revised 
arrangements for pedestrian and vehicular access gates in particular locations (at Irwell Avenue, Irwell Grove,  
Davis Street and Lankro Way); a relevant condition is therefore recommended.  

 
Impact on Surrounding Land Uses 
 

Daylight and Sunlight 
 
The application is accompanied by a Daylight and Sunlight Impact Report, which uses recognised methodologies  

set out within the Building Research Establishment (BRE) guidelines Site Layout Planning for Daylight and 
Sunlight – A Guide to Good Practice (2011), to provide a detailed technical assessment of the potential impact on 
daylight and sunlight levels at existing residential properties adjacent to the site: 

- 58-82 Boardman Street – these dwellings sit to the west of the site and face towards proposed Unit 5  
- 43 Boardman Street, 60 Garden Street and 55-57 Garden Street – these dwellings sit to the north of 

proposed Unit 5; 

- 2-10 Irwell Avenue – these dwellings sit to the north of proposed Units 2-4 and west of proposed Unit 1; 
- 27-37 Irwell Grove – these dwellings sit to the north of proposed Units 2-4. 

 

The flats at 25 to 31 Davis Street were excluded from the assessment, given the greater degree of separation 
(30m) from the northern site boundary, as was 11 to 15 The Grove (Irwell House), as it is occupied for commercial 
purposes.  

 
The report contains the results of four assessments – a summary of the nature and methodology of the 
assessments and the relevant BRE assessment criteria is set out in Table 2 below. 

 

Method Summary and BRE Criteria 

VSC Vertical Sky Component – Daylight 
 
This is a measure of the amount of visible sky available from a point on a vertical plane. It 

represents the amount of visible sky that can be seen from that reference point, from over 
and around an obstruction in front of the window. That area of visible sky is expressed as a 
percentage of an unobstructed hemisphere of sky, and, therefore, represents the amount of 

daylight available for that particular window. 

A window may be adversely affected if its VSC measured at the centre of the window is less 
than 27% and less than 80% of its former value. 

NSL No Sky Line – Daylight 
 

This is a measure of the distribution of diffuse daylight within a room. The NSL simply 
follows the division between those parts of a room that can receive some direct skylight 
from those that cannot. If from a point in a room on the working plane (a plane 850mm 

above the floor) it is possible to see some sky then that point will lie inside the NSL contour. 
Conversely, if no sky is visible from that point then it would lie outside the contour.  

A room may be adversely affected if the daylight distribution (NSL) is reduced to less than 
0.8 times its former value. 

APSH Annual Probable Sunlight Hours – Sunlight 

 
This is a measure of sunlight that a given window may expect over a year period. The BRE 
guidance recognises that sunlight is less important than daylight in the amenity of a room 

and is heavily influenced by orientation. North facing windows may receive sunlight on only 
a handful of occasions in a year, and windows facing eastwards or westwards will only 
receive sunlight for some of the day. Therefore, BRE guidance states that only windows 

with an orientation within 90 degrees of south need be assessed.  

A window may be adversely affected if a point at the centre of the window receives for the 
whole year, less than 25% of the APSH including at least 5% of the APSH during the winter 
months (21 September to 21 March) and less than 0.8 times its former sunlight hours during 

either period, and for existing neighbouring buildings, if there is a reduction in total APSH 
which is greater than 4%. 
 



  

SHOG Sun Hours on Ground – Overshadowing 
 

This is a measure of the availability of sunlight for open spaces where sunl ight is required, 
for example gardens (usually the main back garden of a house).  

An amenity area may be adversely affected if less than 50% of its area receives less than 2 
hours of direct sunlight on 21st March and less than 0.8 times its former value.  

Table 2 – BRE Daylight and Sunlight Summary 

 
58-82 Boardman Street 
The report concludes that 15 windows (16%) would not meet the BRE target criteria for VSC daylight – 14 of these 

would see a reduction of between 20-29.9%, which the BRE guidance considers to be a ‘minor’ reduction. The 
remaining window (serving the lounge at 66 Boardman Street) which would not meet target criteria, which is 
reduced by more than 40%, serves a room which is understood to be served by an alternative window at the rear 

of the property. The BRE guidance states that, where a room is served by more than one window of similar sizes, 
the mean VSC can be calculated. The alternative window in the room will meet the VSC criteria and, as such, 
whilst one window does not meet the BRE target, when the mean VSC is calculated between all windows, the 

room meets the BRE target. The overall impact on VSC daylight to these properties is therefore considered ‘minor’ 
and therefore acceptable against BRE guidelines. 
 

All of the rooms which do not meet the BRE criteria for NSL daylight (24%) are reduced by between 20-29.9%, 
which the BRE guidance considers a ‘minor’ reduction.  
 

Twelve rooms of the fourteen rooms assessed for APSH sunlight would not meet the BRE criteria and are reduced 
by between 20-29.9%. Seven rooms would be reduced by between 30-39.9% and one room (at 58 Boardman 
Street) would be reduced by in excess of 40%. Despite the reductions, the report concludes that the rooms 

assessed will continue to receive good levels of sunlight with the proposed development in place. All rooms will 
continue to receive between 20-29% annual PSH, against a target of 25%, which is considered acceptable.  
Furthermore, all but one room will continue to receive at least 4% winter PSH against a target of 5%.The impact 

on APSH sunlight to these properties is therefore considered minor and acceptable against BRE guidelines.  
 
43 Boardman Street 

One window (ground floor side elevation) which does not meet the target criteria for VSC daylight is  reduced by 
between 30-39.9% and one window (a side window in the single-storey rear extension serving a 
living/kitchen/diner (which is otherwise served by windows on the rear elevation)) is reduced by more than 40%. 

Despite the reductions, both windows will continue to receive 21.6% and 24.9% VSC with the proposed 
development in place, against a target of 27%, which is considered a ‘minor’ impact and acceptable against BRE 
guidelines. 

 
The report concludes that this property would fully accord with the BRE target criteria for NSL daylight and APSH 
sunlight. 

 
60 Garden Street 
The report sets out that with the proposed development in place, this property would fully accord with the BRE 

criteria for APSH sunlight. One window would not meet the BRE criteria for VSC daylight, with a reduction by 
between 20-29.9%, which is considered minor and acceptable against BRE guidelines. One room would also not 
meet the BRE criteria for NSL daylight, with a reduction by 31.6%, which is marginally in excess of a minor impact, 

but it will continue to receive daylight to in excess of 65% of its area with the proposed development in place, 
which is considered acceptable.  
 

Overall, considering the nature of impacts and flexibility with which the BRE guide is intended to be used, the 
overall impact on this property is considered minor and acceptable within the report. 
 

55-57 Garden Street, 2-10 Irwell Avenue, 27-31 Irwell Grove and 33-37 Irwell Grove 
With the proposed development in place, these properties will fully accord with the BRE target criteria for VSC 
daylight, NSL daylight and APSH sunlight. 

 
  



  

Summary of Daylight/Sunlight Impacts 

 

 
Table 3 – Summary of VSC, NSL and APSH Assessment 

 
In addition to the above, the report includes an overshadowing analysis (Sun Hours on Ground (SHOG)) for 
gardens serving residential properties to the north of the site1. The analysis indicates that 11/12 (92%) of gardens 

assessed will continue to receive at least 2 hours of sunlight on 21 March (Spring Equinox) with the proposed 
development in place. The one garden which would be impacted is located at 43 Boardman Street – the proposed 
percentage area receiving 2 hours sunlight on the Spring Equinox would be 32%. The property has a very small 

external amenity area, by virtue of the fact that the property has been extended significantly to the rear with two-
storey and single-storey extensions and there is a large, detached garage/outbuilding which occupies around two-
thirds of the remaining rear garden area.   

 
The report identifies limited impacts to the surrounding residential properties, which are typically minor and 
considered acceptable against BRE guidelines, whilst the overshadowing analysis indicates that all but one 

garden serving the surrounding residential properties will meet the BRE target criteria. The surrounding residential 
properties and amenity areas would therefore exhibit good levels of daylight and sunlight with the proposed 
development in place. Where deviations from the BRE target criteria are identified, these are typically limited and 

are acceptable when considering the flexibility with which the BRE guide is intended to be used. The report  
concludes that the overall impact of the scheme on the surrounding residential properties is therefore acceptable.  
 

In light of the above, it is not considered on balance that the proposed development would have an unacceptable 
impact on the amenity of the occupiers of the existing residential properties immediately surrounding the site with 
respect to sunlight and daylight and the proposals therefore comply with Policy DES7 of the UDP, Policy D5 of 

the emerging SLP:DMP and the relevant considerations of the NPPF (particularly §130). 
 
Privacy 

 
The development is laid out such that there would be no interfaces between windows serving the proposed 
buildings and the existing residential properties surrounding the site, with the office units located with windows 

facing into the site itself. The vegetative screening around the units and boundary treatments would suitably 
screen views from ground level. Accordingly, there would be no adverse impact on privacy arising from the 
development, consistent with the requirements of Policy DES7 of the UDP, Policy D5 of the emerging SLP:DMP 

and the relevant considerations of the NPPF. 
 
Noise  

 
The application is accompanied by a Noise Impact Assessment  (NIA), in recognition of the fact that the 
development would be located in close proximity to existing residential properties to the north and west and that 

                                                 
1 43 Boardman St., 57 and 60 Garden St., 27-37 The Grove (Odd), 4-10 Irwell Ave. (Even) 



  

noise from vehicle movements, external plant and equipment, and other sources would have the potential to 

impact on amenity of occupiers. The site is currently occupied by commercial/industrial uses including modular 
building refurbishment and the adjacent sites are used for chemicals production and scrap recycling; as such the 
context of the site is considered as a mixed commercial/industrial area bordering residential properties. Ambient 

and background noise levels at the site are dominated by HGV movements and industrial noise of the wider area,  
with consistent HGV and vehicle movements on the nearby arterial road network and industrial access roads.  
 

The NIA has been undertaken in accordance with BS4142:2014+A1:2019 (Methods for rating and assessing 
industrial and commercial sound), which is considered an appropriate standard. BS4142 states that: 

 when a rating level does not exceed the background sound level, this is an indication of the specific sound 

source having a low impact; 

 when the specific noise level is more than around 5dB higher than the background noise level, but less 
than around 10dB higher, this is an indication of likely adverse impacts depending on context;  

 when the specific noise level is around 10dB or higher than the background noise level, this is an 

indication of likely significant adverse impacts, again depending on context.  
 
The closest HGV bays/service yard to residential properties are located on Unit 5 and Unit 1. The HGV bays on 

Unit 6 are more distant, and bays on Units 2, 3, 4 and 7 are screened from properties by the buildings themselves.   
 
Background noise levels have been ascertained using monitoring data over a 24-hour period at a position 

representative of properties on Boardman Street (to the west of the site).  Monitoring was also undertaken over a 
shorter term at a position representative of properties on The Grove and Garden Street (to the north of the site) 
to verify that the long-term monitoring was representative of noise levels across the wider area - this was found 

to be the case. 
 
Noise from HGV movements including trailer unloading and loading has been assessed based on 5 of the bays 

on Unit 5 being operational at any one time during the night-time period, and all 10 bays being operational during 
the daytime period. In respect of Unit 1, it was assumed that all 3 HGV bays would be operational during both 
daytime and night-time periods.  

 
With respect to reversing alarms, the NIA recommends the use of ‘white-noise’ type reversing alarms on vehicles.   
These alarms are more directional and demonstrably cause less of a nuisance than standard ‘bleep’ type alarms.  

This can be managed through the implementation of a Noise Management Plan, as is required by a recommended 
condition. 
 

The NIA sets out that acoustic mitigation is proposed in the form of a 2m-high acoustic barrier to the north of the 
site, at the end of Irwell Avenue, and also around the service bay at Unit 5 (see Figure 6 below) - this mitigation 
has been taken into account when assessing the noise impact.  With the mitigation in place the NIA sets out that 

the maximum difference between existing background noise levels and the rating level will be +2dB, which in 
accordance with BS4142 is a ‘Low’ impact – see Table 4 below. 
 

 
Table 4 – Extract from NIA (Table 6) 



  

 

  
Figure 6 – Locations of proposed acoustic mitigation (yellow line) 

 
The report also includes plant noise calculations for external plant and equipment; as the positioning and details 

of proposed plant are not available at this time, the NIA considers appropriate maximum plant noise levels for any 
proposed plant to not exceed when measured from specified receptor locations. A condition is recommended,  
which requires that any plant installed on site complies with the established maximum rating noise levels.  

 
The Council’s Environmental Consultant has reviewed the NIA and is satisfied with the methodology and 
conclusions, and raises no objection to the development on the basis of noise, subject to conditions. In light of 

the above, subject to the implementation of appropriate mitigation as per recommended conditions, it is not 
considered that the development would result in adverse impacts on amenity, health and quality of life of 
neighbouring residential occupiers, and the proposals therefore comply with Policy EN17 of the UDP and the 

relevant considerations of the NPPF (§174 and 185).   
 
Access and Highways 

 
Vehicular Access 
 

Vehicular access to the development would be taken from Lankro Way, utilising the existing access/egress point, 
albeit with amendments to the alignment and arrangements, providing a connection to a 7.3m wide carriageway 
running through the site. A second vehicle access/egress point would be provided on the eastern boundary of the 

site, connecting with the Valtris chemical site, but it is understood that this route is provided for exceptional 
circumstances rather than for regular use.  
 

Lankro Way connects to the wider road network at the roundabout of Centenary Way and Gilda Brook Road 
(A576). Centenary Way provides onward connections to Park Way in Trafford Park, which meets with the Strategic 
Road Network at Junction 9 of the M60. Gilda Brook Road connects, to the north of the site, with Junction 2 of 

the M602. 
 
The location of the access point on Lankro Way is considered acceptable, however, a detailed scheme for the 

design/layout of the revised junction including a package of S278 works, including suitable facilities for pedestrians 
and cyclists, is required to be approved by condition. Swept-path analysis has been submitted to demonstrate 
that safe and suitable access to the units would be provided for HGVs. 

 
Impact on Highway Network 
 

Initial queries were raised regarding the trip rates adopted for the purposes of estimating the trip generation of the 
proposed development, as set out within the submitted Transport Assessment (Table 5 below), which concluded 
that the development would be likely to generate 10 additional (vs. the baseline of the current use) two-way trips 

during both the AM and PM peak periods, with this equating to less than a 1% increase in flow on the key links 
close to the site (established using TfGM’s ‘Saturn’ model of the local road network). 



  

 
Table 5 – Extract from Transport Assessment of Net Vehicular Trip Impact (Table 7.1) 

 

WSP, reviewing on behalf National Highways, and TfGM HFAS undertook an interrogation of TRICS trip rates – 
both organisations consider that the trip rates adopted by the applicant within the Transport Assessment are low, 
but even when adopting their higher modelled rates (WSP’s proposed rate of 50 trips in the morning and evening 

peak hours) which they believe to be more accurate, the uplift in traffic arising from the development is not 
considered to be significant once dispersed throughout the surrounding highway network, and both believe further 
assessment on junction capacity etc. is not warranted. The LHA concur with this conclusion and consider that the 

uplift in traffic arising from the development is unlikely to result in a detrimental impact on the operation of the 
local highway network or on highway safety. 
 

National Highways have confirmed, following receipt of additional information, that they offer no objection to the 
application in respect to the potential impact of the scheme on the Strategic Road Network.  
 

The Accident Record review within the Transport Assessment offers an appraisal of recorded accidents over a 5-
year period within a restricted area surrounding the application site. The review sets out that 7 ‘slight’ accidents 
occurred during the study period at the junction of A576 Gilda Brook Road/A57 Bentcliffe Way/West One Retail 

Park - the LHA has confirmed that the number and severity of incidents does not give cause for concern given 
the volume of traffic passing through this junction 
 

Pedestrian and Cycle Access 
 
The site is located within a short walk from Eccles Metrolink stop and its train and bus stations, making it highly 

accessible by public transport. A review of the GMAL (Greater Manchester Accessibility Level) rating is included 
confirms that the location scores 6/7 out of 8 (with 8 being the highest rating). The development is therefore 
considered to be highly accessible by active modes of travel, be it walking, cycling or public transport.  

 
Ongoing dialogue between the applicant, the LPA and the LHA has resulted in a number of amendments to the 
scheme to ensure that all opportunities to enhance access to the site on foot and by bike have been secured. In 

terms of accessibility from Lankro Way – a condition is recommended requiring the approval of a revised design 
for the main access into the site, including provision of a new section of footpath connecting the site entrance with 
the existing footway on the north side of Lankro Way, which terminates short of the current entrance.  

 
In terms of accessibility from the north, east and west – the site layout now includes for three pedestrian/cycle 
access points. The principal method of access is likely to be via the landscaped link  which connects to The 

Grove/Irwell Grove. In addition, a link is provided into the site from the terminating point of PRoW Footpath 41, at 
the southern end of Davis Street. Finally, a link into the site is also provided from the end of Irwell Avenue – this 
is considered important, as it comprises the shortest possible travel distance from Eccles town centre and the 

connecting public transport options therein. 
 
In order to encourage and facilitate sustainable travel the applicant has agreed to fund re-surfacing works of 

Footpath 41, from Boardman Street to Davis Street, over a length of circa 117m. This is likely to be of significant  
benefit to employees who may live locally, particularly to the west of the site, but will also provide a wider benefit  
for local residents – this is to comprise a £40,000 financial contribution to be secured in a S106 legal agreement .  

In addition, the applicant has agreed to deliver a package of works to improve pedestrian/cycle connectivity at the 
connecting point of Alma Street and The Grove, which currently comprises a grass verge with narrow, sub-
standard footways – this is secured by condition. 

 
In terms of cycle connectivity – an existing traffic-free cycle route connects from Centenary Way/Gilda Brook Road 
to the eastern end of Lankro Way, but terminates a short distance along the carriageway. The former lay-by on 

the southern side of Lankro Way has been ‘closed off’ using concrete blocks, to prevent misuse that was occurring 
historically. It is recognised that this closure has not been completely effective, and vehicles are still observed to 
be parking between the blocks. Concerns were raised regarding the potential for nuisance parking impeding 



  

access and egress to and from the site, and a review of the situation concluded that there was merit in pursuing 

the permanent closure of the lay-by and its replacement with a new segregated cycle link, running between the 
existing traffic-free route at the roundabout and the site entrance. The developer is to deliver this route, with a 
condition recommended which would allow for approval of the detailed scheme, including provision for 

consideration of provision of improved street lighting and a requirement for provision of signage directing users to 
connections to National Cycle Network Route 55 to the north of the site.  
 

A condition is also recommended requiring approval of shower and changing facilities for cyclists within the units. 
 
In light of the above, and subject to the improvement works to be secured by conditions and delivered by way of 

the financial contribution, it is considered that the development would be highly accessible by means other than 
the private car, and that the proposals comply with Policies DES2 and A2 of the UDP, Policies A1, A2 and A3 of 
the emerging SLP:DMP and the relevant considerations of the NPPF. 

 
Parking Provision 
 

The proposals include for the provision of a total of 202 parking spaces within the development. The level of 
provision comprises 40% of the total number of spaces which would be permissible in accordance with the 
maximum standards set out within Annex C of the UDP. The applicant has submitted results of a parking 

accumulation exercise, which demonstrate that the level of provision would be sufficient (with a maximum of 139 
cars parked on site at any one time), however, this modelling is based on shift patterns (0600-1400, 1400-2200 
and 2200-0600) – implementation of shift working is a matter which lies outside of the remit of the planning system 

and cannot be relied upon.  
 
As the level of parking provision falls significantly below the maximum standard set out within the Unitary  

Development Plan, and the LHA raised concerns that the development may have the potential to result in overspil l  
parking on neighbouring residential roads, particularly those which are located closest to the site to the north, in 
the event that the development does not operate with the anticipated parking accumulation. Accordingly, the 

applicant has agreed to provide a financial contribution of £47,000 to be directed towards the preparation,  
advertisement, consultation and implementation of a Traffic Regulation Order to implement a residents’ parking 
permit scheme on those streets immediately to the north of the site which are not already subject of a scheme – 

Boardman Street, Garden Street, Davis Street and Irwell Avenue. £41,000 of the contribution would cover the 
cost of permits for 164 properties on those streets for the first five years of operation of the scheme.  
 

The legal agreement is to contain an appropriate review mechanism, in order that if demand is not found to exceed 
parking provision within the site within a reasonable period following occupation of the development and nuisance 
issues do not occur with parking on the neighbouring roads, the contribution would not be used. 

 
The proposals include an appropriate quantum of cycle (110 spaces (UDP standard 27 spaces)) and motorcycle 
(14 spaces (UDP standard 8 spaces)) parking provision which exceeds the minimum UDP standards. Cycle 

parking would be provided within external shelters – a condition is recommended requiring the provision of these 
facilities. A condition is also recommended requiring the approval of a scheme for provision of secure motorcycle 
anchor points. 

 
Travel Plan 
 

The application is accompanied by a Framework Travel Plan (FrTP), which provides the basis for the future 
agreement of a detailed Full Travel Plan. The FrTP seeks to build upon the sustainable travel credentials of the 
development in order to further improve the management of travel and provide a clear strategy towards the use 

of sustainable modes amongst staff. A revised FrTP (Issue 4) has been reviewed by the LHA, who consider the 
proposed measures set out within to be acceptable. A condition is recommended, requiring that a Travel 
Information Pack/Brochure is submitted for approval prior to first occupation of the development  (and 

subsequently distributed to staff) and that a Full Travel Plan is submitted for approval within 6 months of first 
occupation of the site.  
 

Ecology and Biodiversity 
 
The application is supported by a Preliminary Ecological Appraisal (PEA) report, which has been reviewed by the 

Greater Manchester Ecology Unit. The report identifies that although the centre of the site comprises an open 
area of hardstanding, the western edge of the site has been colonised by scrub habitat with occasional pockets 



  

of grassland. The south-east corner of the site, adjacent Lankro Way, comprises broadleaved semi-natural 

woodland, with further woodland in the north (east of Irwell Avenue). GMEU consider that the report comprises 
an appropriate survey of habitats on site and assessment of suitability to support protected species and species 
of principal importance. 

 
GMEU note that the PEA includes an assessment of the potential for buildings to support roosting bats, but that 
there is insufficient information provided to validate the conclusions of the report  (that the existing buildings on 

site offer negligible bat roosting potential). GMEU consider that further survey work should be undertaken for two 
of the buildings on site prior to commencement of demolition of the same; a condition to this effect is recommended 
below. 

 
In respect of breeding birds; habitats featured on the site suitable for nesting birds include the broadleaved semi-
natural woodland, scattered trees and scrub, as well as some areas of poor semi-improved grassland which 

featured a longer sward. One building on site was also considered to have nesting bird potential due to the 
presence of ivy. No bird nesting activity was observed at the time of the inspection. An informative is 
recommended, to remind the developer to undertake demolition and clearance activities with appropriate 

mitigation in place (including the timing of such works) to comply with their responsibilities under The Wildlife and 
Countryside Act 1981 – this is also applicable to the potential risk to hedgehog arising from scrub/woodland habitat 
clearance. 

 
A 3m by 3m stand of Japanese Knotweed (a highly invasive plant species) was recorded in the western extent of 
the site; further to a recommendation from GMEU, a condition is recommended requiring approval of an invasive 

plant species management plan prior to commencement of development and implementation of the same during 
the course of works on site. 
 

GMEU recommend that a condition is attached requiring approval of an external lighting scheme for the site, with 
particular reference to the need to ensure appropriate lighting to the southern edge of the site near to the 
Manchester Ship Canal, retained trees and proposed woodland planting. Any such lighting scheme should also 

have regard to the impact on the amenity of occupiers of adjacent dwellings. An appropriate condition is contained 
within the below recommended Schedule of Conditions. 
 

The application submission is accompanied by a Biodiversity Net Gain (BNG) assessment; the assessment uses 
the Defra Metric to establish the baseline figure for biodiversity units on site (6.34 Habitat Units and no Hedgerow 
Units) and calculate the anticipated biodiversity units on site following implementation of the developmen t ,  

including the soft landscape features, provision of green roofs to the office/entrance sections of the buildings  and 
additional enhancements – this includes a proposed dedicated BNG woodland block area within the site at the 
southern end of Boardman Street.  

 
The BNG assessment concludes that the post-intervention biodiversity units on site would comprise 6.34 Habitat  
Units and 2.17 Hedgerow Units. GMEU are satisfied that the development would provide for biodiversity net gain, 

albeit only a small uplift in comparison to the baseline, in accordance with Paragraphs 174, 179 and 180 of the 
NPPF. The scheme would not deliver a 10% net gain as required by emerging Policy BG2 of the SLP:DMP, 
however, Policy BG2 is not one to which weight can currently be applied, as there were significant unresolved 

objections at the point of examination and weight cannot be applied based on consistency with the NPPF, as the 
Framework requires only a measurable net gain and no specified amount. The proposed extent of BNG is 
therefore considered acceptable, and would accord with the provisions of Policies ST13 and EN12 of the UDP. 

 
Conditions are recommended requiring the implementation of the landscaping proposals in full, and also the 
agreement of a detailed scheme of further biodiversity enhancement measures (bird, bug and bat boxes etc.) 

which will provide further gains on site. 
 
The site lies within a SSSI Impact Risk Zone (relating also to SACs, SPAs & Ramsar sites); the development does 

not, however, fall within one of the categories of works likely to result in adverse effects to the designated sites. 
Precautionary consultation was undertaken with Natural England, who have raised no comment on the 
application, with their standard advice confirming that the development is therefore not likely to result in significant  

impacts on statutory designated nature conservation sites.  No conflict would arise with the provisions of Policy 
EN7 of the UDP. 
  

  



  

Ground Conditions 

 
The application is accompanied by a Geo-Environmental Assessment, which records that both the site and wider 
area have been subject to numerous contaminative land uses across recorded years, including part of a petroleum 

oil depot, tanks associated with Bentcliffe Chemical works, demolished residential housing, a fire lighter factory, 
a chemical works, Irwell Park Works, a depot, and other industrial buildings. Several potential sources of 
contamination have been identified within the vicinity of the site which include a former silk mill, infilled reservoirs ,  

Bentcliffe Dye works, a quilt manufacturer, and Peel Works.  Such uses have the potential to leave legacy 
pollutants within soils or underlying groundwater.  Where a pathway exists between a pollutant and a receptor 
(human health or the wider environment) a pollutant linkage may be created.  

 
The site investigation includes results from 10 No. trial pits, 10 No. window samples, 13 No. Rotary Boreholes 
and 4 No. Rotary Cored boreholes. The results from chemical soil sampling have been presented. Groundwater 

and ground gas monitoring has been undertaken over six visits.  It is noted visual and olfactory evidence of 
contamination was identified across the site. 
 

Soil analysis results have been assessed against UK generic acceptance criteria (GAC) based on a commercial 
end use. Soil analysis results identified exceedances of the GAC for asbestos and volatile organic compounds 
(VOCs). Groundwater monitoring has identified the presence of petroleum hydrocarbons, heavy metals, poly cyclic 

aromatic hydrocarbons (PAHs), VOCs, SVOCs and non-aqueous phase liquids (NAPL). Ground gas monitoring 
identified elevated concentrations of methane and carbon dioxide.  The site has been characterised as CS2 (gas 
protection measures required), as such a detailed gas protection design will be required. 

 
The Geo-Environmental Assessment recommends that supplementary ground investigation is undertaken 
following vacation of the site and demolition of the buildings, and notes that a DQRA is required with respect to 

groundwater contamination and VOC vapours, together with preparation of a remediation strategy.  
 
The applicant has subsequently submitted a Human Health Detailed Quantitative Risk Assessment (DQRA) and 

Controlled Waters DQRA, together with a Preliminary Remediation and Verification Strategy. 
 
In respect of the Human Health DQRA submitted; further investigation has been undertaken with respect to the 

risks of indoor vapour inhalation of Volatile Vapours associated with the presence of light non-aqueous phase 
liquid (LNAPL) detected in the underlying groundwater. The DQRA concludes that Units 1 and 7 are likely to 
require vapor protection measures. Further (post-demolition) investigation is recommended in the proposed 

location of Units 2, 3 and 4.   
 
The Preliminary Remediation and Verification Strategy outlines the proposed remediation works based on the 

assumptions of the DQRA; although the preliminary strategy may require amendment following the further 
investigation works to be undertaken, the Council’s Environmental Consultant has confirmed that they are 
satisfied with the general approach. The conclusions of the report are therefore accepted, and conditions are 

recommended which will ensure that the further investigations and updates are undertaken at the appropriate 
stages of the development. 
 

In respect of the Controlled Waters DQRA; the site is located within a sensitive location in respect of controlled 
waters given most of the site is underlain directly by sandstone bedrock classified as a principal aquifer and the 
Manchester Ship Canal is located ~30m south of the site boundary, there is a groundwater abstraction borehole 

located ~110m to the east of the site within Valtris Specialty Chemcials Ltd (utilised for industrial, commercial, 
and public services). The site is not located within a Source Protection Zone, however, a Source Protection Zone 
III is located ~350m to the east of the site associated with a groundwater abstraction at Salford Royal Hospital 

located ~1.2km northeast of the site. 
 
The Environment Agency has confirmed that they are satisfied that the submitted information demonstrates that 

dissolved phase contamination will not pose a risk to controlled waters. Further works are required to produce a 
remediation strategy, verification plan and verification report demonstrating the completion of works set out in the 
approved remediation strategy and the effectiveness of the remediation.  

 
In light of the above, subject to application of recommended conditions, the proposals would comply with Policies 
EN17 and EN18 of the UDP, Policy PH1 of the emerging SLP:DMP and the relevant considerations of the NPPF.  

 



  

The submitted Geo-Environmental Assessment contains an unexploded ordnance (UXO) hazard assessment – 

the report concludes that the site can be categorised as being at a ‘Low’ hazard level, as there is no positive 
evidence that UXO is present, but its occurrence cannot be totally discounted.  The assessment sets out a 
summary of appropriate mitigation measures. 

 
Flood Risk and Drainage 
 

The site is located within Flood Zone 1 but is within a Critical Drainage Area; given the size of the site area, the 
application is accompanied by a Flood Risk Assessment. The assessment concludes that the site is at low risk of 
flooding from fluvial, pluvial, groundwater, sewer and artificial sources.  The proposed development, classified as 

‘Less Vulnerable’ in accordance with the Annex 3 of the NPPF, is considered appropriate within Flood Zone 1. 
 
The site is currently served by separate below ground foul and surface water drainage systems, discharging to 

combined sewers. It is understood that there are currently no SuDS features on site.   
 
Each proposed unit within the site is to be provided with a dedicated foul and surface water system, discharging 

to a site-wide network. The applicant has undertaken an assessment of options for drainage of surface water in 
accordance with the drainage hierarchy. The results of ground testing and the potential risk for mobilisation of 
contamination from historic land uses, indicate that drainage by infiltration would represent an unacceptable risk 

to the wider environment. Accordingly, the proposals include for drainage to the next most  sustainable destination,  
the Manchester Ship Canal. 
 

In accordance with the Council’s Strategic Flood Risk Assessment, the rate of surface water run off is to be 
reduced to 50% of the pre-development rate (300l/s down to 150 l/s), with attenuation provided in the form of 
below-ground cellular storage tanks and provision of a voided sub-base to permeable (non-infiltrating) car parking 

areas. Pollutant separators are to be included in service road and service yard areas.  Foul water from each unit 
would be drained to a combined public sewer within the site which is to be diverted in order to accommodate the 
proposed development layout.  

 
The drainage strategy has been subject of review by the Council’s Flood Risk and Drainage Manager and United 
Utilities, both of whom consider the drainage proposals to be acceptable. The submitted drainage strategy 

includes preliminary drawings. In accordance with the conclusions of the above section, the Environment Agency 
(EA) and the Council’s Environmental Consultant, require that further work is undertaken to determine an 
appropriate contamination remediation strategy for the site, and the EA have requested oversight of final 

proposals for the drainage of the site, to ensure that potential risk of mobilisation of contaminants within the ground 
is mitigated. A condition is therefore recommended requiring the approval, in consultation with the EA, of a full 
and final detailed drainage strategy for the site; subject to such a condition, and in taking account of the above, it 

is considered that the proposals would accord with Policies EN17, EN18 and EN19 of the City of Salford Unitary  
Development Plan and the National Planning Policy Framework. 
 

Heritage and Archaeology 
 
The application is accompanied by an Archaeological Desk-Based Assessment (DBA), which has been assessed 

by the Greater Manchester Archaeological Advisory Service (GMAAS). The DBA outlines the history of 
development of the site and assesses the potential for significant archaeological remains.  
 

The site remained largely undeveloped until the late nineteenth century and it was likely used for agricultural 
purposes throughout the medieval and postmedieval periods. During the 1870s, detached and semi-detached 
villas were constructed within the site, surrounded by large areas of green space. Elsewhere within the site, the 

land remained agricultural until a petroleum oil depot was constructed in 1897. By the early twentieth century part 
of the railway and a warehouse associated with the depot had also been built within the area. The houses and 
depot remained at the site until at least the mid-twentieth century before being demolished. 

 
The DBA demonstrates that the proposed development site has the potential to contain in-situ remains associated 
with the residential and industrial growth of Eccles in the late nineteenth century. The most likely remains to be 

identified within the site are those associated with semi-detached and detached housing and the oil depot. 
However, most features identified within the proposed development site have limited potential to address any of 
the research agendas listed in the North West region’s archaeological framework and are not considered to be of 

archaeological interest. 
 



  

GMAAS have advised that they concur with the conclusions of the DBA and that they consider that there is no 

justification to require further investigation. Accordingly, there would be no conflict  with the provisions of Policy 
CH5 of the UDP, Policy HE1 of the emerging SLP:DMP and the relevant considerations of the National Planning 
Policy Framework (particularly §194).  

 
In respect of built heritage, the site is not located within a conservation area, and the closest listed buildings are 
the Royal Oak Public House on Barton Lane (Grade II) and Eccles Central Library and Eccles War Memorial on 

Church Street (both Grade II). These assets are located approximately 175m to the north of the site and are  
entirely visually screened by buildings north of Irwell Grove. The Odd Bottle, north of the site at 77-79 Barton 
Lane, is locally listed for its aesthetic and group value – again this building is screened from the site by intervening 

housing. It is not considered that the application site forms part of the setting of these assets, nor that the 
development would have any impact on their significance. 
 

The nearby Manchester Ship Canal (MSC) is considered a Non-Designated Heritage Asset (NDHA) for the 
purposes of §203 of the NPPF, given both its functional and historical significance as a piece of infrastructure that 
played a key part in industrial development of Salford and Manchester. In light of this, the application is 

accompanied by a proportionate Heritage Statement. Portions of the application site were previously functionally  
linked with the MSC, as it comprised a petroleum oil depot serviced by a landing stage on the Canal  with 
associated short rail link. In the early 20th Century, the depot was demolished to facilitate that extension of the 

chemical facility to the east, and was later further developed to provide the modular buildings facility seen today.  
Irwell Park Wharf lies between the site and the Ship Canal to the west and Lankro Way lies between the site and 
the Canal in the east. 

 
The conclusion of the Heritage Statement, given the now limited visibility between the Ship Canal and the site 
and the absence of any legible functional relationship with the adjacent wharf or the Canal, that the site forms part 

of the surroundings of the canal but does not contribute to its significance, is accepted. The visual impact of the 
scheme on the Ship Canal would be very limited and it is not considered that the scheme would detract from the 
significance of the asset, particularly given that the Canal’s setting is already characterised by a wide mix of 

development.  
 
Accordingly, no conflict is identified with the provisions of Policies CH2 and CH8 of the UDP, Policy HE1 of the 

emerging SLP:DMP and the relevant considerations of the NPPF. 
 
Air Quality 

 
The site itself is not located within the Greater Manchester Combined Authority Air Quality Management Area,  
however, a number of roads within the vicinity of the site are, including Centenary Way, Bentcliffe Way, Barton 

Lane and the M602 corridor. All motor vehicles will access the site via Lankro Way, and will therefore pass through 
the AQMA regardless of the direction taken at the roundabout to the eastern end of Lankro Way, and the nature 
and scale of the development is such that it has the potential to impact air quality due to increased vehicle 

emissions. 
 

 
Figure 7 – Extent of GMCA AQMA surrounding the application site 



  

The application is accompanied by an appropriate Air Quality Assessment  (AQA), which considers both the 

construction and operational phases of the development, which has been assessed by the Council’s 
Environmental Consultant. 
 

Air pollution is known to have a detrimental impact on human health. In the UK, air quality limit values have been 
set for a number of pollutants based on their health impact. Where concentrations fall below the limit values it is 
considered there is no health impact (in the ‘ordinary’ population). The exception to this is for particulate matter 

(PM10 and PM2.5), where research has shown there is no “safe threshold”.  
 
The limit values are only of concern where there are relevant receptors (i.e. where someone is likely to be exposed 

to the pollution for the relevant period of time).  For nitrogen dioxide (NO2) and particulates (the main pollutants 
from road traffic) the limit values are set out in Table 6 below: 
 

Pollutant Limit Value (µg/m3 ) Averaging Period 

NO2 

40 Annual Mean 

200 

1-hour mean not to 

be exceeded more 
than 18 times per 
year 

PM10 

40 Annual Mean 

50 

24-hour mean not to 

be exceeded more 
than 35 times per 
year 

Table 6 – UK Air Quality Limit Values 

 
With respect to the operational phase, the AQA includes the results of an atmospheric dispersion model, verified 
against local monitoring data, to predict the impact of increased emissions on local air quality. The model 

compares three scenarios; Baseline, future without the development (“do minimum”) and the future with the 
development (“do something”). The difference between the do minimum and do something scenarios is the 
predicted impact of the development. 

 
It is noted the model has been verified against 2019 monitoring data to exclude any artific ial impacts related to 
the COVID-19 pandemic. This is in line with current Defra guidance. 

 
The model uses inputs including traffic volumes and speeds, meteorological data and emissions data to calculate 
concentrations of pollutants at sensitive receptors. The model input parameters have been reviewed by the 

Council’s Environmental Consultant and they are considered to be realistic. 
 
The significance of the impact of pollution is determined using guidance from the Institute for Air Quality 

Management / Environmental Protection UK “Land-Use Planning & Development Control: Planning for Air 
Quality”.  Based on the model output the biggest change in concentrations as a result of the development is <0.3 
µg/m3 (at ‘Receptor R1’ – 27 Hunterston Avenue) – this is considered ‘negligible’ in line with the above guidance.  

 
Traffic resulting from the development is not predicted to cause any exceedances of the air quality objectives as 
outlined above. 

 
The construction phase has also been assessed and, with appropriate mitigation (in the form of best practice dust 
control measures) the impact on neighbours will be minimised (residual effects reduced to ‘not significant’). 

 
The conclusions of the submitted Air Quality Assessment are accepted, however in accordance with the Greater 
Manchester Air Quality Action Plan, and with consideration of the cumulative impact of development within the 

City region, the Council’s Environmental Consultant has recommended that  baseline mitigation measures in line 
with the Principles of Good Practice from the IAQM Guidance should be required, in the form of electric vehicle 
charging points.  

 
The submitted plans suggest that 2 no. EV charging bays would be provided at each unit, which equates to circa 
7% of the overall car parking capacity of the development; this is not considered sufficient and a condition is 

recommended which requires approval of a scheme for provision of 10% of spaces at each unit to accommodate 



  

a dedicated charge point, and 20% of spaces to accommodate appropriate ducting infrastructure to facilitate future 

provision – this accords with emerging Policy A10 of the SLP:DMP. 
 
In addition, a condition is recommended requiring the approval, prior to commencement of development, of a 

Construction Environmental Management Plan (CEMP). 
 
In accordance with the above analysis, and subject to application of the recommended conditions, it is considered 

that the development would have an acceptable impact on air quality and would comply with Policy EN17 of the 
City of Salford Unitary Development Plan, Policy PH1 of the emerging SLP:DMP and the relevant considerations 
of the National Planning Policy Framework (particularly §186).  

 
Energy and Sustainability 
 

The application is accompanied by Energy and Sustainability Statements. The Sustainability Statement sets out 
that the anticipated energy use of the development has been minimised by designing the scheme in accordance 
with the energy hierarchy, improving the efficiency of the building fabric and passive servicing methods befor e 

application of energy reduction measures and implementation of low-carbon technologies. 
 
The buildings will have improved insulation levels and reduced air permeability  (against building regulations 

requirements), to reduce the base energy demand, energy efficiency measures including high-efficiency direct 
electric heating, low energy fans, LED lighting etc., air source heat pumps to supply office heating & cooling, and 
provision of roof-top solar photovoltaic systems (which would provide 75% of the development’s predicted energy 

requirement). The buildings are to be fitted with low-water use sanitary ware, and will include leak prevention and 
detection systems; the use of water butts to collect rainwater for irrigation will be considered. The scheme also 
includes for provision of significant soft-landscaped areas within the site, which incorporate native species 

planting, and planting will include a large biodiversity mitigation area. 
 
The Energy Statement sets out that the improvements to the building fabric and implementation of renewable 

energy technologies will achieve an 82% reduction in predicted carbon emissions against the baseline figure 
(calculated using target emissions rates from Building Regulations (Part L, 2013)). 
 

The ‘Sustainability Checklist’ submitted with the application provides the applicant’s confirmation that all elements 
set out within the Council’s Sustainable Design and Construction SPD have been considered throughout the 
design process for the scheme. Conditions are recommended requiring the approval of a detailed scheme for the 

design & specification and subsequent installation of the solar PV panels  and air source heat pumps. 
 
In light of the above, the proposals would comply with Policies ST14 and EN22 of the UDP, and no conflict is 

identified with Policies EG1 and EG2 of the emerging SLP:DMP or the relevant considerations of the NPPF. 
 
Major Hazards 

 
The neighbouring Valtris Speciality Chemicals plant is an Upper Tier establishment covered by the Control of 
Major Accident Hazards (COMAH) Regulations 2015, given that hazardous substances are stored and used on 

the site; the ‘Outer’ consultation zone associated with the facility washes over the eastern portion of the application 
site. Consultation has been undertaken with the Health and Safety Executive (HSE); the HSE has confirmed that 
they do not advise against the grant of planning permission on safety grounds and, on this basis, there would be 

no conflict with UDP Policy DEV4, Policy PH3 of the emerging SLP:DMP and the relevant considerations of the 
National Planning Policy Framework (§45).  
 

Planning Obligations 
 
Policy DEV5 of the UDP sets out that development that results in a material increase in need/demand for 

infrastructure will only be granted planning permission subject to planning conditions or obligations that would 
ensure adequate mitigation measures are put in place. The Council’s Planning Obligations SPD sets out that for 
developments comprising non-residential floorspace of 1,000 sq. m or more, obligations may be required on a 

site-specific basis for Public Realm and Transport, and for other matters where relevant. 
 
It is not considered that the development would necessitate a contribution towards the improvement of public 

realm within the vicinity of the site, given the extent and detailed design of the proposed soft landscaping provision 



  

within and to the fringes of the site, in particular the works adjacent to The Grove and Davis Street surrounding 

the pedestrian/cycle link into the northern edge of the site. 
 
Transport contributions are required, in accordance with Policy OB5 of the Planning Obligations SPD, in 

circumstances (amongst others) where they are considered appropriate to ensure that new development 
encourages walking, cycling and public transport use, and in circumstances where parking management 
measures are required in order to mitigate impacts on the demand for on-street car parking. 

 
The Local Highway Authority has advised, in the interests of facilitating and encouraging pedestrian access to the 
site from the west, that the existing Public Right of Way (Eccles Definitive Footpath 41), which runs along the 

outside edge of the northern boundary of the site between Boardman Street and Davis Street, would benefit from 
resurfacing. At present, the section of the footpath between Davis Street and Garden Street is unpaved and the 
surface is generally comprised of mud, and the section between Boardman Street and Garden Street is comprised 

of a narrow strip of loose gravel with drainage issues – these conditions create a barrier for pedestrian access to 
the site. 
 

In light of the anticipated number of jobs which would be created on-site during the operational phase (circa 290 
by the applicant’s estimate), and the need to ensure that travel to work by foot is both a feasible and attractive 
prospect for those future employees, it is considered that a Transport contribution may be justified. The cost of 

resurfacing works has been estimated by the Council’s Public Rights of Way Officer as £40,000 ; the applicant has 
provided their agreement to making the financial contribution. 
 

In light of the extent of parking provision provided on site, as detailed in the relevant analysis section above, the 
Local Highway Authority has raised concerns that the development may give rise to overspill parking on 
neighbouring residential roads. Accordingly, the applicant has agreed to provide a financial contribution of £47,000 

to be directed towards a Traffic Regulation Order to implement a residents’ parking permit scheme on those 
streets immediately to the north of the site which are not already subject of a scheme – Boardman Street, Garden 
Street, Davis Street and Irwell Avenue – should issues with overspill parking arise. A proportion of the contribution 

(£6,000) would be directed towards the TRO process itself (preparation, advertisement, consultation etc.) whilst 
the remaining £41,000 of the contribution would cover the cost of permits for 164 properties on those streets for 
the first five years of operation of the scheme. 

 
The legal agreement is to contain an appropriate review mechanism, in order that if demand is not found to exceed 
parking provision within the site within a reasonable period following occupation of the development and nuisance 

issues do not occur with parking on the neighbouring roads, the contribution would not be used.  
 
Planning Balance and Conclusion 

 
The application site comprises previously developed land within an Established Employment Area. The site was 
also included within the Salford Employment Land Review (2008), and was identified as an ‘Investment Site’ – a 

site requiring investment/intervention to deliver future potential as an above average or excellent employment 
site/location. The principle of the redevelopment of the site for employment purposes (Use Class B8) is therefore 
supported and would comply with the provisions of UDP Policy E5 and the directives of the NPPF to support  

economic growth and productivity and use suitable brownfield land within settlements for identified needs. The 
applicant estimates that the development will give rise to 290 jobs on site, together with £21.8 million Gross Value 
Added (GVA) economic output annually, including £17.4m in Salford. The construction period is expected to 

support 180 FTE jobs, with a £21.2 million investment in the construction of the development.  
 
The proposed development is considered to be high-quality, 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, when 
taking into account the positive contribution of the high-quality landscaping proposals, which seek to provide a 
buffer between the development and the adjacent residential streets to the north/west. The accompanying 

Daylight and Sunlight Impact Report demonstrates that the development would not result in unacceptable impacts 
on the amenity of occupiers of the existing residential properties, with respect to sunlight/daylight, and subject to 
the implementation of mitigation to be secured by conditions, the development would not result in adverse impacts 

for amenity arising from noise.  
 
The proposals would have an acceptable impact on the surrounding highway network, and it is recognised that 

the site lies within a highly sustainable location for employment purposes – measures are included within the 
scheme, or will be secured by condition, to facilitate and promote the use of active travel methods . The potential 



  

adverse impacts which could arise from overspill parking into surrounding residential streets may be suitably 

mitigated by way of implementation of a residents’ parking scheme, which would be funded by a financial 
contribution from the developer. 
 

Although the development results in the loss of a number of existing trees across the site, the proposals to plant 
317 individual trees (including semi-mature species), together with 1,328 trees within extensive ‘Native Woodland 
Mix’ planting, is considered to provide satisfactory mitigation and the development would deliver a measurable 

net gain for biodiversity. 
 
The development would result in the remediation of a site which has been subject to numerous contaminative 

land uses across recorded years, with potential risks to human health and controlled waters suitably mitigated by 
way of recommended conditions. The proposed surface water drainage proposals will result in a betterment in 
comparison to the existing situation, with final detail to be reserved by condition. The development would have an 

acceptable impact on air quality, subject to mitigation which is to be secured by conditions.  The application 
demonstrates that due consideration has been given to matters of energy consumption and sustainability, 
including integration of low and zero-carbon technologies including solar PV panels and air source heat pumps.  

 
The residual impacts of the development can be suitably addressed and mitigated by way of the recommended 
conditions and the planning obligations to be secured by way of a S106 legal agreement. The proposals are 

therefore considered to comprise sustainable development and are recommended for approval. 
 
Recommendation 

 
That planning permission be granted, subject to the following Schedule of Conditions, and that: 
 

I. The City Solicitor be authorised to enter into a legal obligation under Section 106 of the Town and Country  
Planning Act 1990 to secure the following heads of terms: 

a) A commuted sum of £40,000 to be directed towards re-surfacing and improvement of Public Right 
of Way Eccles Definitive Footpath 41; 

b) A commuted sum of £47,000 to be directed towards the implementation of a resident permit 

parking scheme on Irwell Avenue, Davis Street, Garden Street and Boardman Street ; and 
c) A £1,305 monitoring fee. 

 

II. That the applicant be informed that the Council is minded to grant planning permission, subject to the 
Schedule of 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 
Schedule of Conditions stated below) on completion of the above-mentioned legal obligation. 

 

Schedule of 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 herby permitted shall be carried out in accordance with the following approved plans:  
 

Drawing Title Drawing No. Rev. 

Site Layout 

Proposed Masterplan 7369 - SMR - 02 - ZZ - DR - A - 2905 - S4 P11 

Proposed Site Plan 7369 - SMR - 02 - ZZ - DR - A - 2903 - S4 P14 

Proposed Site Phasing Plan 7581 - SMR - 02 - ZZ - DR - A - 2913 – S3 P3 

Floor / Roof Plans 

Unit 1 Proposed Floor Plans 7369 - SMR - 02 - ZZ - DR - A - 2920 - S4 P3 

Unit 1 Roof Plan 7369 - SMR - 02 - ZZ - DR - A - 2921 - S4 P2 

Units 2 – 4 Proposed Floor Plans 7369 - SMR - 02 - ZZ - DR - A - 2930 - S4 P3 

Units 2 – 4 Proposed Roof Plan 7369 - SMR - 02 - ZZ - DR - A - 2931 - S4 P2 

Unit 5 Proposed Ground Floor Plan 7369 - SMR - 02 - GF - DR - A - 2940 - S4 P2 

Unit 5 Proposed First Floor Plan 7369 - SMR - 02 - 01 - DR - A - 2941 - S4 P2 



  

Unit 5 Proposed Second Floor Plan 7369 - SMR - 02 - 02 - DR - A - 2942 - S4 P2 

Unit 5 Proposed Roof Plan 7369 - SMR - 02 - ZZ - DR - A - 2943 - S4 P2 

Unit 6 Proposed Ground Floor Plan 7369 - SMR - 02 - ZZ - DR - A - 2950 - S4 P2 

Unit 6 Proposed First Floor Plan 7369 - SMR - 02 - ZZ - DR - A - 2951 - S4 P3 

Unit 6 Proposed Roof Plan 7369 - SMR - 02 - ZZ - DR - A - 2952 - S4 P2 

Unit 7 Proposed Ground Floor Plan 7369 - SMR - 02 - GF - DR - A - 2960 - S4 P2 

Unit 7 Proposed First Floor Plan 7369 - SMR - 02 - 01 - DR - A - 2961 - S4 P2 

Unit 7 Proposed Roof Plan 7369 - SMR - 02 - ZZ - DR - A - 2962 - S4 P2 

Elevations / Sections 

Proposed Site Sections 7369 - SMR - 02 - ZZ - DR - A - 2911 - S4 P2 

Unit 1 Proposed Elevations 7369 - SMR - 02 - ZZ - DR - A - 2922 - S4 P2 

Unit 1 Proposed Sections 7369 - SMR - 02 - ZZ - DR - A - 2923 - S4 P2 

Units 2 – 4 Proposed Elevations 7369 - SMR - 02 - ZZ - DR - A - 2932 - S4 P3 

Units 2 – 4 Proposed Sections 7369 - SMR - 02 - ZZ - DR - A - 2933 - S4 P2 

Unit 5 Proposed Elevations 7369 - SMR - 02 - ZZ - DR - A - 2944 - S4 P2 

Unit 5 Proposed Sections 7369 - SMR - 02 - ZZ - DR - A - 2945 - S4 P1 

Unit 6 Proposed Elevations 7369 - SMR - 02 - ZZ - DR - A - 2953 - S4 P2 

Unit 6 Proposed Sections 7369 - SMR - 02 - ZZ - DR - A - 2954 - S4 P2 

Unit 7 Proposed Elevations 7369 - SMR - 02 - ZZ - DR - A - 2963 - S4 P2 

Unit 7 Proposed Sections 7369 - SMR - 02 - ZZ - DR - A - 2964 - S4 P2 

Proposed Cycle and Smoking Shelter Details 7581 - SMR - 00 - ZZ - DR - A - 2912 - S4 P1 

Landscaping 

Planting Plan Overview 7428.PP.5.0 B 

Planting Plan 1 of 8 7428.PP.5.1 B 

Planting Plan 2 of 8 7428.PP.5.2 B 

Planting Plan 3 of 8 7428.PP.5.3 B 

Planting Plan 4 of 8 7428.PP.5.4 B 

Planting Plan 5 of 8 7428.PP.5.5 B 

Planting Plan 6 of 8 7428.PP.5.6 B 

Planting Plan 7 of 8 7428.PP.5.7 B 

Planting Plan 8 of 8 7428.PP.5.8 B 

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

 
3. No development shall take place (including any demolition, site clearance or ground preparation works) until 

a Construction Management Plan (CMP), which shall include for the following, has been submitted to and 

approved in writing by the Local Planning Authority: 
(a) The hours for construction activities on site; 
(b) The parking of vehicles of site operatives and visitors; 

(c) Loading and unloading of plant and materials; 
(d) Storage of plant and materials using in constructing the development; 
(e) The erection and maintenance of security hoardings including decorative displays and facilities for 

public viewing, where appropriate; 
(f) Measures to prevent the deposition of dirt on the public highway, including wheel washing facilities; 
(g) Measures to control the emission of dust and dirt during construction;  

(h) Measures to minimise disturbance to any neighbouring occupiers from noise and vibration, including 
from any piling activity;  

(i) Hours for and means of access of delivery and construction vehicles; and 

(j) Measures for the protection of the Manchester Ship Canal from accidental spillages, dust and debris.  
 
The duly approved Construction Management Plan shall be adhered to throughout the construction period.  

 
Reason: In the interests of the amenities of the area, the amenities of surrounding residents, the safety and 
free flow of highway uses, and to protect the integrity of the adjacent Wildlife Corridor in accordance with 

Policies DES1, DES7, A2, A8, EN9 and EN17 of the City  of Salford Unitary Development Plan and the 
National Planning Policy Framework. 
 



  

Reason for pre-commencement condition: The proposals require site clearance, ground works and 

engineering works; an understanding of protection measures is required in advance of such works. 
 

4. No development shall take place (including any demolition, site clearance or ground preparation works) until 

such time as a detailed method statement for the removal or long-term management/eradication of invasive 
plant species on the site has been submitted to and approved in writing by the Local Planning Authority. 
Development shall thereafter be carried out in accordance with the duly approved method statement. 

 
Reason: In the interests of ensuring the satisfactory treatment and disposal of invasive plant species and in 
accordance with Policies ST13 and EN12 of the City of Salford Unitary Development Plan and the National 

Planning Policy Framework. 
 
Reason for pre-commencement condition: Demolition and construction activity increases the risk of invasive 

species spreading. 
 

5. No development shall take place (including any demolition, site clearance and ground preparation works) until 

a Tree Protection Plan and Arboricultural Method Statement, in accordance with BS:5837:2012 “Trees in 
relation to design, demolition and construction: Recommendations” and substantially in accordance with the 
submitted Arboricultural Impact Assessment (Delta-Simons ref. 20-1601.07 Issue 1, dated 19 October 2021),  

have been submitted to and approved in writing by the Local Planning Authority. 
 
No development (including works of demolition, site clearance and ground preparation works) shall take place 

until such time as the duly approved protective measures have been installed in accordance with the approved 
detail; the protective measures shall be retained throughout the period of construction and no activity 
prohibited by BS:5837:2012 shall take place within such protective fencing during the construction period.  

The development shall be undertaken in accordance with the duly approved Arboricultural Method Statement.  
 
Reason: In the interests of protecting retained trees and ensuring best practice arboricultural management in 

accordance with Policy EN12 of the City of Salford Unitary Development Plan, Policies TD4 and TD5 of the 
Trees and Development SPD, and the National Planning Policy Framework. 
 

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

 

6. No development, except for works of demolition, shall take place until full details of existing and proposed 
finished site levels and proposed finished floor levels for the buildings hereby approved, relative to off-site 
datum point(s) and substantially in accordance with the submitted plan ‘Preliminary Site Levels and Contours’ 

ref. 5013361 RDG XX ST PL C 0060 rev. P1, have been submitted to and approved in writing by the Local 
Planning Authority. The development shall be undertaken in accordance with the duly approved details. 
 

Reason: In the interests of visual amenity and the amenity of neighbouring occupiers in accordance with 
Policies DES1 and DES7 of the City of Salford Unitary Development Plan and the National Planning Policy 
Framework. 

 
7. No development, except for works of demolition, shall take place until such time as an updated Phase II site 

investigation report has been submitted to and approved in writing by the Local Planning Authority. The 

investigation shall address the nature, degree and distribution of land contamination on site and shall include 
an identification and assessment of the risk to receptors focusing primarily on risks to human health, 
groundwater and the wider environment.  

 
Should unacceptable risks be identified, no development (except for works of demolition) shall take place until 
such time as a contaminated land remediation strategy has been submitted to and approved in writing by the 

Local Planning Authority. The development shall thereafter be carried out in full accordance with the duly 
approved remediation strategy. 
 

Piling using penetrative methods shall not be carried out other than with the written consent of the Local 
Planning Authority, in consultation with the Environment Agency, pursuant to the provisions of this condition.  
 



  

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

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

 

8. No works for the demolition of Buildings 3 and 5, as defined on the submitted Phase 1 Habitat Survey Plan 
ref. 20-1601.03 Figure No. 2 dated 3 November 2021 within the submitted Preliminary Ecological Appraisal 
(Delta-Simons ref. 20-1601.03 Issue 2 dated 3 November 2021), shall take place until such time as a repeat  

survey for the presence of bats on those parts of the site and surrounding suitable habitats, together with 
associated mitigation/compensation measures as necessary, has been submitted to and approved in writing 
by the Local Planning Authority. The development shall be carried out in accordance with any duly approved 

mitigation/compensation measures, where required. 
 
Reason: In the interests of mitigating risk to protected species in accordance with Policy ST13 of the City of 

Salford Unitary Development Plan and the National Planning Policy Framework. 
 
9. (a) No above ground works shall take place until such time as a detailed and final strategy for the drainage of 

surface and foul water from the development has been submitted to and approved in writing by the Local 
Planning Authority, in consultation with the Environment Agency.  
 

The strategy shall be substantially based on the submitted Flood Risk Assessment and Drainage Strategy 
(Ridge ref. 5013361 version P2 dated 11 October 2021) and shall have regard to the contaminated land 
remediation strategy approved pursuant to Condition 7 of this permission. The surface water discharge rate 

from the development shall be restricted to a maximum of 150 l/s. 
 
The duly approved drainage strategy shall be implemented prior to first use of the development hereby 

approved unless alternative timescales have been agreed in writing with the LPA as part of the strategy. 
 
(b) No part of the development shall be brought into use until a sustainable drainage management and 

maintenance plan for the lifetime of the development has been submitted to and approved in writing by the 
Local Planning Authority. The sustainable drainage management and maintenance plan shall include as a 
minimum: 

(i) Arrangements for adoption by an appropriate public body or statutory undertaker, or, management 
and maintenance by a management company; and 

(ii) Arrangements for inspection and ongoing maintenance of all elements of the sustainable drainage 

system to secure the operation of the surface water drainage scheme throughout its lifetime.  
 
The development shall subsequently be maintained and managed in accordance with the duly approved plan.  

 
Reason: To prevent an increased risk of flooding as a result of the development, and to ensure satisfactory 
disposal of surface and foul water from the site in accordance with Policies EN17, EN18 and EN19 of the City 

of Salford Unitary Development Plan and the following documents: 

 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; 

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

10.  No above ground works shall take place until such time as a detailed ground gas protection measures scheme 

for the development has been submitted to and approved in writing by the Local Planning Authority.  The 
scheme shall be in accordance with BS8485:2015 “Code of practice for the design of protective measures for 
methane and carbon dioxide ground gases for new buildings” and based on the findings of the submitted 

Geo-Environmental Assessment, September 2021, Ref: 20.1601.08.  The development shall thereafter be 
undertaken in accordance with the duly approved scheme. 
 



  

Reason: 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. 
 

11.  No above ground works shall take place until such time as a detailed scheme for the design and layout 
(including but not limited to detail of visibility splays, provision of tactile paved dropped kerbs, proposed road 
alignment and markings, and detail of proposed/existing footways) of the vehicle, pedestrian and cyclist 

access/egress from/to Lankro Way has been submitted to and approved in writing by the Local Planning 
Authority. The scheme shall include provision of a continuous minimum 2m-wide footway between the site 
entrance and the existing footway on the north side of Lankro Way, and shall provide appropriate 

access/egress to/from the site for cyclists using the segregated cycle facilities along Lankro Way to be 
approved pursuant to the provisions of Condition 13 of this permission. 
 

The development shall thereafter be undertaken in accordance with the duly approved scheme and the 
access/egress made fully available for use prior to first occupation of the development.  
 

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

 
12.  Notwithstanding any description of materials in the application and on the approved plans, no above ground 

works shall take place until such time as samples and full details of materials to be used externally on the 

buildings hereby approved 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. 
 

13.  No part of the development shall be occupied until such time as a detailed scheme for the design, layout and 

specification of new segregated cycle facilities along Lankro Way connecting to the existing cycle facilities at 
the junction of Centenary Way, Gilda Brook Road and Lankro Way and the entrance to the development site 
(to be approved pursuant to the provisions of Condition 11 of this permission), and incorporating the closure 

and re-purposing of the redundant lay-by to the south side of Lankro Way, has been submitted to and 
approved in writing by the Local Planning Authority. The scheme shall include a review of street lighting 
provision along Lankro Way and, where necessary, the detailed design and specification of upgraded lighting 

to be provided within the package of works. The scheme shall also include provision of new signage directing 
users of the new cycle facilities towards National Cycle Route 55, to the north of the site, and a detailed 
timetable for the implementation and completion of the works. 

 
The works shall be implemented in full in accordance with the duly approved details, and in accordance with 
the duly approved timetable. 

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

Policy Framework. 
 

14.  No part of the development shall be occupied until such time as a detailed scheme for the re-design and 

adaptation of the existing area of hardstanding and grass verge located between Alma Street and Irwell 
Grove/The Grove, to better facilitate pedestrian and cycle connectivity to the adjacent approved site 
access/egress point, has been submitted to and approved in writing by the Local Planning Authority. The 

scheme shall include a detailed timetable for the implementation and completion of the works.  
 
The works shall be implemented in full in accordance with the duly approved details, and in accordance with 

the duly approved timetable. 
 
Reason: In the interests of highway safety and ensuring safe and suitable access and egress in accordance 

with Policies ST5, DES2, A2 and A8 of the City of Salford Unitary Development Plan and the National Planning 
Policy Framework. 



  

 

15.  Pursuant to the provisions of Conditions 7 and 10 of this permission, no part or phase of the development 
shall be occupied until such time as a verification report, which validates that all remedial works undertaken 
on site relevant to that part or phase of the development were completed in accordance with those agreed 

with the Local Planning Authority, has been submitted to and approved in writ ing 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. 

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

biodiversity enhancement measures within the site (including, but not limited to, provision of bird and bat 

boxes and hibernacula) substantially in accordance with the recommendations of the submitted Preliminary  
Ecological Appraisal (Delta Simons ref. 20-1601.03 Issue 2 dated 3 November 2021) has been submitted to 
and approved in writing by the Local Planning Authority.  

 
Each unit shall not be first occupied until such time as the biodiversity enhancement measures within or within 
landscaped areas immediately adjacent to the boundary of that unit plot have been installed in accordance 

with the duly approved scheme.  
 
Reason: In the interests of mitigating ecological impacts of the development and delivering a measurable 

biodiversity net gain in accordance with Policies ST13 and EN12 of the City of Salford Unitary Development 
Plan and the National Planning Policy Framework. 
 

17.  No part of the development shall be occupied until such time as details of the type, siting, design and materials 
to be used in the construction of boundaries, screens and retaining walls have been submitted to and 
approved in writing by the Local Planning Authority.  

 
The detailed scheme of boundary treatments shall include provision of acoustic barriers as per the mitigation 
measures recommended within the submitted Noise Impact Assessment (Delta-Simons, ref. 20-1601-06 

Issue 4, dated 22 February 2022). 
 
No part of the development shall be brought into use until such time as the acoustic barrier to the south of 

Irwell Avenue has been installed in accordance with the duly approved detail. No part of Unit 5 shall be brought  
into use until such time as the acoustic barrier to the Unit 5 service yard has been installed in accordance with 
the duly approved detail. 

 
No part or phase of the development shall be first occupied until such time as the boundary treatments to that 
part or phase have been erected in accordance with the duly approved details.  

 
All structures required to be installed by virtue of the provisions of this condition shall be retained and 
maintained as per the approved specifications thereafter. 

 
Reason: In the interests of visual and neighbour amenity and in compliance with Policies DES1, DES10 and 
EN17 of the City of Salford Unitary Development Plan and the National Planning Policy Framework.  

 
18.  No part or phase of the development shall be occupied until such time as a Noise Management Plan (NMP) 

for that part or phase has been submitted to the Local Planning Authority and approved in writing. The NMP 

shall include measures to reduce the potential for noise from the service yards to cause an adverse impact 
on neighbouring properties, and shall identify all sources of potential noise and detail measures to eliminate 
or reduce noise so that there is no significant adverse impact on neighbouring properties. Each part or phase 

of the development shall be operated in accordance with the relevant duly approved NMP(s) at all times. 
 
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. 
 

19.  The landscaping works shown on the approved plans shall be carried out in accordance with the approved 

details, and in accordance with the phasing shown on plan ref. 7581 - SMR - 02 - ZZ - DR - A - 2913 – S3 – 
P3. 



  

 

No above ground works shall take place within Phases 5, 6, 7 and 8 until such time as the landscaping works 
within Phases 3 and 4, including provision of the pedestrian/cycle link to Irwell Grove/The Grove, have been 
completed in accordance with the approved details and the pedestrian/cycle link made available for use. 

 
No above ground works shall take place within Phases 7 and 8 until such time as the pedestrian link to Irwell 
Avenue within Phase 6 has been completed and made available for use.  

 
Each unit shall not be first occupied until such time as all landscaping works within the phase within which the 
unit is located have been completed in accordance with the approved details.  

 
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: In the interests of visual amenity, delivering a measurable biodiversity net gain and mitigating the 
impacts of the loss of existing trees on site in accordance with Policies DES1, DES9, ST13 and EN12 of the 
City of Salford Unitary Development Plan and the National Planning Policy Framework. 

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

lighting has been submitted to and approved in writing by the Local Planning Authority.  The scheme shall 

include detail and specification of all elements of external lighting including, but not limited to, highway lighting, 
pedestrian/cycle and amenity area lighting and external security/personnel lighting. The scheme shall accord 
with the provisions of the Institute of Lighting Professionals guidance (01/21 ‘Guidance Note 1 for the reduction 

of obtrusive light’ and 08/18 ‘Bats and artificial lighting in the UK’). 
 
No unit shall be first occupied until such time as the external lighting to that unit plot has been installed in 

accordance with the duly approved scheme. Only external lighting as approved pursuant to the provisions of 
this condition shall be installed on site. 
 

Reason: In the interests of mitigating the potential impact of artificial light sources on protected and priority 
species and in the interests of the amenity of neighbouring occupiers in accordance with Policies ST13, DES7, 
EN8, EN9, EN12 and EN17 of the City of Salford Unitary Development Plan and the National Planning Policy 

Framework. 
 

21.  Each unit shall not be occupied until such time as a detailed scheme for the provision of Electric Vehicle 

charging infrastructure within that part or phase of the development has been submitted to and approved in 
writing by the Local Planning Authority.  
 

The scheme(s) shall include for a minimum of 10% of spaces at each unit to be provided with a dedicated 
charge point; in addition, a minimum of 20% of spaces at each unit shall be provided with appropriate ducting 
infrastructure to facilitate future provision of charge points. 

 
The duly approved infrastructure shall be fully implemented, and the charging infrastructure made available 
for use, prior to first occupation of the relevant part or phase 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. 
 

22.  No unit shall be first occupied until such time as the secure cycle shelter(s) relevant to that unit, as shown on 
plan ref. 7581 - SMR - 00 - ZZ - DR - A - 2912 - S4 - P1, have been installed and made available for use in 
accordance with the approved detail; the cycle shelters shall be retained and maintained as installed 

thereafter. 
 
Reason: In the interests of encouraging sustainable travel in accordance with Policies ST14 and A2 of the 

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



  

23.  No part of the development shall be occupied until such time as a detailed scheme for the specification and 

design of motorcycle anchor points, to be provided to the motorcycle parking bays shown on the approved 
site plan (ref. 7369 - SMR - 02 - ZZ - DR - A - 2903 - S4 – P14), has been submitted to and approved in writing 
by the Local Planning Authority. No unit shall be first occupied until such time as the motorcycle anchor points 

relevant to that unit have been installed in accordance with the duly approved detail. 
 
Reason: In the interests of providing secure motorcycle parking and reducing opportunities for crime in 

accordance with Policies A10 and DES10 of the City of Salford Unitary Development Plan and the National 
Planning Policy Framework. 
 

24.  Each unit shall not be occupied until such time as the car parking, servicing and other vehicular access 
arrangements shown on the approved plans relevant to access/egress for that unit have been competed in 
accordance with the approved detail and made fully available for use. 

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

Policy Framework. 
 

25.  Each unit shall not be occupied until such time as full detail and specification of the solar photovoltaic panels 

and air source heat pumps to be installed at that unit have been submitted to and approved in writing by the 
Local Planning Authority. 
 

No unit shall be first occupied until such time as the solar photovoltaic panels and air source heat pumps 
relevant to that unit have been installed in accordance with the duly approved detail.  
 

Reason: In the interests of reducing the impact of the development on the environment, particularly in terms 
of climate change, in accordance with Policies ST14 and EN22 of the City of Salford Unitary Development 
Plan and the National Planning Policy Framework.  

 
26.  Notwithstanding any detail shown on the plans hereby approved, no unit shall be occupied until such time as 

details of shower and changing facilities within that unit have been submitted to and approved in writing by 

the Local Planning Authority. No part of each unit shall be occupied until such time as the duly approved 
facilities within that unit have been constructed and made available for use; the facilities shall be retained and 
made available for their intended use thereafter. 

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

 
27.  No part of the development shall be occupied until such time as  a scheme and schedule of landscape 

management and maintenance for the lifetime of the development, including arrangements for its 

implementation, has been submitted to and approved in writing by the Local Planning Authority. The scheme 
shall be substantially based on the submitted ‘Landscape Management Plan’ (Aspect Landscape Planning 
ref. 7428.LMP.001 dated January 2022), but shall be based on the final detailed landscape plans hereby 

approved and shall include provision for management and maintenance of landscaped areas provided in the 
interests of Biodiversity Net Gain for a minimum period of 30 years from the date of first occupation of the 
development. The management and maintenance of the development shall thereafter be carried out in 

accordance with the duly approved scheme/schedule. 
 
Reason: To ensure that the site is satisfactorily landscaped, and maintained as such, having regard to its 

location, the nature of the proposed development and having regard to Policies DES1, DES9 and EN12 of 
the City of Salford Unitary Development Plan and the National Planning Policy Framework.  
 

28.  No part of the development shall be occupied until such time as a Travel Information Pack/Brochure and 
details of the Travel Plan Co-ordinator have been submitted to and approved in writing by the Local Planning 
Authority. This Pack/Brochure shall detail all modes of sustainable transport available to the site including 

cycleways, footways, public transport and any other local options as well as full incentives available to 
staff/residents. The duly approved Pack/Brochure shall thereafter be issued to all staff on appointment to work 
at the development hereby permitted. 

 



  

No later than 6 months after first occupation of the development, a Full Travel Plan (FTP) shall be submitted 

to the Local Planning Authority for approval in writing. The FTP shall be substantively based on the submitted 
Framework Travel Plan (Vectos ref. VN211903 Issue 4 dated 12 August 2022) and shall include results of 
travel surveys, targets for modal shift, an action plan, FTP budget details and real incentives and measures 

to encourage use of non-car modes of travel. The duly approved FTP shall thereafter be implemented in full.  
 
Reason: In the interests of facilitating and promoting sustainable and active travel in accordance with Policies 

ST5, A2 and EN17 of the City of Salford Unitary Development Plan and the National Planning Policy 
Framework. 

 

29.  All externally mounted plant and equipment (with the exception of plant required for emergency situations 
such as standby generators, smoke extract equipment etc) associated with the development shall be 
designed so as not to exceed the following free-field noise rating levels at each location: 

 

Nearest Receptor Unit Time Period Maximum Rating Noise 
Level dB LAr,T @ 1m 

Boardman Street 5 (West Façade) 23:00 – 07:00 69 

07:00 – 23:00 71 

Garden Street 5 (North Façade) 23:00 – 07:00 62 

07:00 – 23:00 64 

The Grove 4 23:00 – 07:00 68 

07:00 – 23:00 70 

Irwell avenue 2 23:00 – 07:00 60 

07:00 – 23:00 62 

 
Noise rating levels shall be determined 1m from the nearest noise sensitive premises, in accordance with BS 
4142:2014+A1:2019 with corrections applied for any plant emitting noise of a tonal or irregular quality.  

 
Reason: In the interests of amenity in accordance with Policy EN17 of the City of Salford Unitary Development 
Plan and the National Planning Policy Framework.  

 
30.  No refuse or materials intended for recycling shall be stored externally on the site at any unit unless and until 

a detailed scheme for the provision of refuse and recycling stores at that unit 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 refuse or materials intended for recycling shall be stored only within 

the unit or within the relevant refuse and recycling store(s).  
 
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.  
 
Notes to Applicant 

 
1. Bats 

All species of bats found in the UK receive a high level of legal protection under the terms of the Wildlife & 

Countryside Act 1981 and the Conservation of Habitats and Species Regulations 2010.  Bats roost in a variety  
of places and will use cracks, crevices and holes in trees. They are mobile in their habits and can turn up in 
the most unlikely places at any time of year.  Precautions should be taken throughout works, at any time of 

year, with the possible presence of bats borne in mind.  If bats are found at any time during works, then work 
should cease immediately and advice sought from Natural England or a suitably qualified bat worker 
 

2. Birds 
The Wildlife and Countryside Act 1981 (as amended) makes it an offence (with certain limited exceptions and 
in the absence of a licence) to intentionally to kill, injure or take any wild bird, or intentionally to damage, take 

or destroy its nest whilst it is being built or is in use, or to take or destroy its eggs. Further, the Act affords 
additional protection to specific species of birds listed in Schedule 1 of the Act. In respect of these species it 
is unlawful to intentionally or recklessly to disturb such a bird whilst it is nest-building or is at or near a nest 

with eggs or young; or to disturb their dependent young.  You are therefore advised to seek the advice of a 
suitably qualified ecologist before commencing works on site.  



  

 

Demolition works should be undertaken in accordance with the precautionary working methods set out within 
the submitted Preliminary Ecological Appraisal (Delta Simons ref. 20-1601.03 Issue 2 dated 3 November 
2021). 

 
3. Hedgehog 

The applicant is reminded that, under the Wild Mammal (Protection) Act 1996 it is an offence to inflict 

unnecessary suffering to wild mammals such as hedgehogs. Planning consent does not provide a defence 
against prosecution under this Act. 
 

4. Public Rights of Way 
A public right of way (Eccles Definitive Footpath 41) sits to the north of the site. This permission does not 
authorise the closure of the public right(s) of way adjacent to the proposed development, which should at all 

times be maintained unrestricted and available for the free passage of the public.  
 

5. Land Contamination 

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.  
 

6. Gas Protection Measures 

With respect to gas protection measures the applicant’s attention is drawn to BRE 414, Protection Measures 
for Housing on Gas-Contaminated Sites.  In addition the requirements of BS8845:2015+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 Gass es 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. 
 

7. Environment Agency – Reuse of material on site  

The CLAIRE Definition of Waste: Development Industry Code of Practice (version 2) provides operators with 
a framework for determining whether or not excavated material arising from site during remediation and/or 
land development works are waste or have ceased to be waste. Under the Code of Practice:  

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

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

 some naturally occurring clean material can be transferred directly between sites.  

 
Developers should ensure that all contaminated materials are adequately characterised both chemically and 
physically, and that the permitting status of any proposed on site operations are clear. If in doubt, the 

Environment Agency should be contacted for advice at an early stage to avoid any delays.  
 
The Environment Agency recommends that developers should refer to:  

 the Position statement on the Definition of Waste: Development Industry Code of Practice and;  

 the Environmental regulations page on GOV.UK - https://www.gov.uk/topic/environmental -
management  

 

8. Environment Agency – Waste to be taken off site  
Contaminated soil that is, or must be disposed of, is waste. Therefore, its handling, transport, treatment and 
disposal is subject to waste management legislation, which includes:  

 Duty of Care Regulations 1991 

 Hazardous Waste (England and Wales) Regulations 2005 

 Environmental Permitting (England and Wales) Regulations 2017 

 The Waste (England and Wales) Regulations 2011  

 

https://www.gov.uk/topic/environmental-management
https://www.gov.uk/topic/environmental-management


  

Developers should ensure that all contaminated materials are adequately characterised both chemically and 

physically in line with relevant guidance and that the permitting status of any proposed treatment or disposal 
activity is clear. If in doubt, the Environment Agency should be contacted for advice at an early stage to avoid 
any delays. 

 
9. Environment Agency – Dewatering 

If dewatering and discharging into surface water is required during development the following Regulatory  

Position Statement would apply: ‘Temporary dewatering from excavations to surface water’: 
https://www.gov.uk/government/publications/temporarydewatering -from-excavations-to-surface-water 
 

If during development discharge into groundwater is required an assessment needs to be carried out to 
determine whether one of the groundwater exclusions exempting permit application applies: 
https://www.gov.uk/government/publications/groundwater-activity-exclusions-from-environmental-

permits/groundwater-activity-exclusions-fromenvironmental -permits 
 
If the relevant criteria cannot be complied with a permit may be required for the purposes of dewatering.  

 
10.  Environment Agency – Piling and Penetrative Ground Improvement Methods 

Piling or any other foundation designs using penetrative methods can result in risks to potable supplies from, 

for example, pollution / turbidity, risk of mobilising contamination, drilling through different aquifers, and 
creating preferential pathways. Thus, it should be demonstrated that any proposed piling will not result in 
contamination of groundwater. 

 
11.  Environment Agency – General Advice 

Approved Document Part H of the Building Regulations 2000 establishes a hierarchy for surface water 

disposal, which encourages a SUDS approach. Under Approved Document Part H the first option for surface 
water disposal should be the use of SUDS, which encourage infiltration such as soakaways or infiltration 
trenches. In all cases, it must be established that these options are feasible, can be adopted and properly  

maintained and would not lead to any other environmental problems. For example, using soakaways  or other 
infiltration methods on contaminated land carries groundwater pollution risks and may not work in areas with 
a high water table. Where the intention is to dispose to soakaway, these should be shown to work through an 

appropriate assessment carried out under Building Research Establishment (BRE) Digest 365.  
 
The report documents that numerous site investigations and remedial works have been completed on site. 

However, recent works have recorded the presence of elevated organic contamination including free phase 
product within the eastern part of the site which is attributed to the former chemical works which previously  
occupied this part of the site.  

 
Further works are recommended within section 9.4 in the Geo-Environmental Assessment report dated 
September 2021 which include targeting currently inaccessible areas on site, potential sources of 

contamination to fill in data gaps along with the preparation of Detailed Quantitative Risk Assessment (DQRA) 
to determine the risk to controlled waters and preparation of remedial strategy to mitigate any unacceptable 
risks to controlled waters.  

 
Given the complexities associated with this development in respect of controlled waters we recommend that 
detailed technical advice is sought from the Environment Agency under our charged for service to agree the 

scope of any further works that are undertaken on site and also to review the DQRA and scope of the remedial 
strategy in the longer term. Further details of our charged for planning service can be obtained by emailing 
SPPlanning.RFH@environment-agency.gov.uk.  

 
We ask that as part of any future submissions to us, a copy of the Preliminary GeoEnvironmental Risk 
Assessment dated December 2020 referred to in section 1.5 within the Geo-Environmental Assessment report  

dated September 2021 is provided. 
  

https://www.gov.uk/government/publications/temporarydewatering-from-excavations-to-surface-water
https://www.gov.uk/government/publications/groundwater-activity-exclusions-from-environmental-permits/groundwater-activity-exclusions-fromenvironmental-permits
https://www.gov.uk/government/publications/groundwater-activity-exclusions-from-environmental-permits/groundwater-activity-exclusions-fromenvironmental-permits
mailto:SPPlanning.RFH@environment-agency.gov.uk


  

 

12.  Highway Works – Section 278 and Section 38 Agreement of the Highways Act 1980 
Highway works, remedial measures and supporting Traffic Regulation Orders to be introduced in vicinity of 
the development shall include the following: 

 The works on the adopted highway will be delivered by an S278 agreement and full construction 
detail drawing should be submitted and approved by the Highway Authority;  

 Regarding to adopted carriageway and footways, any amendments to the carriageway need to be 
re-instated using similar materials; 

 Redundant access points reinstated as continuous footway, renewal of footway surrounding the 
developments; 

 Existing adopted street lighting and existing services within the footway and carriageway to be either 

diverted or protected in agreement with relevant authorities; 

 The applicant to have further discussions with the council’s traffic management team to deliver a 
suitable traffic management scheme ensures various SCC schemes can be incorporated with the 
development proposals; 

 The applicant to enter into a S278 agreement and to provide funding to facilitate associated highway 
works to for the following: 

a) To works on the adopted highway to facilitating of any new vehicular or pedestrian entrance;  

b) Redundant access points reinstated as continuous footway, renewal of footway surrounding 
the developments; 

c) Adopted carriageway and footways, any amendments to the carriageway need to be re-

instated and using similar materials. 
d) Street lighting, signage, drainage and other utility services within the footway and carriageway 

that is affected by the development must be relocated and agreed by various utility providers  

and Highway Authority. 
e) To provide SUDs and tree pits adjacent to the adopted highway this may attract a maintenance 

fee. 

f) Dilapidation Survey should be undertaken after the completion of the development to ensure 
the adopted footway and carriageway is not damaged by construction vehicles. 

 

13.  Highways – Useful Contacts 
Dilapidation Survey and Site Access: 

 Prior to ANY works commencing on site the developer shall contact John Horrocks/Pam Docksey to 

arrange a full dilapidation/Condition Survey of all adopted highways surrounding the site Tel: 0161 
603 4046/ 4006 - Mobile: 07974157474/ 07925638521 Email: John.horrocks@salford.gov.uk or 
Pam.docksey@salford.gov.uk 

 
Highway Permits/Licensing: 

 Applications for all forms of highway permits/licenses shall be made in advanced of any works being 
undertaken on the adopted highway Note: NO boundary fencing shall be erected or positioned on 

any part of the adopted highway with first seeking the relevant permits/licenses from the Local 
Highway Authority Tel: 0161 603 4046 

 

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 

 All access and egress points shall be installed BEFORE vehicles can cross the adopted highway onto 
site 

 

S278 and S38 Works:  

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

 The Developer shall contact John Proctor to arrange for the S38 element of the development. John 

Proctor: 0161 779 4894.  
 

 

mailto:John.horrocks@salford.gov.uk
mailto:Pam.docksey@salford.gov.uk

